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              Democratic Services 

           Reply to:      Amy Barnes 

           Direct Line:      (01993) 861522 

           E-mail:        amy.barnes@westoxon.gov.uk 

 
 

31 July 2020 

SUMMONS TO ATTEND 

 

 MEETING: LOWLANDS AREA PLANNING SUB-COMMITTEE  
 

 PLACE: TO BE HELD VIA VIDEO CONFERENCING BECAUSE OF SOCIAL 

DISTANCING REQUIREMENTS AND GUIDANCE (see note) 

 

 DATE: MONDAY 10 AUGUST 2020 

 

 TIME: 2:00 pm  

  

Membership of the Sub-Committee  

Councillors Ted Fenton (Chairman); Carl Rylett (Vice-Chairman); Owen Collins, 

Maxine Crossland, Harry Eaglestone, Duncan Enright, Hilary Fenton, Steve Good, 

Jeff Haine, Nick Leverton, Kieran Mullins and Harry St John 

RECORDING OF MEETINGS 

The law allows the council’s public meetings to be recorded, which includes filming as 

well as audio-recording. Photography is also permitted. 

As a matter of courtesy, if you intend to record any part of the proceedings please let 

the Committee Officer know before the start of the meeting. 

 

A G E N D A 

1. Minutes of the meeting held on 13 July 2020 (copy attached)  

 

2. Apologies for Absence and Temporary Appointments 

 

3. Declarations of Interest 

To receive any declarations of interest from Councillors relating to items to be 
considered at the meeting, in accordance with the provisions of the Council’s Local 

Code of Conduct, and any from Officers. 

4. Applications for Development (Report of the Business Manager – 

Development Management – schedule attached) 

Purpose: 

To consider applications for development, details of which are set out in the 

attached schedule. 

Recommendation(s): 

That the applications be determined in accordance with the recommendations of the 

Business Manager – Development Management. 
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5. Applications Determined under Delegated Powers, Withdrawn 

Applications; and Appeal Decisions (Report of the Business Manager – 

Development Management - copy attached) 

Purpose: 

To inform the Sub-Committee of applications either determined under delegated 

powers or withdrawn, together with an appeal decision. 

Recommendation: 

That the report be noted. 

 

 

  Giles Hughes 

  Chief Executive 

 

 

 

This agenda is being dealt with by Amy Barnes Tel: (01993) 861522  

Email: amy.barnes@westoxon.gov.uk   

 

 

Note: Councillors will be sent an invitation to the remote meeting via Cisco Webex. 

Members of the public may view the meeting via Facebook Live.  A Facebook account is 

not required. 

 

mailto:amy.barnes@westoxon.gov.uk
https://www.facebook.com/westoxfordshire/live/
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WEST OXFORDSHIRE DISTRICT COUNCIL 

Minutes of the meeting of the  

Lowlands Area Planning Sub-Committee  

held via video conferencing at 2.00pm on Monday 13 July 2020 

 PRESENT 

Councillors: Ted Fenton (Chairman), Carl Rylett (Vice Chairman), Owen Collins, 

Maxine Crossland, Duncan Enright, Hilary Fenton, Jeff Haine, Nick Leverton, Kieran Mullins 

and Alex Postan. 

Officers:  Phil Shaw (Business Manager Development Management), Abby Fettes (Interim 

Locality Lead Officer Development Management), Keith Butler (Head of Democratic 

Services) and Amy Barnes (Senior Strategic Support Officer). 

11. MINUTES 

RESOLVED: That the minutes of the meeting of the Sub-Committee held on 15 June 

2020, copies of which had been circulated, be approved as a correct record and signed by 

the Chairman. 

12. APOLOGIES FOR ABSENCE AND TEMPORARY APPOINTMENTS 

There were no apologies for absence. 

Councillor Alex Postan substituted for Councillor Harry St John. 

13. DECLARATIONS OF INTEREST 

Councillor Rylett declared an interest in application 20/01144/HHD – 58-60 Acre End 

Street, Eynsham because the applicant was known to him and he left the meeting whilst the 

item was discussed. 

14. APPLICATIONS FOR DEVELOPMENT 

The Sub-Committee received the report of the Business Manager – Development 

Management, giving details of an application for development, copies of which had been 

circulated.  

RESOLVED: That the decisions on the following applications be as indicated, the reasons 

for refusal or conditions related to a permission to be as recommended in the report of 

the Business Manager – Development Management, subject to any amendments as detailed 

below:- 

20/00375/S73 - Land At The Paddocks, Weald Street, Weald, Bampton 

The Business Manager – Development Management, Mr Shaw introduced the application 

on behalf of the case officer. 

Information contained in the Additional Representations report outlined a further 

representation from a resident, objecting to the application. 

Mr Shaw advised that the applicant had agreed to increase the number of caravans being 

occupied by Gypsy and Traveller families to four, leaving two to be sub-let. 
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Mr Shaw explained that this was an opportunity to regularise the use of the units on site 

and provide officers with a measure of control over the habitation of the caravans.  He 

noted the concerns raised by nearby residents relating to the actions for some of the 

occupiers, but reminded Members that these were not planning matters. 

Following a question from Councillor Leverton, Mr Shaw advised that it was not felt that 

the two units being sub-let constituted a business as such and had been viewed as an 

opportunity for individuals to rent accommodation at a cheaper rate than was available 

elsewhere.  With regard to the issue of precedent being set, Mr Shaw provided the analogy 

of a holiday let or a tied unit associated with a host unit and assured that officers were 

satisfied that the two sub-let units were subordinate. 

Councillor Crossland addressed Members and whilst in support of the opportunity to 

provide housing in an expensive area, she was mindful of the difficulties that were often 

linked with travelling community sites.  She noted the scheme introduced by one area who 

had entered into a contract with Thames Valley Police to employ a part time, PCSO and 

felt this could be one way of addressing local residents concerns. 

Councillor Postan was supportive of the application and felt that it was important for gypsy 

and traveller sites to be integrated into the community.  He therefore proposed that the 

application be granted as per officers’ recommendation. 

This was seconded by Councillor Leverton.   

The Officer recommendation of approval was then put to the vote and was carried and it 

was noted that four of the six units would be limited to the travelling community. 

Approved 

20/01144/HHD - 58 - 60 Acre End Street, Eynsham 

The Interim Locality Lead Officer, Mrs Fettes, introduced the application and advised that 

the proposal was before Committee because the applicant was a West Oxfordshire 

District Councillor.  The recommendation was to approve the application. 

Following a question from Councillor Enright, Mrs Fettes confirmed that the application 

would not have come to committee if the applicant was not an elected member and there 

was nothing unusual with the proposal.  A larger extension was approved last year and this 

was a reduction in size.  

Councillor Leverton felt it was a good design and in keeping with the surrounding area. 

Councillor Enright proposed that the application be granted as per officers’ 

recommendations and this was seconded by Councillor Ted Fenton. 

The Officer recommendation of approval was then put to the vote and was carried.  

Approved 

15. PUBLIC PATH DIVERSION, LAND ON STANTON HARCOURT ROAD, OLD 

STATION WAY, EYNSHAM 

The Sub-Committee considered a report from the Business Manager, Development 

Management, which sought authority for Officers to make a Public Path Diversion Order 
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under Section 257 the Town and Country Planning Act 1990 and carry out the required 

statutory consultation upon it.   

The report advised that the diversion was necessary to enable a permitted scheme for 

extension to an existing manufacturing and office building, two storey research and 

development building and two storey office building, creation of new vehicular access onto 

B4449 with associated gatehouse, provision of 316 car parking spaces, creation of 

wildflower meadow and diversion of public footpath.  

These works would not be compatible with the existing route of the right of way, however, 

the path would remain accessible and enjoyable to the public as a consequence of the 

diversion. 

The Business Manager Development Management introduced the report and explained that 

the matter was before committee as officers did not have delegated powers to authorise 

the order.  He outlined the previously approved factory extension which had resulted in 

the path needing to be rerouted and advised that officers were content with the proposal. 

Councillor Rylett stated that he knew the footpath which was well used. Although he felt it 

doubled back a bit, he was happy to see the diversion go ahead.  He proposed the officers’ 

recommendation and this was seconded by Councillor Leverton. 

RESOLVED: That the Business Manager Development Management be authorised (i) to 

make the Order and carry out public consultation, consistent with the drafted Order 

attached to the report; and (ii) to confirm the Order if it is unopposed. 

16. APPLICATIONS DETERMINED UNDER DELEGATED POWERS, APPLICATIONS 

WITHDRAWN, AND APPEAL DECISION 

The report giving details of (i) applications determined under delegated powers or 

withdrawn; and (ii) an appeal decision, was received and noted.  

 

 

The meeting closed at 2.40 pm.  

 

 

CHAIRMAN 
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WEST OXFORDSHIRE DISTRICT COUNCIL 

  

LOWLANDS AREA PLANNING SUB-COMMITTEE 

 

Date: 10th August 2020 

 

 
REPORT OF THE BUSINESS MANAGER-DEVELOPMENT MANAGEMENT 

 
 
 
 
 
 
 
 
 
 
 
 

 

 

Purpose: 

To consider applications for development details of which are set out in the following pages. 

 

Recommendations: 

To determine the applications in accordance with the recommendations of the Strategic Director. 

The recommendations contained in the following pages are all subject to amendments in the light of 

observations received between the preparation of the reports etc and the date of the meeting. 

 

List of Background Papers 

 

All documents, including forms, plans, consultations and representations on each application, but 

excluding any document, which in the opinion of the ‘proper officer’ discloses exempt information as 

defined in Section 1001 of the Local Government Act 1972.        

                                                 

Please note that: 

1. Observations received after the reports in this schedule were prepared will be summarised in a 

document which will be published late on the last working day before the meeting and available 

at the meeting or from www.westoxon.gov.uk/meetings and: 

2. A “presentations pack” containing the slides which will be referenced during the meeting will 

also be published – follow the links from www.westoxon.gov.uk/meetings 

http://www.westoxon.gov.uk/meetings
http://www.westoxon.gov.uk/meetings
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Application 

Number 

Address Page 

20/01083/FUL 1 Wesley Walk, Witney 

 

3 

20/01120/FUL Land East Of 90 High Street, Standlake 

 

9 

20/01167/FUL Prospect Cottage, Filkins 

 

19 

20/01508/FUL Manor Bungalow 41B High Street, Standlake 

 

26 
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Application Number 20/01083/FUL 

Site Address 1 Wesley Walk 

Witney 

Oxfordshire 

OX28 6ZJ 

Date 28th July 2020 

Officer Miranda Clark 

Officer Recommendations Approve 

Parish Witney Parish Council 

Grid Reference 435691 E       209856 N 

Committee Date 10th August 2020 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Alterations to include conversion of first and second floors to create six flats together with a two storey 

extension to replace single storey  extensions 

 

Applicant Details: 

Mr Somaiya, 97 Cogges Hill Rd, Witney, OX283XU 
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1  CONSULTATIONS 

 

1.1 Thames Valley Police 

Licensing Office 

Condition required 

 

 

1.2 Parish Council Witney Town Council objects to this application on the following 

grounds:- 

 The proposal is an over development of the site. The application 

is proposing to put too many flats in too small a space- flats 4 and 

6 as illustrated fall below the 61 sq m requirements for 3 bed 

spaces in 2 bedrooms and flats 2 and 4 fall below the 50sq m 

required for 2 bed spaces in 1 bedroom; 

 The Town Council has concerns about a lack of cycle storage for 

the proposed flats; 

 The Town Council objects to the loss of commercial space (the 

restaurant) and community space (the gym) 

 

1.3 OCC Highways Oxfordshire County Council, as the Local Highways Authority, 

hereby notify the District Planning Authority that they do not object 

to the granting of planning permission 

 

1.4 WODC Planning Policy 

Manager 

Advice regarding relevant Policies 

 

 

1.5 Conservation Officer Amendments to the design required 

 

1.6 WODC Drainage 

Engineers 

Further information required 

 

 

1.7 WODC Env Health - 

Lowlands 

 I am aware that there is currently a loud air inlet/extract louvre 

(pavement facade) to the commercial cafe kitchen. This does not 

appear to be ducted at high level and I for-see complaints of noise 

(flanking transmission) and odour from new residential occupiers. 

