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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 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



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

Application
Number

16/03627/OUT

16/04234/OUT

17/00629/FUL
17/00609/FUL
17/00873/FUL
17/01193/FUL
17/01194/LBC
17/00924/FUL
17/00965/FUL
17/01296/FUL
17/00831/OUT
17/01618/FUL
17/01561/RES

17/01623/FUL

Address

Land at Butts Piece, Main Road, Stanton Harcourt

Land North and West and East of Belclose Cottage, Withey Road,

North Leigh

Land To The Rear of 65 High Street, Standlake

Manor Farm, Eynsham Road, Cassington

Tennis Club House, Broadwell

Masonic Hall, 20 Church Green, Witney

Masonic Hall, 20 Church Green, Witney

Applegarth, 2A Holloway Road, Witney

Land South East of Lancott Lane, Brishthampton

2 |acks Corner, 2A The Crofts, Witney

Linden House, Kilkenny Lane, Brize Norton, Carterton

24 Sellwood, Drive Carterton

Land South of Stanmore Crescent, Carterton

Hardwick Quarry, Downs Road, Standlake

Page

22

37
49
64
69
79
88
100
122
127
132
137

142



Application Number 16/03627/OUT

Site Address Land at Butts Piece
Main Road

Stanton Harcourt
Oxfordshire

Date 28th June 2017

Officer Catherine Tetlow

Officer Recommendations Approve subject to Legal Agreement
Parish Stanton Harcourt Parish Council
Grid Reference 441306 E 205597 N

Committee Date 10th July 2017

Location Map
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Application Details:
Development for up to 40 dwellings and a shop with associated infrastructure works, Alterations to
existing and provision of new vehicular access and pedestrian accesses (amended description).

Applicant Details:
David Bury And Jo Wilson, c/o Agent.
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CONSULTATIONS

Parish Council

Thames Water

Major Planning
Applications Team

WODC - Arts
Environment Agency

WODC Architect

Object on the following grounds:

Need for bypass. S106 contribution of £100,000 should be required.
Lack of adopted local plan leads to inappropriate applications being
supported.

Access should link Blackditch to opposite the cemetery to avoid
traffic passing through the village.

Increase in village of 30% in short space of time.

Local area unable to sustain this development.

Lack of infrastructure capacity

Village is A listed

Historic village and impact on heritage

Traffic and highway safety

Few job opportunities

Insufficient school capacity

Impact on water and sewerage capacity

Only one shop in the village can survive.

Questionable whether the proposed shop has adequate parking

No objection

Highways - No objection in relation to access and traffic generation.
Object with regard to lack of bus service.

Drainage - No objection subject to condition

Education - No objection subject to primary school contribution of
£192,366

Minerals and Waste - No objection

Archaeology - No objection subject to conditions

Clir Charles Mathew has commented as follows:

| certainly wish to comment on this application on grounds of no bus
service and lack of facilities in the village- no pub or shop selling more
than papers and bare essentials. The Post office is temporarily housed
(three mornings a week) and it would be necessary to get PO
permission to move the siting- not an easy task. In addition it is
unlikely the Primary School can take the extra pupils and the access
to the Primary from Butts Piece is across the road on a dangerous
corner- as it stands highly unsatisfactory. In addition the site lies near
the Landfill of Dix Pit and it is questionable whether this is a suitable
site for residential housing in view of the existence of methane and
other gases from the landfill, the subject over the years of much
concern within the village. | have severe misgivings.

A S106 contribution of £6,540 is required towards public art
No comments received
As originally submitted objection was raised in terms of the

importance of this open space in the settlement and effect of largely
unbroken development across the site. It was considered that there



Historic England
Biodiversity Officer

ERS Env Health -
Lowlands

WODC Housing
Enabler

WODC Landscape And
Forestry Officer

WODC - Sports

Parish Council

Major Planning
Applications Team

WODC - Arts
Environment Agency
WODC Architect
Historic England
Biodiversity Officer

ERS Env Health -
Lowlands

would be a harmful effect on the historical character of the
settlement, giving a much more urban form. along with traffic and
domestication.