 

Can the applicant be pressed on how noise and commercial cooking 

odours from this existing extract louvre on the south facing 

facade/elevation will be appropriately addressed (filtered, silenced etc) 

in the design of the alterations and conversions? 

 

Further information from the applicant has confirmed that the extract 

will be removed. 

 

2 REPRESENTATIONS 

 

2.1  Two objections have been received.  The comments have been summarised as; 

 

2.2 For historic reasons, the Hacketts building shares a common sewer connection with Amadeus 

 Software at 11 Wesley Walk and the Methodist Church. The drain passes under the Church 

 premises and finishes in a manhole in the High Street. There have been frequent problems with 

 blockages in this manhole, and the church is the first to suffer as it backs up in our WCs. 
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2.3 Any planning consent for this project should be conditional on the Hacketts building installing its 

own direct connection to the main sewer. We also endorse the concerns of Witney Town 

Council about the small size of the flats. 

 

2.4 The drain passes under our building at Number 11 and then under the Methodist Church and 

ends up in a manhole in the High Street. There have been many problems with this drain 

blocking up and we are the first to suffer as our WCs start to back up.  I strongly suggest that 

the new flats should have their own separate connection to the mains sewer. 

 

3  APPLICANT'S CASE 

 

3.1 A Design and Access Statement has been submitted with the application.  The conclusion has 

been summarised as; 

 The existing building is not listed but lies within the Witney TC Conservation area. 

 Witney has a vibrant commercial scene with a successful mixture of the main 

 High St brands and independent retail units integrated with residential uses. 

 Adjacent properties are a mixture of commercial and residential. 

 The proposal is to retain the commercial use on the ground floor and introduce new 

residential flats into the mix. 

 The general appearance of the existing building will be maintained, and the materials used in 

the new side extension are sympathetic in their selection. 

 Following pre-application discussions, the proposal is considered acceptable in principle. 

 The building is not in a flood risk zone requiring any special measures to be taken. 

 

3.2 Further comments were received in response to the Town Council's comments.  These have 

been summarised as; 

 

3.3 Town Council Comments: 

 I think they have misread the plans as there are no 3 bed flats in the development. 

 We are not aware of area limits on flats that are being applied by WODC on conversion 

projects. 

 A combined locked Cycle & bin store is included in the application as I am sure you are 

aware. 

 There will only be a small loss of commercial space on the ground floor and the applicant 

informs me that the community space (gym) has been empty for some time due to a lack of 

anyone wanting to take over the space. 

 

3.4 Environmental Health Comments. 

 I can confirm that all the vents on the south elevation will be removed and the wall made 

good. 

 In addition, the a/c condenser units on the north elevation will also be removed. I trust this 

will mitigate the concerns raised in these comments. 

 

4  PLANNING POLICIES 

 

 OS1NEW Presumption in favour of sustainable development 

 OS2NEW Locating development in the right places 

 OS4NEW High quality design 

 EH10 Conservation Areas 
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 T4NEW Parking provision 

 H6NEW Existing housing 

 E3NEW Reuse of non residential buildings 

 E6NEW Town centres 

 EH8 Environmental protection 

 The National Planning Policy framework (NPPF) is also a material planning consideration.  

 

5  PLANNING ASSESSMENT 

 

 Background Information 

 

5.1 The application site is located within Witney's Conservation Area, Witney Town Centre, and is 

part of the secondary shopping frontage of the town centre.  The existing building is located 

within a prominent corner location within the Witan Way car park and sits within a small 

parade of existing commercial uses.  The ground floor part of the building was a cafe/restaurant 

use until recently. 

 

5.2 Taking into account planning policy, other material considerations and the representations of 

interested parties your officers are of the opinion that the key considerations of the application 

are: 

 

 Principle 

 

5.3 Witney falls into the Main Service Centre housing category within the adopted West 

Oxfordshire Local Plan.  As such new residential development is considered acceptable subject 

to the relevant criteria.  Therefore your officers consider that the principle of some form of 

residential development is acceptable. 

 

5.4 The application site also falls within the boundary of Witney Town Centre and is considered to 

be within the Secondary Shopping Frontage.  Policy E6 of the adopted West Oxfordshire Local 

Plan, states that; 

 

5.5 In recognition of the importance of complementary uses in town centres, secondary shopping 

frontages have been designated to support shops and other uses which complement the 

shopping and leisure role of town centres including cafes, restaurants and other leisure and 

cultural uses including those that support the evening economy in appropriate locations.   

 

5.6 The application proposal does not seek to change the use of the ground floor of the existing 

building.   As such your officers consider that the retention of the commercial use will support 

the existing other uses in close proximity of the application site.  In terms of the Town Council's 

comment regarding the loss of the gym/community space, your officers consider that there are 

other spaces within the town to facilitate and meet the needs of the local community. 

 

 Siting, Design and Form 

 

5.7 Since the application site is within a Conservation Area, officers are required to take account of 

section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended 

which states that, with respect to buildings or other land in a Conservation Area, special 

attention shall be paid to the desirability of preserving or enhancing the character or appearance 

of that area.  Furthermore, the paragraphs of Section 16 'Conserving and enhancing the historic 
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environment ' of the NPPF are relevant to consideration of the application.  Proposals are 

supported in Conservation Areas where they can be shown to preserve or enhance the special 

interest, character, appearance or setting of the area. In particular, the location, form and scale 

of development should be sympathetic to its surrounding context, not be detrimental to views 

within, into, or out of the area and should not harm the original curtilage or pattern of 

development within the area. 

 

5.8 Your officers consider that the details and design of the proposed conversion is generally 

acceptable.  A modest scaled extension is proposed to the side of the existing building, which 

officers consider will not adversely affect the amenity of the neighbouring building.   

 

5.9 However at the time of writing, your officers are continuing discussions with the applicant 

regarding specific fenestration details. It is considered that these will be received prior to the 

meeting and your officers will verbally update Members. 

 

5.10 In terms of the Town Council comments regarding room size, the internal floorspace of the 

proposed flats would meet the national housing standards, and your officers of the opinion that 

any future occupiers of the development would be afforded sufficient levels of amenity.  Other 

internal requirements would be dealt with via other regulations such as building control 

requirements. 

 

 Highways 

 

5.11 OCC Highways have not raised objections to the proposal.  As such your officers do not 

consider that the proposal will adversely affect highway safety issues.  Cycle parking is included 

in the proposal. 

 

 Residential Amenities 

 

5.12 Your officers do not consider that existing or proposed residential amenities will be adversely 

affected by the proposed development.  The neighbouring commercial uses are not considered 

to result in noise and disturbance to adversely affect the residential amenities of the proposed 

occupiers of the flats.  Whilst it is not clear within the application what use the ground floor 

area will be, it has been confimed by the applicant's agent that the extractor and ventilation 

system previously installed will be removed.  However if a cafe use were to accommodate this 

area in the future, then consideration as to how this use would impact upon residential 

amenities would be given by your Environmental Health officers. 

 

5.13 Comments have been received by adjacent owners of properties regarding the drainage 

arrangements.  At the time of writing the report your officers are awaiting a Flood Risk 

Assessment as the existing building falls within Flood Zone 2 and further details regarding 

surface water arrangements.  Your officers will verbally update Members regarding this issue at 

the meeting. 

 

 Conclusion 

 

5.14 Your officers consider that the proposed conversion of the upper floors of the existing building 

complies with the relevant housing policies of the adopted West Oxfordshire Local Plan.  The 

application site is located within a sustainable town centre location. 
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5.15 Whilst your officers are awaiting further information at the time of writing the report, your 

officers are expecting to recommend approval of the application, and as such officers have 

included suggested conditions.  However your officers will verbally update Members at the 

meeting with any additional information and suggested conditions. 

 

6  CONDITIONS 

 

1.   The development hereby permitted shall be begun before the expiration of three years from the 

date of this permission. 

 REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act 

1990 as amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 

 

2.   That the development be carried out in accordance with the approved plans listed below. 

 REASON: For the avoidance of doubt as to what is permitted. 

 

3.   Before above ground building work commences, a schedule of materials (including samples) to 

be used in the elevations of the development shall be submitted to and approved in writing by 

the Local Planning Authority. The development shall be constructed in the approved materials. 

 REASON: To safeguard the character and appearance of the area.   

 

4.   Prior to commencement of above ground works, an application shall be made for Secured by 

Design accreditation on the development hereby approved. The development shall be carried 

out in accordance with the approved details, and shall not be occupied or used until 

confirmation of SBD accreditation has been received by the Local Planning Authority. 

 REASON: To ensure an accessible and safe environment. 
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Application Number 20/01120/FUL 

Site Address Land East Of 

90 High Street 

Standlake 

Oxfordshire 

Date 28th July 2020 

Officer Miranda Clark 

Officer Recommendations Approve 

Parish Standlake Parish Council 

Grid Reference 439362 E       202873 N 

Committee Date 10th August 2020 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Erection of two detached dwellings and associated operations. 

 

Applicant Details: 

Mr Maximilian and Alexander Stephenson 

C/o Agent 
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1  CONSULTATIONS 

 

1.1 OCC Highways No objection subject to conditions 

 

1.2 WODC Drainage 

Engineers 

Additional information required 

 

 

1.3 Biodiversity Officer Conditions 

 

1.4 Newt Officer Conditions 

 

1.5 ERS Env. Consultation 

Sites 

I have looked at the application in relation to contaminated land and 

potential risk to human health. Review of the records we hold suggest 

that the site has remained undeveloped over time. There appears to 

be an area of unknown filled ground approximately 100 meters to the 

north west of the site. This appears to have been infilled prior to the 

1980s. There also appears to be a garage located approximately 60m 

to the south west of the site. We have previously provided comment 

on a former application for the site which highlighted the use of the 

site for horse grazing and farming. Given the former agricultural use 

of the site please consider adding a condition to any grant of 

permission.  