Advice was given in relation to potential revisions and in light of the
amended plans, whilst there is some harm to the Conservation Area
(including its other heritage assets), on balance the proposal is now
not objected to in heritage terms.

No comments to make.

No objection subject to conditions

No objection subject to contaminated land condition.

A policy compliant 40% affordable housing is proposed. Scheme mix
to be 70% affordable rent and 30% shared ownership

No comments received

A contribution of £46,240.00 off site contribution towards
community/sport/recreation facilities within the catchment is
required. In addition, £32,720.00 is required for the enhancement
and maintenance of existing play/recreation areas within the
catchment

see comments above

see comments above

No Comment Received.

see comments above

see comments above

see comments above

see comments above

| note the absence of any Noise report to indicate that the design
and layout has actually considered noise impact. The site is adjacent
an Industrial estate. | note that there is open space /ground on the
perimeter boundary adjacent the Industrial estate, has this been done

deliberately to reduce and buffer the impact of industrial noise?

A comment from the applicants on this issue may be pertinent.
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WODC Housing see comments above
Enabler

WODC Landscape And  see comments above

Forestry Officer

WODC - Sports see comments above
Thames Water see comments above
REPRESENTATIONS

41 objections have been received referring to the following matters:

The proposal is large scale development within a Conservation Area. Impact on character
and heritage.

Addition of 60 homes in a category A village is excessive and does not represent infill or
conversion.

Primary school is full and there would be pressure on secondary schools.

Impact on drainage and flood risk.

Increase in traffic and impact on highway safety. Unsuitable road network

No bus service and cycling to neighbouring villages unlikely.

Limited facilities in the village.

Loss of green buffer to industrial area

Impact on ecology.

No children's play area. Access to facilities elsewhere in the village requires crossing roads.
Impact on infrastructure.

Increase in car parking demand

Locating pre-school away from primary school doesn't make sense.

Poor water pressure.

Proximity to landfill site and pollution risk.

Lack of local employment.

Development west of Sutton would be more appropriate with a bypass.

Full details of low cost housing should be provided.

Impact on privacy.

Impact on quality of life.

Precedent for further large scale development.

Reliability of electricity supply.

Limited facilities in the village.

Village can't sustain a shop.

Impact on archaeology

Problem of accessing electricity pole in garden if development goes ahead.

Conflict between private access and proposed footpath to village and consequent danger-.

An expression of support has been received referring to:

Housing is needed
Opportunity for a village shop is welcomed
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3.5

e  Development will contribute to village viability
e  Thesite is unused
e  Good place to develop in the village

At the time of writing the formal re-consultation period had not expired and any further
representations will be reported at the meeting.

APPLICANT'S CASE
The following is taken from the conclusions in the submitted Planning Statement.

West Oxfordshire District Council cannot demonstrate a 5-year supply of housing land;
evidenced by recent appeal decisions and as required by paragraph 47 of the NPPF. The NPPF
recognises at Paragraph 49 that where a Local Planning Authority cannot demonstrate a 5-year
supply of deliverable housing land, the policies for the supply of housing should be considered
out-of-date, which brings into play the presumption in favour of sustainable development set out
at Paragraph 14 of the NPPF.

The applicants have shown also that there are no adverse impacts that would significantly and
demonstrably outweigh the benefits of the scheme. It is evident therefore that this scheme is
consistent with paragraph 14 in the NPPF and that consequently there is a clear presumption
that this application should be granted permission.

The proposal also accords with those policies of the Development Plan and the emerging Local
Plan that are relevant to the consideration of this application and to which weight should be
given.

In light of the forgoing, and having regard to the planning policy considerations set out above,
the weight of evidence lies with a decision to approve this planning application.

PLANNING POLICIES

BE| Environmental and Community Infrastructure.