 

1.6 Thames Water No Comment Received 

 

1.7 Conservation Officer No Comment Received 

 

1.8 WODC Planning Policy 

Manager 

No Comment Received 

 

 

1.9 Parish Council Standlake PC objects to the proposal on the following grounds: 

The proposal fails to provide a good balanced mix of property types 

and sizes needed to provide an appropriate balance of dwelling types 

and for the development to be of a character that is appropriate for 

its location, in the interests of creating sustainable communities. The 

proposal is therefore contrary to Policy H4 of the adopted West 

Oxfordshire Local Plan and relevant paragraphs of the NPPF.  

 

2  REPRESENTATIONS 

 

2.1  8 letters of objection have been received.  The comments summarised as ; 

 

 Too many large houses already. 

 The drive out onto the High Street is dangerous as it is on a corner.  

 Overlooking 

 Flooding 

 Effects on local ecology need to be evaluated more fully. 

 Notably all the supporting comments on this application are either from immediate 

neighbours in similarly sized houses or from people who want to build or buy one of these 2 

plots. 
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 Loss of green field 

 Need green spaces for the wild and plant life. We also need green spaces to take up surface 

water. Green spaces are important in a village. 

 The proposed development is out of character for the area. 

 

2.2 8 letters of support.  The comments summarised as; 

 Would like to purchase one of the plots as a self build from the landowner. 

 Issues raised by the planning officer on the last refuse application have now been addressed.  

 I understand from the Parish Councils website it is not a problem with the number of 

houses on the system.  It is a problem of the exiting drains leaking when the water table is 

high.  

 Very keen to purchase Plot 1. 

 The style of the houses and proposed materials are in keeping with the surrounding 

properties and would blend well into the local area. 

 Having this house to build would give us the future work we really on to stay in business. 

 Both houses already have potential purchasers even before the planning application had been 

submitted. This in itself demonstrates the need for this type of housing in Standlake. 

 This land is currently wasteland, unkempt and an eyesore in the village.  

 The proposed development compliments the recent redevelopment of the area known as 

131 to 145 Abingdon Road. 

 Pleased to see that ecology forms part of the development design. 

 

 

3  APPLICANT'S CASE 

 

3.1 The conclusion of the submitted Planning Statement has been summarised as; 

 

 The proposed development is located within the village of Standlake and represents 

sustainable development, compliant with housing location policies H2 and OS2. 

 The scheme will meet identified housing need and will boost the delivery of windfall sites in 

the sub-area; which is supported by both local and national policy. 

 A need exists for larger family dwellings, evidenced both by the Council's SHMA and a 

desire locally to purchase the dwellings off plan. The application addresses Policy H4 by 

delivering part of the mix for the District, and should not be assessed in isolation. 

 The application is submitted in a focused and direct response to the refusal of a scheme for 

3 dwellings, removing one of the houses and loosening up the whole feel and character of 

the site. 

 Development of the site will not result in the loss of important open space or land of 

amenity value. Views through the site are very limited but retained through the middle by 

the sensitive siting of the dwellings. 

 The proposal represents a well-planned development that accords with the linear form of 

buildings in the locality. 

 It is a landscape led scheme that seeks to retain and enhance the value of the trees on the 

site. 

 An existing access will be utilised with existing visibility acceptable in both directions. No 

changes to frontage trees is required. 

 There are no identified heritage impacts - any that are alleged to exist would be outweighed 

by the public benefits of the proposal. 
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3.2 The conclusion of the submitted Design and Access Statement has been summarised as; 

 

 The proposed application for two detached dwellings presents an exciting opportunity to 

provide two modest family homes in a sustainable location. This proposal demonstrates the 

intention of using extremely high quantity vernacularly materials, coherent design philosophy 

and sustainable design methodologies throughout. 

 The size, scale and bulk of the scheme are entirely appropriate and akin to its context while 

in keeping and respecting the neighboring properties. Its believed that the retention of the 

existing planting belt to the front of the site and the dwellings being well set back from the 

road present the opportunity for the dwellings to go unnoticed, creating an attractive, 

verdant and spacious feel. 

 Furthermore, the proposed remedial works to the existing trees and hedging present's an 

opportunity to increase their longevity and also supplementing these with additional planting 

increasing the sites ecological value. 

 

4  PLANNING POLICIES 

 

 OS2NEW Locating development in the right places 

 OS3NEW Prudent use of natural resources 

 H4NEW Type and mix of new homes 

 EH11 Listed Buildings 

 OS4NEW High quality design 

 T4NEW Parking provision 

 The National Planning Policy framework (NPPF) is also a material planning consideration.  

 

5  PLANNING ASSESSMENT 

 

 Background Information 

 

5.1 The application site is located within Standlake.  The site is not within a Conservation Area, but 

is adjacent to Listed Buildings, the nearest at 90 High Street.  The current use of the application 

site is paddock land and forms an open area of land between the Listed dwelling and the start of 

the more mature dwellings to the East of the application site.  Opposite the site are more 

modern dwellings, set back from High Street, and a Listed public house, The Black Horse and its 

associated car park. 

 

5.2 PLANNING HISTORY 

 20/00214/FUL - Erection of three detached dwellings - Refused 

 

5.3 REASON 

 By reason of the proposed scale, positioning, layout, design and siting, the proposed 

development would not form a logical complement to the existing pattern of development 

and would result in an adverse urbanising impact to the loosely developed character of this 

part of High Street which contributes to the general layout of the streetscene.  The 

proposed layout will result in a cramped form of development. 

 The proposed development is therefore considered to be contrary to Policies OS2, OS4  

and EH4 of the adopted West Oxfordshire Local Plan, the West Oxfordshire Design Guide, 

the National Design Guide and relevant paragraphs of the NPPF. 

 

5.4 This revised application is seeking planning consent for two detached dwellings. 
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5.5 Taking into account planning policy, other material considerations and the representations of 

interested parties your officers are of the opinion that the key considerations of the application 

are: 

 

 Principle 

 

5.6 Standlake is categorised as a Village within the relevant housing policies of the adopted West 

Oxfordshire Local Plan.  The villages are suitable for limited development which respects the 

village character and local distinctiveness and would help to maintain the vitality of these 

communities.  As part of this policy, Policy OS2 of the adopted West Oxfordshire Local Plan, 

there are general principles which all development should: 

 Be of a proportionate and appropriate scale to its context having regard to the potential 

cumulative impact of development in the locality; 

 Form a logical complement to the existing scale and pattern of development and/or the 

character of the area; 

 Be compatible with adjoining uses and not have a harmful impact on the amenity of existing 

occupants; 

 As far as is reasonably possible protect or enhance the local landscape and the setting of the 

settlement/s; 

 Not involve the loss of an area of open space or any other feature that makes an important 

contribution to the character or appearance of the area; 

 Be provided with safe vehicular access and safe and convenient pedestrian access to 

supporting services and facilities; 

 Not be at risk of flooding or likely to increase the risk of flooding elsewhere; 

 

5.7 Given the built form character of this part of the High Street, adjacent to the application site, 

where there sits detached dwellings in large plots, and the reduction in the number of the 

proposed dwellings,  your officers consider that on balance the proposed development forms a 

logical complement to the existing scale and pattern of development and to the character of the 

area.  

 

 Siting, Design and Form 

 

5.8 Whilst the proposed design of the dwellings do not follow the existing appearance of the 

dwellings along this part of High Street, officers do not have any significant objection to the 

proposed appearance or the use of materials proposed for the dwellings and associated garages.   

 

5.9 However whilst the applicant has reduced the scheme from the three originally proposed 

dwellings to two dwellings, (one 4 bedroom dwelling, and the other 5 bedroom) both dwellings 

are still considered to be sizeable in terms of massing and how they are sited using the whole 

width of the site.   As such your officers are, at the time of writing,  discussing ways to reduce 

the massing with the applicant.  It is anticipated that revised plans will be received prior to the 

meeting, where your officers will verbally update Members. 

 

 Heritage Assets 

 

5.10 As the site is within close proximity to a number of listed buildings, in accordance with Section 

66 (I) of the Planning (Listed Buildings and Conservation Areas) Act as amended, the local 

planning authority shall have special regard to the desirability of preserving the buildings setting 
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or any features of special architectural or historic interest which it possesses. It is considered 

that there would be less than substantial harm to heritage assets arising from the proposed 

works.  This less than substantial harm would be outweighed by the public benefits of the 

proposal through the provision of two new dwellings  with economic benefits from both the 

construction phase and through bringing new residents to the village. 

 

 Highways 

 

5.11 In terms of highway safety issues and parking provision, OCC Highways has not raised 

objections, but has advised conditions. 

 

 Residential Amenities 

 

5.12 Given the site location, your officers do not consider that residential amenities of existing 

properties will be adversely affected.  In terms of the objections relating to sewage issues, there 

has been no comments received from Thames Water who were consulted as part of the 

application process.  Whilst officers are aware of the sewage issue, your officers cannot include 

this within the reason for refusal, without an objection from this statutory consultee. 

 

 Ecology 

 

5.13 Great Crested Newts have been identified as in the red target area.  However the agents have 

applied for a District wide license.  The WODC Ecologist has recommended various conditions 

to address habitats and so forth and for the element of woodland to be retained.   As such your 

officers consider that the local ecology will be protected. 

 

 Conclusion 

 

5.14 Your officers consider that the principle of development is acceptable, given that the scheme has 

been reduced from three dwellings to two dwellings.  The proposed development will be set 

back within the site, which will still retain its rural appearance, given the existing screening to be 

retained. Revised plans are anticipated to be received prior to the meeting, where your officers 

will verbally update Members. 

 

6  CONDITIONS 

 

1.    The development hereby permitted shall be begun before the expiration of three years from the 

date of this permission. 

 REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act 

1990 as amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 

 

2.   That the development be carried out in accordance with the approved plans listed below. 

 REASON: For the avoidance of doubt as to what is permitted. 

 

3.   Before above ground building work commences, a schedule of materials (including samples) to 

be used in the elevations of the development shall be submitted to and approved in writing by 

the Local Planning Authority. The development shall be constructed in the approved materials. 

 REASON: To safeguard the character and appearance of the area.   
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4.   Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and re-enacting that Order with 

or without modification), no development permitted under Schedule 2, Part 1, Classes A, B, C, 

D, E, G and H shall be carried out other than that expressly authorised by this permission. 

 REASON: Control is needed to retain the visual open character of the site, and to protect the 

residential amenities of the proposed occupiers. 

 

5. The car parking areas (including where appropriate the marking out of parking spaces) shown on 

the approved plans shall be constructed before occupation of the development and thereafter 

retained and used for no other purpose. 

 REASON: To ensure that adequate car parking facilities are provided in the interests of road 

safety. 

 

6.   The means of access between the land and the highway shall be constructed, laid out, surfaced, 

lit and drained in accordance with details that have first been submitted to and approved in 

writing by the Local Planning Authority and all ancillary works therein specified shall be 

undertaken in accordance with the said specification before first occupation of the dwellings 

hereby approved. 

 REASON: To ensure a safe and adequate access. 

 

7.   No dwelling shall be occupied until the parking area and driveways have been surfaced and 

arrangements made for all surface water to be disposed of within the site curtilage in 

accordance with details that have been first submitted to and approved in writing by the Local 

Planning Authority. 

 REASON: To ensure loose materials and surface water do not encroach onto the adjacent 

highway to the detriment of road safety.  

 

8.   No dwelling shall be occupied until space has been laid out within the curtilage of that dwelling 

to enable  vehicles to enter, turn round and leave the curtilage in forward gear. 

 REASON: In the interest of road safety.   

 

9.   Prior to first occupation of the dwellings the removal of vegetation along the site frontage to 

provide and maintain a vision splay measuring 2.4 x 43m shall be provided as an integral part of 

the construction of the accesses and shall not be obstructed at any time by any object, material 

or structure. 

 REASON: In the interests of road safety.   

 

10.   No development hereby permitted shall take place except in accordance with the terms and 

conditions of the Council's organisational licence (WML-OR46-2019-1) and with the proposals 

detailed on Ecology by Design Limited plan 'Impact Map High Street Standlake', dated 7th July 

2020. 

 REASON: In order to ensure that adverse impacts on great crested newts are adequately 

mitigated and to ensure that site works are delivered in full compliance with the organisational 

licence WML-OR462019-1. 

 

11.   No development hereby permitted shall take place unless and until a certificate from the 

Delivery Partner (as set out in the District Licence WML-OR46-2019-1), confirming that all 

necessary measures in regard to great crested newt compensation have been appropriately dealt 

with, has been submitted to and approved by the local planning authority and the local authority 

has provided authorisation for the development to proceed under the district newt licence. The 
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Delivery Partner certificate must be submitted to this planning authority for approval prior to 

the commencement of the development. 

 REASON: In order to adequately compensate for negative impacts to great crested newts. 

 

12.   No development hereby permitted shall take place except in accordance with Part 1 of the 

GCN Mitigation Principles, as set out in the District Licence WML-OR46-2019-1 and in addition 

in compliance with the following: 

 Works which will affect likely newt hibernacula may only be undertaken during the active 

period for amphibians. 

 Capture methods must be used at suitable habitat features prior to the commencement of 

the development (i.e. hand/destructive/night searches), which may include the use of 

temporary amphibian fencing, to prevent newts moving onto a development site from 

adjacent suitable habitat, installed for the period of the development (and removed upon 

completion of the development). 

 Amphibian fencing and pitfall trapping must be undertaken at suitable habitats and features, 

prior to commencement of the development. 

 The recommendations in report '90 High Street, Standlake District Licence HMMP 

01/07/2020, Version 1' must be complied with. 

 REASON: In order to adequately mitigate impacts on great crested newts. 

 

13.   The development shall be completed in accordance with the recommendations in Section 6 of 

the Preliminary Ecological Appraisal, dated 5th December 2019, prepared by Ecology by Design 

as well as in sections 4 and 5 of the Reptile Mitigation Strategy, prepared by Ecology by Design 

and dated 19th June 2020, as submitted with the planning application. All the recommendations 

shall be implemented in full according to the specified timescales, unless otherwise agreed in 

writing by the Local Planning Authority. 

 REASON: To ensure that the bats, birds, reptiles, amphibians and hedgehogs are protected in 

accordance with The Conservation of Habitats and Species Regulations 2017 (as amended), the 

Wildlife and Countryside Act 1981 as amended, Circular 06/2005, the National Planning Policy 

Framework (in particular Chapter 15), Policy EH3 of the West Oxfordshire Local Plan 2031 and 

in order for the Council to comply with Part 3 of the Natural Environment and Rural 

Communities Act 2006. 

 

14.   Before the erection of any external walls, details of the provision of bat roosting features (e.g. 

bat boxes/tubes/bricks on south or southeast-facing elevations) and bird nesting features (e.g. 

house sparrow terrace, starling box, swift brick or house martin nest cup on the north or 

eastfacing elevations) both integrated within the external walls of the new buildings and erected 

onto a mature trees on site, as well as hedgehog gaps/holes through the fences shall be 

submitted to the local planning authority for approval. The details shall include a drawing/s 

showing the types of features, their locations within the site and their positions on the 

elevations of the buildings, and a timetable for their provision. The approved details shall be 

implemented before the dwelling/s hereby approved is/are first occupied and thereafter 

permanently retained. 

 REASON: To provide additional roosting for bats and nesting birds and ensure permeability for 

hedgehogs as biodiversity enhancements in accordance with paragraphs 170, 174 and 175 of the 

National Planning Policy Framework, Policy EH3 of the West Oxfordshire Local Plan 2031 and 

Section 40 of the Natural Environment and Rural Communities Act 2006. 

 

15.   Before the erection of any external walls, details of external lighting shall be submitted to and 

approved in writing by the local planning authority. The details shall show how and where 
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external lighting will be installed (including the type of lighting), so that it can be clearly 

demonstrated that light spillage into wildlife corridors (including the north-western buffer and 

the south-eastern woodland) will be minimised as much as possible.  All external lighting shall be 

installed in accordance with the specifications and locations set out in the approved details, and 

these shall be maintained thereafter in accordance with these details. Under no circumstances 

should any other external lighting be installed without prior consent from the Local Planning 

Authority. 

 REASON: To protect foraging/commuting bats in accordance with the Conservation of Habitats 

and Species Regulations 2017 (as amended), the Wildlife and Countryside Act 1981 (as 

amended), Circular 06/2005, the National Planning Policy Framework (in particular Chapter 15), 

Policy EH3 of the West Oxfordshire Local Plan 2031 and in order for the Council to comply 

with Part 3 of the Natural Environment and Rural Communities Act 2006. 

 

16.   Before the occupation of the development hereby approved, a comprehensive landscape scheme 

shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall 

include, but not necessarily be limited to, the following biodiversity enhancements: 

 The creation of tussocky grassland within the north-western buffer; 

 The planting of trees using native, locally characteristic species; 

 The planting of a woodland understorey using a shade tolerant wildflower seed mix; 

 The creation of hibernacula; 

 A 5-year maintenance plan. 

 The scheme must show details of all planting areas, tree and plant species, numbers and planting 

sizes. The proposed means of enclosure and screening should also be included, together with 

details of any mounding, walls and fences and hard surface materials to be used throughout the 

proposed development. 

 The entire landscaping scheme shall be completed by the end of the planting season immediately 

following the completion of the development or the site being brought into use, whichever is 

the sooner. 

 REASON: To enhance the site for biodiversity in accordance with paragraphs 170 and 175 of 

the National Planning Policy Framework, Policy EH3 of the West Oxfordshire Local Plan 2011-

2031 and in order for the Council to comply with Section 40 of the Natural Environment and 

Rural Communities Act 2006. 

 

17.    In the event that contamination is found at any time when carrying out the approved 

development, it must be reported in writing immediately to the Local Planning Authority. An 

investigation and risk assessment must be undertaken in accordance with the requirements of 

Environment Agency's Model Procedures for the Management of Land Contamination, CLR 11, 

and where remediation is necessary a remediation scheme must be prepared, to bring the site 

to a condition suitable for the intended use by removing unacceptable risks to human health, 

buildings and other property, and which is subject to the approval in writing of the Local 

Planning Authority. 

 REASON: To prevent pollution of the environment in the interests of the amenity. 

 

 

NOTES TO APPLICANT :- 

 

1. Please note the Advance Payments Code (APC), Sections 219 -225 of the Highways Act, is 

 in force in the county to ensure financial security from the developer to off-set the frontage 

owners' liability for private street works, typically in the form of a cash deposit or bond. Should 

a developer wish for a street or estate to remain private then to secure exemption from the 
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APC procedure a 'Private Road Agreement' must be entered into with the County Council to 

protect the interests of prospective frontage owners. For guidance and information on road 

adoptions etc. please contact the County's Road Agreements Team by email 

roadagreements@oxfordshire.gov.uk.   

 

 Please note If works are required to be carried out within the public highway, the applicant shall 

not commence such work before formal approval has been granted by Oxfordshire County 

Council by way of legal agreement between the applicant and Oxfordshire County Council 

 

2. It is recommended that the NatureSpace Best Practice Principles are taken into account and 

 implemented where possible and appropriate. 

 

 It is recommended that the NatureSpace certificate is submitted to this planning authority at 

least 6 months prior to the intended commencement of any works on site. 

 

 It is essential to note that any works or activities whatsoever undertaken on site (including 

ground investigations, site preparatory works or ground clearance) prior to receipt of the 

written authorisation from the planning authority (which permits the development to proceed 

under the District Licence WML-OR46-2019-1) are not licensed under the GCN District 

Licence. Any such works or activities have no legal protection under the GCN District Licence 

and if offences against GCN are thereby committed then criminal investigation and prosecution 

by the police may follow. 

 

 It is essential to note that any ground investigations, site preparatory works and ground / 

vegetation clearance works / activities (where not constituting development under the Town 

and Country Planning Act 1990) in a red zone site authorised under the District Licence but 

which fail to respect controls equivalent to those in condition 3 above would give rise to 

separate criminal liability under District Licence condition 9 (requiring authorised developers to 

comply with the District Licence) and condition 21 (which requires all authorised developers to 

comply with the GCN Mitigation Principles) (for which Natural England is the enforcing 

authority); and may also give rise to criminal liability under the Wildlife & Countryside Act 1981 

(as amended) and/or the Conservation of Habitats and Species Regulations 2017 (for which the 

Police would be the enforcing authority). 

 

3. Please note that this consent does not override the statutory protection afforded to species 

 protected under the terms of the Wildlife and Countryside Act 1981 (as amended) and the 

Conservation of Habitats and Species Regulations 2017 (as amended), or any other relevant 

legislation such as the Wild Mammals Act 1996 and Protection of Badgers Act 1992. All British 

bat species are protected under The Conservation of Habitats and Species Regulations 2017 (as 

amended), which implements the EC Directive 92/43/EEC in the United Kingdom, and the 

Wildlife and Countryside Act 1981 (as amended). This protection extends to individuals of the 

species and their roost features, whether occupied or not. A derogation licence from Natural 

England would be required before any works affecting bats or their roosts are carried out.  All 

British birds (while nesting, building nests, sitting on eggs and feeding chicks), their nests and 

eggs (with certain limited exceptions) are protected by law under Section 1 of the Wildlife and 

Countryside Act 1981 (as amended) and the Countryside and Rights of Way Act 2000. Works 

that will impact upon active birds' nests should be undertaken outside the breeding season to 

ensure their protection, i.e. works should only be undertaken between August and February, or 

only after the chicks have fledged from the nest. 

 

mailto:roadagreements@oxfordshire.gov.uk
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Application Number 20/01167/FUL 

Site Address Prospect Cottage 

Filkins 

Lechlade 

Oxfordshire 

GL7 3JQ 

Date 28th July 2020 

Officer Stuart McIver 

Officer Recommendations Approve 

Parish Filkins And Broughton Poggs Parish Council 

Grid Reference 423578 E       204041 N 

Committee Date 10th August 2020 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Conversion of existing detached garage to provide ancillary/tourist accommodation, to include the 

erection of a single storey side extension. 