BE2 General Development Standards

BE3 Provision for Movement and Parking

BE4 Open space within and adjoining settlements

BE5 Conservation Areas

BE8 Development affecting the Setting of a Listed Building
BEI3 Archaeological Assessments

BEI8 Pollution

H2 General residential development standards

H5 Villages

H1 | Affordable housing on allocated and previously unidentified sites
NE3 Local Landscape Character

NE6 Retention of Trees, Woodlands and Hedgerows

NE |3 Biodiversity Conservation

SH4 Shopping Facilities for the Local Community

T Traffic Generation

T2 Pedestrian and Cycle Facilities

T3 Public Transport Infrastructure
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TLC7 Provision for Public Art

ESNEW Local services and community facilities

HINEW Amount and distribution of housing

H2NEW Delivery of new homes

H3NEW Affordable Housing

H4NEW Type and mix of new homes

OSINEW Presumption in favour of sustainable development
OS2NEW Locating development in the right places
OS4NEW High quality design

OS5NEW Supporting infrastructure

T INEW Sustainable transport

T3NEW Public transport, walking and cycling

T4NEW Parking provision

EW2NEW Eynsham-Woodstock sub-area

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

PLANNING ASSESSMENT

The proposal as amended is an outline application for up to 40 dwellings and a shop. This
represents a reduction of 20 units, from the originally proposed 60, and removal of the
children's nursery. The shop is now proposed to be provided by way of conversion of the
existing stable block adjacent to Blackditch. The existing children's nursery will remain on the
primary school site. As shown on the illustrative layout, more than half the site area would be
retained as open space. A range of supporting information has been provided.

The site is greenfield and currently divided into parcels and used for horse grazing. There is
some tree cover and hedgerow to the periphery but the main green feature is a mature
hedgerow with trees that crosses and divides the site on an east-west alignment. There is small
group of agricultural buildings toward the eastern edge of the site to the rear of The Green.

Part of the land fronts Blackditch to the north and then extends south to the boundary with the
former airfield. To the west is the industrial area and some housing. There is also housing
adjoining the site to the east.

The site is within the Stanton Harcourt Conservation Area, the boundary of which follows the
south and west boundaries of the site. There are a number of listed buildings in the vicinity.

The relevant planning history is as follows:
75/0104 - erection of dwelling houses and garages (outline) refused 24/03/75
2001/1390 - demolition of disused water tower - approved 16/10/01

The site is identified in the SHELAA 2016, as site 414. The commentary on the site is as follows:
"The majority of this site, especially the northern part, provides a valuable contribution to the
character of the area and gives an open vista from the centre of the village through to the open
countryside beyond. Development would harm the character and appearance of the
Conservation Area and adversely affect this site's role as open green space within a network of
Green Infrastructure.”
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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

Siting, design and form
Heritage

Highways

Trees, landscaping and ecology
Drainage

Residential amenity
Contamination

S106 matters

Principle

Stanton Harcourt (with Sutton) is classified in the Local Plan 201 | as Group A settlement
(village). Based on the settlement sustainability assessment (Nov 2016) the village is ranked joint
20th of the 4| settlements assessed in terms of services and facilities available.

The village benefits from services, including a primary school, community building, sports
facilities and pub, but the bus service was withdrawn in the summer of 2016 and the village is
not located in close proximity to a higher order settlement which would provide a wider range
of facilities. It is understood that the viability of the current village shop is questionable. In this
regard, it is likely that a higher resident population arising from this scheme and the airfield
scheme would increase patronage of a village shop and provide the community with a useful
service. In principle, the provision of a shop within this scheme, in close proximity to the village
hall and existing development, is not objected to.

Following the first sessions of the Examination of the emerging Local Plan 2031 in November
2015, the Council undertook further work on housing land supply matters, including a call for
additional sites to be considered in a review of the SHLAA. In October 2016 the Council
published an updated Housing Land Supply Position Statement and modifications to the Plan. The
5 year requirement is now based on the 660pa midpoint identified in the SHMA. This gives rise
to a requirement over the plan period of 13,200 dwellings. Added to this will be WODC's
apportionment of Oxford City's unmet need 2,750 dwellings, and the accumulated shortfall since
the year 201 1, currently 1,978 dwellings, plus a further 5% 'buffer' in accordance with national

policy.

In accordance with a common assumed start date of 2021, the Council is proposing through the
Local Plan that Oxford's unmet need will be dealt with after the year 2021 to take account of
lead -in times on large, strategic sites. Furthermore, in order to maintain an annual requirement
that is realistically achievable the Council is proposing that the accumulated shortfall will be
spread over the remaining plan period to 2031 using the "Liverpool” calculation rather than
addressing it in the next 5 years under the alternative "Sedgefield" calculation.