 

Applicant Details: 

Mr And Mrs Heath, Prospect Cottage. Filkins, Lechlade, GL7 3JQ 
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1  CONSULTATIONS 

 

1.1 OCC Highways The proposal, if permitted, will not have a significant detrimental 

impact ( in terms of highway safety and convenience ) on the adjacent 

highway network 

 

Recommendation: 

  

Oxfordshire County Council, as the Local Highways Authority, 

hereby notify the District Planning Authority that they do not object 

to the granting of planning permission 

 

1.2 ERS Env. Consultation 

Sites 

No objection subject to condition 

 

 

1.3 WODC Env Health - 

Lowlands 

I have No Objection in principle to this conversion and I have no 

conditions to recommend 

 

1.4 WODC Drainage 

Engineers 

No objection subject to condition 

 

 

1.5 Newt Officer No objection subject to informative 

 

1.6 Parish Council Parish Council objects to the Planning Application 

 

Comment Reasons: 

  Highways  

 Comment: It does have the potential to impact on vehicle 

access and parking to surrounding properties as the existing 

parking will be reduced by the erecting of the extension to 

the garage and loss of use of the garage, whilst potentially 

increasing vehicles if let as holiday accommodation. 

 Increase in vehicle access to the property will also impact on 

difficult access on to the village 'Through Road'. 

  Precedent for the neighbouring property to do the same 

 adding to the above issues. 
  

 

1.7 Conservation Officer No objections from Conservation - subject to usual conditions for 

materials / detailing 

 

2  REPRESENTATIONS 

 

2.1  One letter of objection has been received from a Dr Adele Lewis of Appletree Cottage, Filkins. 

The comments are as follows: 

 

2.2 My garage is the other half of this garage. My main concern is the size of the extension and how 

it will affect the view from my house and therefore the value of my house. Unless I also build an 

extension on the other side it will look very strange and completely ruin the look of the 

detached garage in a small Cotswold village. Also there must be a concern about parking as the 
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neighbours currently park 2 cars in the proposed extension place and one in front of the garage. 

The proposed double windows to the front for the living area will also almost in their entirety 

look completely in to my garden. As much as the garage is situated in the middle of the parking 

area the current garage doors sit almost directly opposite my back gate. The proposed planning 

will have a much more significant impact on my view than it would my neighbours. I will walk 

out of my back gate and have a direct view into the planned living accommodation. 

 The planning application states for ancillary accommodation and tourism. I have a young family 

so would not want the disruption of having unknown people come to stay especially when it is a 

shared driveway/parking area if it were to be rented out/air b&b. 

 

3  APPLICANT'S CASE 

 

3.1  Design and Access and Planning Statements have been submitted with the application. A full 

version of these is available on the Council's website. The Planning Statement has been 

summarised and concluded as follows:  

 

3.2  The proposed development comprises the creation of an additional garage bay with conversion 

to provide an en-suite bedroom and amenity space together with a small external storage space 

to the rear of the garage block.   

 

3.3  The application proposal can be permitted in accordance with the Development Plan unless 

material considerations indicate otherwise. Overall, the application proposals represent a 

carefully designed scheme which makes effective use of the land, in line with the principles of 

sustainable development, as set out in the West Oxfordshire Local Plan, NPPF and Design 

Guide. 

 

4  PLANNING POLICIES 

 

 OS2NEW Locating development in the right places 

 OS4NEW High quality design 

 H6NEW Existing housing 

 T4NEW Parking provision 

 E4NEW Sustainable tourism 

 EH10 Conservation Areas 

 DESGUI West Oxfordshire Design Guide 

 The National Planning Policy framework (NPPF) is also a material planning consideration.  

 

 5  PLANNING ASSESSMENT 

 

 Background Information 

 

5.1  This application is to be heard before the Lowlands Planning Sub-Committee as the Parish 

Council have objected to the proposal. 

 

5.2  The proposal seeks consent for the conversion of existing detached garage to provide 

ancillary/tourist accommodation, to include the erection of a single storey side extension. 

 

5.3  The application relates to Prospect Cottage, a semi-detached dwelling sited in a prominent 

location in Filkins. The dwelling is within the Filkins and Broughton Poggs Conservation Area. 
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5.4  Taking into account planning policy, other material considerations and the representations of 

interested parties your officers are of the opinion that the key considerations of the application 

are: 

 

 Principle 

 Proposed use of accommodation 

 Conservation Area 

 Siting, Design and Form 

 Residential amenity 

 Highways  

 

Principle 

 

5.5  In terms of the principle of development, Policy E4 of the adopted West Oxfordshire Local Plan 

specifies that new tourist and visitor buildings should be located within or close to service 

centres and villages and reuse existing appropriate buildings where possible.  The garage is 

located within Filkins, which is identified as a village within the adopted West Oxfordshire Local 

Plan and as such the site is considered by your officers to be a sustainable location for a tourist 

accommodation use. 

 

 Proposed use of accommodation 

 

5.6  The proposal states that the converted garage is to be used as ancillary/tourist accommodation. 

As the application site is not suitable to accommodate a new residential dwelling your officers 

have suggested a condition on the planning permission stating that the proposed converted 

garage permitted shall be used as ancillary/tourist accommodation to the existing dwelling on 

site (Prospect Cottage) and shall not be occupied as a separate dwelling. 

 

 Conservation Area 

 

5.7  Within a Conservation Area, Officers are required to take account of section 72(1) of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 as amended which states that, with 

respect to buildings or other land in a conservation area, special attention shall be paid to the 

desirability of preserving or enhancing the character or appearance of that area. Further the 

paragraphs of section 16 'Conserving and enhancing the historic environment' of the NPPF are 

relevant to consideration of the application.  

 

5.8  The WODC Conservation Officer was consulted as part of the planning process and has raised 

no objection to the proposal. The proposed alterations are not considered to have a 

detrimental impact to the character and appearance of the Conservation Area, given the nature 

of what is proposed and its location. As such, the character of the Conservation Area is 

preserved.    

 

 Scale, Design and Visual Amenity 

 

5.9  The proposed garage conversion includes the erection of a single storey side extension resulting 

in a modest increase in built form at the site. A third party representative has raised concerns 

with the proposal and the impact it may have on the appearance of the garage block. However, 

the proposed materials are to match the existing and the proposed dual pitched roof design of 

the extension will continue the simple form of the existing garages. The proposed development 
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is to the rear of the existing host dwelling and is set back from the road. It is screened by the 

existing host dwelling, vegetation and surrounding built form and as such, your officers consider 

that it would not have a detrimental impact on the street scene or wider public views within the 

Conservation Area. 

 

 Residential Amenity 

 

5.10  With regard to residential amenity, a third party representative has raised concerns regarding 

the proposed windows to the front elevation and the impact they may have on overlooking to 

the adjacent neighbour's garden. Your officers have suggested a planning condition on the 

planning permission stating that before first occupation of the accommodation the lower section 

of the windows to the front elevation; shall be fitted with obscure glazing and shall be retained 

in that condition thereafter in order to safeguard privacy in the adjacent property. There is also 

existing boundary fencing and vegetation between the proposed development and the 

neighbour's garden. Therefore, your officers consider that the proposal will not have a 

significantly adverse impact on overlooking or loss of privacy. 

 

5.11  A third party representative has raised concerns with regard to a loss of view and impact on 

property value; however a loss of view and impact on property value are not deemed material 

planning considerations.  

 

 Highways 

 

5.12  In terms of highways, a third party representative and the Parish Council have raised concern 

with the proposal and the impact it may have on parking provision and increased vehicle access. 

However, the Oxfordshire County Council's Highways Officer was consulted as part of the 

planning process and has raised no objection to the proposal or the amended site plan 

illustrating parking details. 

 

 Conclusion 

 

5.13  In light of the above assessment, the application is recommended for approval as your officers 

consider that it complies with the provisions of policies OS2, OS4 H6, T4, E4 and EH10 of the 

adopted Local Plan; WODC Design Guide 2016 and the relevant paragraphs of the NPPF 2019. 

 

6  CONDITIONS 

 

1.   The development hereby permitted shall be begun before the expiration of three years from the 

date of this permission. 

 REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act 

1990 as amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 

 

2. That the development be carried out in accordance with the approved plans listed below. 

 REASON: For the avoidance of doubt as to what is permitted. 

 

3.   The development shall be constructed with the materials specified in the application. 

 REASON: To ensure that the development is in keeping with the locality and for the avoidance 

of doubt as to what is permitted.  
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4.   That, prior to the commencement of development, a full surface water drainage scheme shall be 

submitted to and approved in writing by the Local Planning Authority. The scheme shall include 

details of the size, position and construction of the drainage scheme, and results of soakage tests 

carried out at the site to demonstrate the infiltration rate. Three tests should be carried out for 

each soakage pit as per BRE 365, with the lowest infiltration rate (expressed in m/s) used for 

design.  The details shall include a management plan setting out the maintenance of the drainage 

asset. The development shall be carried out in accordance with the approved details prior to the 

first occupation of the development hereby approved and shall be maintained in accordance with 

the management plan thereafter.  

 REASON: To ensure the proper provision for surface water drainage and/ or to ensure flooding 

is not exacerbated in the locality (National Planning Policy Framework, The West Oxfordshire 

Strategic Flood Risk Assessment and Planning Practice Guidance). If the surface water design is 

not agreed before works commence it could result in abortive works being carried out on site 

or additional works being required to ensure flooding does not result, which may result in 

changes to the approved site layout being required. 

 

5.   In order to protect residential amenity trickle vents should be installed in the windows of every 

room of the proposed dwelling, or a similar system that aids air changes within the building . 

Evidence that these measures have been installed should be provided to the Local Authority 

prior to occupation. 

 REASON: To protect residential amenity and to ensure a safe environment for the future 

occupiers of the site. 

 

6.   Before first occupation of the building/extension hereby permitted the window in the en-suite; 

shall be fitted with obscure glazing and shall be retained in that condition thereafter. 

 REASON: To safeguard privacy. 

 

7.   Before first occupation of the building/extension hereby permitted the lower section of the 

window(s) to the front elevation; shall be fitted with obscure glazing and shall be retained in that 

condition thereafter. 

 REASON: To safeguard privacy in the adjacent property. 

 

8.   Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and re-enacting that Order with 

or without modification) no additional windows/rooflights/dormer windows  shall be 

constructed in any of the elevations of the of the building. 

 REASON: To safeguard privacy in the adjacent properties. 

 

9.   The proposed converted garage permitted shall be used as ancillary/tourist accommodation to 

the existing dwelling on site (Prospect Cottage) and shall not be occupied as a separate dwelling. 

 REASON: A separate dwelling in this location would not provide sufficient private amenity areas 

for the existing and proposed occupiers and would adversely affect the residential amenities of 

adjacent occupiers. 

 

10.   The occupation of the accommodation shall be limited to holiday tenancies not to exceed 8 

weeks (in each case) and no person shall occupy the accommodation in consecutive tenancy 

periods. 

 REASON: To protect the amenity of the adjacent dwelling and the building has no independent 

amenity space. 
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11.   Before above ground building work commences, a schedule of materials (including samples) to 

be used in the elevations of the development shall be submitted to and approved in writing by 

the Local Planning Authority. The development shall be constructed in the approved materials. 

 REASON: To safeguard the character and appearance of the area.   

 

12.   Notwithstanding details contained in the application, detailed specifications and drawings of all 

external windows and doors to include elevations of each complete assembly at a minimum 1:20 

scale and sections of each component at a minimum 1:5 scale and including details of all 

materials, finishes and colours shall be submitted to and approved in writing by the Local 

Planning Authority before that architectural feature is commissioned/erected on site. The 

development shall be carried out in accordance with the approved details.  