The Council's assumed supply of deliverable housing sites includes existing large and small
commitments, draft local plan allocations and anticipated ‘windfall' which total 5,258 dwellings
(as referred to in the May 2017 Position Statement). This gives rise to a 5.85 year supply using
the Liverpool calculation and a 5% buffer. Using a 20% buffer the supply is 5.12 years.
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The Council has been making great efforts to boost the supply of housing by making further Plan
allocations, identifying suitable sites in the SHELAA 2016, and approving, and resolving to
approve, a large number of housing proposals. The Council will be making a strong case for the
"Liverpool" calculation and is confident that its approach is appropriate to address housing needs
in the District in a realistic and sustainable manner over the plan period.

Following consultation on the modifications to the Plan, it has been submitted unaltered to the
Planning Inspectorate and the Examination resumed on 9th May 2017, with further sessions
timetabled for July 2017. Although the Council's approach has yet to be endorsed by the Local
Plan Inspector, the direction of travel and commitment to boost the supply of new housing in
the District is clear. Officers are therefore of the view that increasing weight should be attached
to the emerging plan given its progression to the next stage of examination. Nevertheless,
whilst there is still some uncertainty as to the housing land supply position, it remains
appropriate to proceed with a precautionary approach and assess proposals applying the
provisions of the second bullet of "decision taking" under paragraph |14 of the NPPF.

Emerging Local Plan 2031 Policy OS2 allows for limited development in villages which respects
the village character and would help to maintain the vitality of these communities. Emerging
Policy H2 allows for housing development on undeveloped land within or adjoining the built up
area where the proposal is necessary to meet housing needs and is consistent with a number of
criteria (now expressed in OS2), and is consistent with other policies in the plan.

It is acknowledged that the site does adjoin the existing built up area of the village. Therefore,
on the basis of emerging policies for the supply of housing, the location of the development
proposed would be acceptable in principle. The negative findings of the SHELAA reflect a red
line area, not a proposed scheme. The concerns expressed as regards the impact of
development here on character and green space were well founded, but for the reasons that will
be set out below it is considered that the proposal in its amended form substantially overcomes
these reservations.

Siting, Design and Form

An indicative layout has been provided, and this indicates that a scheme of 40 dwellings can
readily be accommodated within the site area.

The layout shows an intention to restrict built form to the east side of the site where buildings
would sit behind existing residential development at The Green and north of the former airfield
(which has a Committee resolution to approve 50 dwellings). An extensive area on the western
half of the site would be retained as open space and when viewed in a wider context would
continue to form part of a network of green spaces that link though from the north to the south
of the village.

It is understood that the houses would be 2 storey, which would be consistent with the scale of
properties in this location. Nevertheless, the house types are for future consideration as part of
a subsequent reserved matters application.

The design is likely to be inspired by vernacular forms and will also, in part, reflect the scale and
design of the existing airfield buildings, some of which will be retained, but no detailed elevations
are available as part of the application.
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Heritage and landscape

The site is within the Stanton Harcourt Conservation Area, and there are a large number of
listed buildings within it. The setting of all nearby listed buildings and the effect on the
Conservation Area need to be considered under sections 66 and 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990.

Local Plan Policy BE5 states that the character and appearance of Conservation Areas should
not be eroded by the introduction of unsympathetic development proposals within or affecting
their setting. Policy BE8 requires that development should not detract from the setting of a
listed building.

Section 12 of the NPPF deals with the historic environment and addresses the impact of
development on heritage assets. Emerging Local Plan Policy EH7 has been drafted in the light of
the NPPF and promotes the conservation and enhancement of West Oxfordshire's historic
environment.

The application site forms an important part of the Conservation Area, in being a large area of
open space that constitutes a significant proportion of the overall area covered by the
designation. Historically Stanton Harcourt, with Sutton, were polyfocal with undeveloped areas
between built from. The Conservation Area Character Appraisal identifies a view across the site
as important. Officers agree that the openness of the site and its pastoral character provides a
pleasant view from Blackditch and allows the agricultural setting for the village to be appreciated.