 REASON: To ensure the architectural detailing of the buildings reflects the established character 

of the area. 

 

 

NOTES TO APPLICANT :- 

 

1. The Surface Water Drainage scheme should, where possible, incorporate Sustainable Drainage 

 Techniques in order to ensure compliance with; 

 Flood and Water Management Act 2010 (Part 1 - Clause 27 (1))  

 Code for sustainable homes - A step-change in sustainable home building practice 

 The local flood risk management strategy published by Oxfordshire County Council, as per 

the Flood and Water Management Act 2010 (Part 1 - Clause 9 (1)) 

 Version 2.1 of Oxfordshire County Council's SUDs Design Guide (August  2013)     

 CIRIA C753 SuDS Manual 2015 

 

2. There is a low risk that great crested newts (GCN) may be present at the application site. West 

Oxfordshire District Council considers it would be unreasonable to require the applicant to 

submit a survey because this could be considered disproportionate to the scale and the likely 

impacts of the development. However, the application site lies within a red impact zone as per 

the modelled district licence map, which indicates that there is highly suitable habitat for GCN 

within the area surrounding the application site. Therefore, anyone undertaking this 

development should be aware that GCN and their resting places are protected at all times by 

The Conservation of Habitats and Species Regulations 2017 (as amended) and the Wildlife and 

Countryside Act 1981 (as amended). Planning permission for development does not provide a 

defence against prosecution under this legislation or substitute the need to obtain a protected 

species licence if an offence is likely. If a GCN is discovered during site preparation, enabling or 

construction phases, then all works must stop until the advice of a professional/suitably qualified 

ecologist and Natural England is obtained, including the need for a licence. 

 

3. There is often only a single skin wall with minimal insulation between garages such as those 

detailed in the proposed development, as such fumes from one garage can enter the other. The 

inclusion of vents, such as trickle vents, into the building design will help to ventilate the 

dwelling. 
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Application Number 20/01508/FUL 

Site Address Manor Bungalow 

41B High Street 

Standlake 

Witney 

Oxfordshire 

OX29 7RH 

Date 28th July 2020 

Officer Miranda Clark 

Officer Recommendations Approve 

Parish Standlake Parish Council 

Grid Reference 439774 E       203054 N 

Committee Date 10th August 2020 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Demolish existing bungalow and erection of four dwellings with associated garaging and works. 

 

Applicant Details: 

Mr Nicholas Blakemore, C/O Agent, 62 Broadmarsh Lane, Freeland, Witney, OX29 8QR 
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1  CONSULTATIONS 

 

1.1 Parish Council The council has seen this before (19/00684/FUL); the application was 

refused, appealed and the appeal dismissed. The council sees no 

material difference, except for minor changes in design, and our 

objections then still apply as follows: 

 Standlake Parish Council objects to this development on the 

following grounds: 

 The proposal is contrary to the Local Plan 2031 Policy H2; 

specifically: 

 There is no essential operational or specific local need for this 

development 

 It is not of demonstrable benefit to the community 

 It does not form a logical component to the existing scale and 

pattern of development and character of the area. In particular, 

it impinges on the immediate surroundings of a much valued 

listed historic building - Standlake Manor 

 The vehicular access, while adequate for a single dwelling, is 

neither safe nor of sufficient width for the proposed number of 

dwellings and predicted traffic volume. The fact that it crosses a 

busy pedestrian path and emerges onto a road, which is 

frequently blocked by parked vehicles, should be taken into 

consideration; adherence to standard sight lines does not 

address these concerns. 

 The proposal will set a precedent for yet more development 

behind the current building line of dwellings on the High St. 

 

In addition to the above objections, the council wishes the 

sewage/flooding situation in Standlake to be taken into consideration. 

While Thames Water is engaged in remedial action, there is no way 

of knowing the impact of this until the next heavy, sustained, rainfall.  

 

1.2 OCC Highways No objection subject to conditions 

 

1.3 Conservation Officer No Comment Received 

 

1.4 ERS Env. Consultation 

Sites 

Thank you for consulting our team. I have looked at the application in 

relation to contaminated land and potential risk to human health.  

 

The proposal is not situated on or near land that has been identified 

as being of potential concern with respect to land contamination. 

Therefore I have no objection in relation to land contamination 

human health risks from this proposed development and will not be 

requesting planning conditions. 

 

1.5 WODC Env Health - 

Lowlands 

I have No Objection in principle to the application 

 

 

1.6 Biodiversity Officer Additional information requested 

 



Item No. 4, Page 28 of 34 

 

1.7 Newt Officer  Informative requested 

 

2  REPRESENTATIONS 

 

 One letter has been received from  Mrs Miles of 46 High Street Standlake.  The comments have 

been summarised as; 

 Too large an area to be developed & yet again is not 'infilling' but 'back building' leaving 

endless possibilities for others to do the same all along the rear of the High Street 

 Loss of green fields for birds & animals 

 Light/noise pollution 

 Very dangerous entry/exit straight onto foot path 

 Yet more flooding problems.  

 This is not appropriate for the village - far too big a development in already overdeveloped 

village! 

 

3  APPLICANT'S CASE 

 

3.1 A Planning Design and Access Statement has been submitted as part of the application.  The 

conclusion has been summarised as; 

 

3.2 The proposed development of four high quality and distinctive dwellings will make effective use 

of this previously developed site close to the centre of Standlake. It will enhance the vitality of 

the rural community as the occupants of the new dwellings will contribute to the continued 

viability of the existing services and facilities within the village. The proposal, therefore, complies 

with the enabling provisions of the National Planning Policy Framework, Policy H2 of the Local 

Plan 2031, and the general principles set out in Policy OS2 of the new Local Plan. 

 

3.3 The Heritage Statement addresses the reason why the previous scheme was dismissed on 

appeal and also confirms that the proposed development will have a negligible impact on the 

setting of Manor Farm. The proposal, therefore, also complies with Policies OS4, EH9 and EH11 

of the Local Plan 2031. 

 

3.4 The detailed Heritage Statement's conclusion has been summarised as; 

 

3.5 The building is first given a name in the Magdalen manuscripts as Yate Farm in the late 16th 

century and Yates' Farm in 1615. On the Bryant Map of 1824 it is called Tomkins Farm. This 

would imply that originally the building was named in accordance with its occupants. This 

normally occurs with vernacular buildings of a low status that do not have claim of grander title. 

By 1860 the place was apparently called Standlake Manor, and by 1896 the sales catalogue had 

named it Manor Farm, a name also used by the Hermitage, and still used on later Ordnance 

Survey maps of 1898 and 1921. The renaming of the building in the later part of the 19th 

century probably has more to do with the appearance of the building as an old and impressive 

structure rather than necessarily having the history to back this perception up. 

 

3.6 It is the conclusion of this report that the Manor Farm Bungalow was not on the garden 

curtilage of the Manor Farm, but was on an attached paddock called Home Close. This Home 

Close was formerly part of a small area of ridge and furrow, to the south of the High Street 

tofts. The only part of the development that will sit on the former part of the Manor Farm 

curtilage is the driveway across the former curtilage,  an arrangement that has formerly been 

agreed with the planning authority in an earlier application. 
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3.7 The setting of Manor Farm House, as a listed building, was considered a key point, but the 

assessment of this data in the planning process and, therefore, the outcome of this was flawed at 

it appears to have relied on a fake perception of the past. Part of the problem here is the lack of 

supporting heritage data that was introduced to the planning process. This lack of data 

associated with the late 19th century fictional views of Standlake and its buildings thus had an 

impact on this decision making for the local planning authority and the inspector. As this building 

can be shown not to be the manor of the village, but was a toft of a well to do family, the level 

of harm as given in the appeal decision should be reduced from less than substantial to minimal. 

 

4  PLANNING POLICIES 

 

 OS2NEW Locating development in the right places 

 H6NEW Existing housing 

 OS1NEW Presumption in favour of sustainable development 

 EH11 Listed Buildings 

 EH3 Biodiversity and Geodiversity 

 OS4NEW High quality design 

 T4NEW Parking provision 

 The National Planning Policy framework (NPPF) is also a material planning consideration.  

 

5  PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The application site is located within Standlake.  The proposal is to demolish the existing 

bungalow and replace it with four dwellings at The Manor Bungalow, which is set back from the 

road.  The land has an area of 0.60 hectare.  A Listed Building is located adjacent to the existing 

access. 

 

5.2 Planning History 

 18/03379/FUL - Erection of five dwellings - Withdrawn 

 19/00684/FUL - Erection of four dwellings.  This application was recommended by your officers 

to approve the application.  However at the time of the Committee Members overturned 

officers recommendation to refuse the application.  Whilst your officers were preparing a 

refusal reason, the applicants submitted an appeal based on the non determination of the 

application. 

 

5.3 In terms of the 2019 planning application, this was dismissed at the appeal stage.  The Inspector 

considered the main issues to be the effect of the proposal on the character and appearance of 

the area, and the effect on the setting of Standlake Manor.  These issues are considered in more 

detail below. 

 

5.4 Taking into account planning policy, other material considerations and the representations of 

interested parties your officers are of the opinion that the key considerations of the application 

are: 

 

 Principle/Impact on character and appearance of the area 

 

5.5 Standlake is categorised as a Village within the adopted West Oxfordshire Local Plan.  As such 

the principle of new development is considered acceptable subject to any proposals meeting the 
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required criteria. Whilst officers note the objections received to the proposal including those of 

the Parish Councill, in terms of the character of the area, your officers consider that it is 

important to note the comments the Appeal Inspector stated about the principle of 

development.  He concluded that 'Although the development would result in the obstruction of 

some views from High Street to the open countryside, in the context of other backland 

development, the dwellings would not appear out of place.'  In terms of the impact on the 

character and appearance of the area he stated: 

 

5.6 'The development may also be visible within the surrounding landscape, being more prominent 

than the existing bungalow, at the edge of the settlement. However, given the distances to 

nearby roads and footpaths and the fairly flat nature of the surrounding countryside, it would 

not intrude into the wider landscape or undermine the overall landscape character of the area. 

There is no substantive evidence that any trees lost could not be adequately replaced as part of 

a landscaping scheme associated with any development. 

 

5.7 With regard to the above, I find that the proposal would not harm the character and 

appearance of the area. Therefore, it would not conflict with those parts of LP Policies OS2 and 

EH2 that seek to conserve landscape character and respect the intrinsic character of the area, 

including that development should complement the existing pattern of development.' 

 

5.8 As such your officers consider that on this basis that the principle of development, whilst to the 

rear of the main street frontage is acceptable. 

 

 Impact on Heritage Assets 

 

5.9 The site lies within close proximity of the Listed Standlake Manor.  The Inspector stated that: 

 

5.10 'I have found that no harm would arise to the character and appearance of the area, there would 

be less than substantial harm to the setting of Standlake Manor. Framework Paragraph 196 

indicates that in such scenarios the harm should be weighed against the public benefits of the 

proposal.  I must have special regard to the desirability of preserving the setting of the listed 

building. Moreover, in accordance with LP Policy EH9 and Framework Paragraph 193 the harm 

to the significance of the asset, whilst relatively low-level, must receive great weight.' 

 

5.11 As part of this application, a substantial Heritage Statement has been submitted.  The Heritage 

Statement has examined historical documents and is a detailed report assessing the significance 

of the listed Standlake Manor and its relationaship with the existing bungalow.  The conclusion 

of the assesssment is that there is no hisorical relationship between the two buildings. 

 

5.12 In addition to the historical data, the application now illustrates more landscaping between the 

siting of the proposed dwellings and the existing Listed Building.  This is to further reduce any 

potential inter-visibility between the two sites. 

 

5.13 The proposed materials for the development includes natural stone, render, clay plain tiles, and 

stained timber window surrounds.  Since the previous application revisions have been made to 

the design and layout.  These include that the ridge heights have been reduced, plot 1 has been 

moved 5 metres further to the north-west,  (i.e. away from Standlake Manor).  Buildings have 

been repositoned out of public views and further planting is proposed to the rear of the 

application site.   

 



Item No. 4, Page 31 of 34 

 

5.14 As the site is within close proximity to a number of listed buildings, in accordance with Section 

66 (I) of the Planning (Listed Buildings and Conservation Areas) Act as amended, the local 

planning authority shall have special regard to the desirability of preserving the buildings setting 

or any features of special architectural or historic interest which it possesses.  Given the above 

your officers consider that the setting of the adjacent Listed Building will not be adversely 

affected, given the historical background, and to the various revisions that have taken place to 

the proposed scheme since the appeal decision.  In addition, the appeal Inspector attributed 

limited weight to the benefits associated with the provision of additional housing whereas in this 

case, along with the provison of 4 new dwellings, there is an improvement to the relationship 

with Standlake Manor and greater benefits are proposed in the form of additional landscaping 

belts and enhanced ecological value. 

 

5.15 The revisons to the landscaping which includes substantial woodland belts between the 

proposed dwellings and the Manor, and to the rear of the site would also limit any further 

development within and to the rear of the application site.   

 

 Highways 

 

5.16 With regards to highway safety issues, OCC Highways has not objected to the proposal subject 

to conditions. 

 

 Residential Amenities 

 

5.17 Your officers consider that given the distance set between the proposed development and 

existing adjacent neighbouring properties, that no undue loss of residential amenity will occur.   

 

 Ecology 

 

5.18 With regards to the response from your Ecologist officer, your officers are awaiting the 

additional information required at the time of writing.  It is anticpated that the information will 

be received prior to the meeting, where officers will verbally update Members. 

 

 Conclusion 

 

5.19 Given the above, your officers consider that the principle of development is acceptable, due to 

the previous Inspector's comments.  The accompanying Heritage Statement has given substantial 

evidence regarding the relationship between the adjacent Listed Building and the existing 

bungalow on site.  In addition due to the revisons to the proposed site layout and the proposed 

areas of tree planting your officers consider that the proposed development will not adversely 

affect the setting of the Listed Building.  Notwithstanding, this view there are addtional public 

benefits arising from the proposal. 

 

5.20 Further information regarding ecology is expected to be received prior to the meeting, and your 

officers will update Members regarding this matter and any additional conditions. 

 

6  CONDITIONS 

 

1.   The development hereby permitted shall be begun before the expiration of three years from the 

date of this permission. 
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 REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act 

1990 as amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 

 

2.   That the development be carried out in accordance with the approved plans listed below. 

 REASON: For the avoidance of doubt as to what is permitted. 

 

3.   The external walls shall be constructed of natural local stone in accordance with a sample panel 

which shall be erected on site and approved in writing by the Local Planning Authority before 

any external walls are commenced and thereafter be retained until the development is 

completed. 

 REASON: To safeguard the character and appearance of the area.  

 

4.   The external walls of the development proposed to be rendered shall be rendered, in 

accordance with a specification which shall be submitted to and approved in writing by the Local 

Planning Authority before any rendering commences. 

 REASON: To safeguard the character and appearance of the area.   

 

5.   The roof(s) of the building(s) shall be covered with materials, a sample of which shall be 

submitted to and approved in writing by the Local Planning Authority before any roofing 

commences. 

 REASON: To safeguard the character and appearance of the area.   

 

6.   Notwithstanding details contained in the application, detailed specifications and drawings of all 

external windows and doors to include elevations of each complete assembly at a minimum 1:20 

scale and sections of each component at a minimum 1:5 scale and including details of all 

materials, finishes and colours shall be submitted to and approved in writing by the Local 

Planning Authority before that architectural feature is commissioned/erected on site. The 

development shall be carried out in accordance with the approved details.  

 REASON: To ensure the architectural detailing of the buildings reflects the established character 

of the area. 

 

7.   Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and re-enacting that Order with 

or without modification), no development permitted under Schedule 2, Part 1, Classes A, B, C, 

D, E, G and H shall be carried out other than that expressly authorised by this permission. 

 REASON: Control is needed to protect the residential amenities of the existing and proposed 

occupiers. 

 

8.   The car parking areas (including where appropriate the marking out of parking spaces) shown on 

the approved plans shall be constructed before occupation of the development and thereafter 

retained and used for no other purpose. 

 REASON: To ensure that adequate car parking facilities are provided in the interests of road 

safety. 

 

9.   No dwelling shall be occupied until the parking area and driveways have been surfaced and 

arrangements made for all surface water to be disposed of within the site curtilage in 

accordance with details that have been first submitted to and approved in writing by the Local 

Planning Authority. 

 REASON: To ensure loose materials and surface water do not encroach onto the adjacent 

highway to the detriment of road safety.  
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10.   A full surface water drainage scheme shall be submitted to and approved in writing by the Local 

Planning Authority. The scheme shall include details of the size, position and construction of the 

drainage scheme and results of soakage tests carried out at the site to demonstrate the 

infiltration rate. Where appropriate the details shall include a management plan setting out the 

maintenance of the drainage asset. The Surface Water Drainage scheme should, where possible, 

incorporate Sustainable Drainage Techniques in order to ensure compliance with the Flood and 

Water Management Act 2010.  

 The development shall be carried out in accordance with the approved details prior to the first 

occupation of the development hereby approved and shall be maintained in accordance with the 

management plan thereafter.  

 REASON: To ensure the proper provision for surface water drainage and/ or to ensure flooding 

is not exacerbated in the locality. 

 

11.  No dwelling shall be occupied until space has been laid out within the curtilage of that dwelling 

to enable  vehicles to enter, turn round and leave the curtilage in forward gear. 

 REASON: In the interest of road safety.   

 

12.   Prior to the first occupation of the development, the provision of pedestrian awareness vision in 

accordance with para 5.7 and photo 4 of HVJ's Access Appraisal shall be first submitted to and 

approved in writing by the Local Planning Authority.  The approved details shall be retained as 

such thereafter.  

 REASON: For the avoidance of doubt. 

 

13.   No dwelling shall be occupied until a plan indicating the positions, design, materials, type and 

timing of provision of boundary treatment to be erected has been agreed in writing by the Local 

Planning Authority. The boundary treatment shall include provision for hedgehog highways, and 

shall be completed in accordance with the approved details and retained thereafter. 

 REASON: To safeguard the character and appearance of the area, and improve opportunities 

for biodiversity.   

 

14.   Prior to any development above slab level, a scheme for the landscaping of the site, including the 

retention of any existing trees and shrubs and planting of additional trees and hedge 

enhancements, shall be submitted to and approved in writing by the Local Planning Authority.  

The scheme shall be implemented as approved within 12 months of the commencement of the 

approved development or as otherwise agreed in writing by the Local Planning Authority and 

thereafter be maintained in accordance with the approved scheme. In the event of any of the 

trees or shrubs so planted dying or being seriously damaged or destroyed within 5 years of the 

completion of the development, a new tree or shrub of equivalent number and species, shall be 

planted as a replacement and thereafter properly maintained.  

 REASON: To ensure the safeguarding of the character and landscape of the area during and post 

development. 

 

NOTES TO APPLICANT :- 

 

 Please note If works are required to be carried out within the public highway, the applicant shall not 

commence such work before formal approval has been granted by Oxfordshire County Council by 

way of legal agreement between the applicant and Oxfordshire County Council. 

 Access across the highway verge must not damage the roots of the adjacent tree - the developer 

must make contact with OCC's Tree Officer 
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 There is a low risk that great crested newts (GCN) may be present at the application site. However, 

the application site lies within an amber impact zone as per the modelled district licence map, which 

indicates that there is suitable habitat for GCN within the area surrounding the application site. 

Therefore, anyone undertaking this development should be aware that GCN and their resting places 

are protected at all times by The Conservation of Habitats and Species Regulations 2017 (as 

amended) and the Wildlife and Countryside Act 1981 (as amended). Planning permission for 

development does not provide a defence against prosecution under this legislation or substitute the 

need to obtain a protected species licence if an offence is likely. If a GCN is discovered during site 

preparation, enabling or construction phases, then all works must stop until the advice of a 

professional/suitably qualified ecologist and Natural England is obtained, including the need for a 

licence. 



Item No. 5, Page 1 of 7 
 

West Oxfordshire District Council – DELEGATED ITEMS Agenda Item No. 5 

 

Application Types Key 

 

Suffix 

 

 Suffix  

ADV Advertisement Consent LBC Listed Building Consent 

CC3REG County Council Regulation 3 LBD Listed Building Consent - Demolition 

CC4REG County Council Regulation 4 OUT Outline Application 

CM County Matters RES Reserved Matters Application 

FUL Full Application S73 Removal or Variation of Condition/s 

HHD Householder Application POB Discharge of Planning Obligation/s 

CLP 

CLASSM 

 

HAZ 

PN42 

 

PNT 

NMA 

WDN 

Certificate of Lawfulness Proposed 

Change of Use – Agriculture to 

Commercial 

Hazardous Substances Application 

Householder Application under Permitted 

Development legislation. 

Telecoms Prior Approval 

Non Material Amendment 

Withdrawn 

 

CLE 

CND 

PDET28 

PN56 

POROW 

TCA 

TPO 

 

FDO 

Certificate of Lawfulness Existing 

Discharge of Conditions 

Agricultural Prior Approval 

Change of Use Agriculture to Dwelling 

Creation or Diversion of Right of Way 

Works to Trees in a Conservation Area 

Works to Trees subject of a Tree 

Preservation Order 

Finally Disposed Of 

 

Decision 

Code 

 

 

Description 

 

Decision 

Code 

 

Description 

APP 

REF 

P1REQ 

P3APP 

P4APP 

Approve 

Refuse  

Prior Approval Required 

Prior Approval Approved 

Prior Approval Approved 

RNO 

ROB 

P2NRQ 

P3REF 

P4REF 

Raise no objection  

Raise Objection  

Prior Approval Not Required 

Prior Approval Refused 

Prior Approval Refused 

 

 

West Oxfordshire District Council – DELEGATED ITEMS 

Week Ending 9th July 2020 

 

  

Application Number.  

 

Ward. 

 

 Decision. 

 

 

1.  17/00415/CND Standlake, Aston & Stanton 

Harcourt 

APP 

 Affecting a Conservation Area 

 

Discharge of conditions 4 and 8 of Planning Permission 15/02599/FUL and 15/02600/LBC. 

The Harcourt Arms Main Road Stanton Harcourt 

Mr S Ward 

 

2.  19/03182/FUL Carterton North West APP 

  

Subdivision of unit to create 2 units for A1 (Retail)  and A5 (Hot food takeaway) (Amended 

plans). 

The Tower Centre 15 Alvescot Road Carterton 

Mr Robert Wood 
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3.  19/03311/S73 Ducklington APP 

  

Non compliance with condition 2 of planning permission 06/1906/P/FP to allow re siting and 

design of hotel and parking area. 

Witney Lakes Golf Centre Downs Road Witney 

Mr Mark Warne 

 

4.  20/00110/S73 Eynsham and Cassington APP 

  

Non compliance with condition 6 of planning permission 19/01217/FUL to allow rainwater 

goods to be aluminium imitation cast iron. 

Barnard Lodge Farm Barnard Gate Witney 

Mrs Claire Buckingham 

 

5.  20/00380/ADV Ducklington REF 

  

Erection of various illuminated and non illuminated signs. 

Countrywide Stores Ducklington Lane Witney 

Mr Simon Williams 

 

6.  20/00916/HHD Bampton and Clanfield APP 

 Affecting a Conservation Area 

 

Erection of new garden wall and cartshed, new garden landscaping, and new veranda 

extension to main house, with associated works. 

Ham Court Weald Bampton 

Mr Matthew Rice 

 

7.  20/00917/LBC Bampton and Clanfield APP 

 Affecting a Conservation Area 

 

Erection of new garden wall and cartshed, new garden landscaping, and new veranda 

extension to main house, with associated works. 

Ham Court Weald Bampton 

Mr Matthew Rice 

 

8.  20/00918/HHD Carterton North East REF 

  

Remove existing boundary hedging to create off street parking 

9 Teasel Way Carterton Oxfordshire 

Mrs Alison Edwards 

 

9.  20/00933/HHD Ducklington APP 

 Affecting a Conservation Area 

 

Single storey side extension with roof space above and replacement of an existing rear 

dormer with roof light 

67 Witney Road Ducklington Witney 

Mr Dominic Harris 
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10.  20/00961/HHD Hailey, Minster Lovell & 

Leafield 

APP 

 Affecting a Conservation Area 

 

Insertion of new staircase, internal re-ordering, conversion of attic and replacement of 

modern timber casement windows with leaded lights in oak frames. 

Hunters Close Farm Middletown Hailey 

Mr & Mrs Jack Amies 

 

11.  20/00962/LBC Hailey, Minster Lovell & 

Leafield 

APP 

 Affecting a Conservation Area 

 

Insertion of new staircase, internal re-ordering, conversion of attic and replacement of 

modern timber casement windows with leaded lights in oak frames. 

Hunters Close Farm Middletown Hailey 

Mr & Mrs Jack Amies 

 

12.  20/00994/HHD Hailey, Minster Lovell & 

Leafield 

APP 

  

Conversion of garage into ancillary accommodation to include the insertion of two roof lights 

(retrospective) 

Old Barn House 124 Woodstock Road Witney 

Ms S Bickford 

 

13.  20/01079/HHD Hailey, Minster Lovell & 

Leafield 

APP 

 Affecting a Conservation Area 

 

Single storey rear extension (Amended) 

Torness Cottage Lower End Ramsden 

Mr Varde 

 

14.  20/01009/HHD Carterton North East APP 

  

Erection of outbuilding 

29 Brizewood Carterton Oxfordshire 

Gary Fouche 

 

15.  20/01020/HHD North Leigh APP 

  

Erection of a raised timber shelter 

Church Farm House Church Road North Leigh 

Mr Christopher Radulph Hart-George 

 

16.  20/01093/HHD Alvescot and Filkins APP 

 Affecting a Conservation Area 

 

Erection of a two storey extension to side elevation (1 and 2 Lower Farm Cottages) 

1 Lower Farm Cottages Langford Lechlade 

Mr Gordon Chambers 
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17.  20/01039/HHD Witney East APP 

 Affecting a Conservation Area 

 

Erection of garage with studio above 

47 Woodgreen Witney Oxfordshire 

Ms Debbie Howard 

 

18.  20/01135/HHD Witney South APP 

 Affecting a Conservation Area 

 

Insertion of window to South elevation of outbuilding/barn 

55 Corn Street Witney Oxfordshire 

Mr Richard Woollacott 

 

19.  20/01136/LBC Witney South APP 

 Affecting a Conservation Area 

 

Insertion of window to South elevation of outbuilding/barn 

55 Corn Street Witney Oxfordshire 

Mr Richard Woollacott 

 

20.  20/01053/FUL Witney South APP 

 Affecting a Conservation Area 

 

Proposed Change of Use from retail shop (A1 use) on first, second and third floor to (C3 

use) four habitable flats. Alterations to include insertion of new roof lights to east elevation 

roof slope 

29 Market Square Witney Oxfordshire 

Mr Mathew Keates 

 

21.  20/01062/HHD Witney Central APP 

  

Erection of front porch. 

28 Burford Road Witney Oxfordshire 

Mr Neilson McDermott 

 

22.  20/01082/CLE Bampton and Clanfield APP 

  

Certificate of lawfulness (use of land as a campsite). 

Westmoor Farm Buckland Road Bampton 

Mr And Mrs C Maclean 

 

23.  20/01194/OUT Ducklington REF 

  

Erection of detached dwelling (outline). 

31 Manor Road Ducklington Witney 

Mr Edmunds 

24.  20/01254/FUL Bampton and Clanfield APP 

  

Formation of new access to serve existing farm use and installation of air source heat pump to 

serve converted barn. 

The Double Dutch Barn Marsh Lane Clanfield 

Mr And Mrs N And A Ephgrave 
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25.  20/01253/FUL Brize Norton and Shilton APP 

  

Renewal of consent for an existing and the erection of one additional prefabricated classroom 

buildings for a temporary period of five years. 

Brize Norton County Primary School Station Road Brize Norton 

 

26.  20/01155/HHD Witney East APP 

  

Alterations and erection of single storey rear extension. Addition of box dormer to rear 

elevation and altered roof lights to front. 

9 Meadow View Witney Oxfordshire 

Mr Rickwood 

 

27.  20/01160/OUT Brize Norton and Shilton APP 

  

Sub-division on plot for development of one new dwelling (outline application with all matters 

reserved) 

Grange Farm Cottages Burford Road Brize Norton 

Mr Paul Pagett 

 

28.  20/01195/CLE Witney West APP 

  

Certificate of lawfulness (Installation of dormer window in side elevation). 

274 Thorney Leys Witney Oxfordshire 

Mr Phil Edney 

 

29.  20/01321/FUL Alvescot and Filkins APP 

  

Conversion of barns to create two residential dwellings 

Hulse Grounds Farm Little Faringdon Lechlade 

Mr And Mrs Holden 

 

30.  20/01417/FUL Carterton North West APP 

  

Retention and continued use of building as a day centre (retrospective) 

Hall Edith Moorhouse Primary School Lawton Avenue 

Caterton Day Centre For The Elderly Ltd 

 

31.  20/01169/LBC Bampton and Clanfield APP 

 Affecting a Conservation Area 

 

Installation of replacement gates to front entrance (Station Road) and side entrance (Landells). 

Manor House Station Road Bampton 

Mr And Mrs Jones 

 

32.  20/01358/HHD Standlake, Aston & Stanton 

Harcourt 

APP 

  

Erection of a replacement garage 

Novita Cote Bampton 

Mr Des Johnston 
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33.  20/01185/HHD Eynsham and Cassington APP 

 Affecting a Conservation Area 

 

Remove existing conservatory and erections of single storey rear extension with lantern roof 

lights. New canopy over front door. 

6 Queens Close Eynsham Witney 

Miss Lucy A Fleming 

 

34.  20/01264/HHD Brize Norton and Shilton APP 

  

Erection of detached double garage with office above. 

1 Foxwood Lane Bradwell Grove Burford 

Mr Clive Henry 

 

35.  20/01251/HHD Witney South WDN 

  

Erection of two storey and single storey side extension. 

25 Ducklington Lane Witney Oxfordshire 

Mr Paul Metcalf 

 

36.  20/01211/HHD Witney North APP 

  

Erection of single storey side and rear extension 

23 Vanner Road Witney Oxfordshire 

Mr And Mr Chris And Leve Hogg And Simmonds 

 

37.  20/01226/HHD Bampton and Clanfield APP 

 Affecting a Conservation Area 

 

Alterations and erection of single storey side extension. 

Box House Market Square Bampton 

Mr And Mrs Pease 

 

38.  20/01230/HHD Bampton and Clanfield APP 

  

Alterations and two storey and single storey rear extensions and replacement front porch 

16 Bushey Row Bampton Oxfordshire 

Mr And Mrs S Caton 

 

39.  20/01267/CLP Alvescot and Filkins APP 

  

Certificate of Lawfulness to establish that planning permission W97/0592 remains extant, 

allowing the approved first floor extension to be undertaken lawfully and is independent from 

works falling under Permitted Development Rights (specifically the approved Prior 

Notification 19/03106/PN42) 

Glebe Farm Radcot Road Grafton 

Mr and Mrs Oli and Fran Corkhill 

 

40.  20/01274/HHD Witney West APP 

  

Erection of first floor extension above existing garage and new porch. (Part retrospective) 

6 Barrington Close Witney Oxfordshire 

Mr Dave Waller 
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41.  20/01298/HHD Eynsham and Cassington APP 

  

Single storey extension to garage and conversion to office. 

41 Falstaff Close Eynsham Witney 

Mr And Ms Popham And Ramen 

 

42.  20/01406/HHD Eynsham and Cassington WDN 

  

Construction of single storey front extension, demolition of existing garages and erection of 

two ancillary outbuildings to accommodate additional bedrooms and a games room, all linked 

together by a glazed corridor. 

Shuttles Cottage Chapel Road South Leigh 

Mr Baish 

 

43.  20/01594/PN42 Witney East P2NRQ 

  

Erection of single storey rear extension. 

111 Wadards Meadow Witney Oxfordshire 

Mr David Friend 

 

44.  20/01424/CLP Eynsham and Cassington REF 

  

Certificate of lawfulness (proposed outbuilding comprising garden room, gym, music room 

and games room). 

Shuttles Cottage Chapel Road South Leigh 

Mr And Mrs N And E Baish 

 

 

 

APPEAL DECISIONS 

 

APPLICATION NO:  19/00576/OUT 

 

Outline application for a single residential dwelling lover land south of 39 Witney Road,  

EYNSHAM. 

 

APPEAL DISMISSED 

__________________________________________________________________________ 

 

APPLICATION NO:  19/01878/FUL 

 

The develop proposed is building operations and introduction of windows and door 

openings to facilitate the residential use of the modern farm building at Chimney Farm Barns 

following the change of use from storage (Use Class B8) to a self-contained residential 

dwelling (Use Class C3) by prior notification 19/01114/PN56 – Chimney Farm Barns, 

Chimney, BAMPTON. 
 

APPEAL DISMISSED 

APPLICATION FOR AN AWARD OF COSTS – REFUSED 

__________________________________________________________________________ 
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