As originally proposed the development would have effectively closed off the open view from
Blackditch by introducing built form across virtually the whole width of the site from east to
west. As amended, the development is much more physically and visually contained, in sitting to
the rear of Greesleeves and its curtilage, the rear of The Green, and the northern boundary of
the airfield.

Green space and an open view would be maintained through the site north to south. Although
the proposed access and the proposed shop and its parking would have an urbanising effect to
some degree, additional planting at the northern end of the site would soften the effect.
Retention of existing mature planting north of the proposed dwellings would provide screening
and would be supplemented by additional planting.

To the south there is a public footpath that runs east-west across the airfield and emerges at its
western end separated by a field from the application site. Views from this path can be gained to
the north across this field towards the site, although this view is filtered by existing mature
trees. Whilst the development would be likely to have some visual presence when viewed from
the path, particularly in winter, the openness retained through the site would be appreciated.
The development would be visible in more glimpsed views from The Green and Main Road.

The nearest Listed Building is the Grade Il, Nos. 28/29 Main Road (Leena Cottage). This is a 2.5
storey stone house, formerly two cottages, which sits at angle to Main Road. The proposed
pedestrian access from the site to the village would pass the southern boundary of this property.
However, it is noted that there is an existing agricultural vehicular access in this location, and
access to the dwelling Butts Piece, and therefore some existing activity associated with it. The
nearest proposed building would be approximately 35m away, and the quantum of new
development overall would significantly change the character of the application site. There



5.29

5.30

5.31

5.32

5.33

5.34

would be some inter-visibility between the Listed Building and the site. Whilst historically the
site and other land in this location would have provided a rural setting for the cottage, this has
been eroded over time with the construction of Greensleeves and the estate at The Green.
Public views of the cottage are only available from Main Road and these would not be affected
by the development. It is concluded that there would be less than substantial harm to the
setting of Leena Cottage.

No.27 Main Road is Grade Il listed and lies to the north of Main Road. This is a 2 storey stone
cottage. Given that this building is further away from the site and the other side of Main Road, it
is considered that there would be no material effect on its setting.

No.30 Main Road (Smithy Cottage), a Grade |l Listed 1.5 storey stone cottage, lies to the north
of the site, east of the junction of Main Road and Blackditch. Views from this cottage can be
gained towards the site, but there is significant intervening tree cover on the land at the corner
of junction. The proposed dwellings would be some distance away, with no inter-visibility. The
proposed access, which would be visible from the cottage would have a very limited effect on
the setting. There would be no material effect on the setting of this building.

Blackditch Farmhouse lies to the west of the site and is a Grade |l listed stone house dating from
C17. Although the site would have formed part of the agricultural setting of this farmhouse, its
setting has been compromised by the modern development at Farmhouse Close which lies to
the east. Given that the proposed built form would be sited away to the east and green space
retained in closest proximity to the listed building, it is considered that there would be no
material harm to the setting of this building.

The historic core of the village lies to the east of the site, but does not directly adjoin it. Here
there is a large number of listed buildings, including the Grade | listed St Michael's Church and
buildings associated with Harcourt House. At certain points within the application site the
church tower comes into view looking past the south end of The Green. This view would be
lost as a result of the development. However, it is a private view and not one currently available
to the public. It is not identified as an important view in the Conservation Area. Although the
built form would be relatively close to listed buildings to the west side of Main Road, east of the
site, their setting is already compromised to some degree by development at The Green and
utilitarian agricultural buildings which intervene. Looked at collectively, the setting of the listed
buildings east of the site would harmed to a limited degree and is therefore judged less than
substantial.

A number of buildings south of Blackditch, between Blackditch Farmhouse and the site are
locally listed and identified in the Conservation Area Character Appraisal. These include the
stable block proposed to be converted to provide a shop. The proposed dwellings would be
some distance from these buildings and their setting would be largely unchanged. Whilst the
conversion to the shop and provision of car parking would introduce some degree of change,
the sympathetic reuse of the stables and the provision of a community facility outweigh any
harm to this particular building, as a heritage asset within the Conservation Area.

The site is acknowledged to be archaeologically sensitive, and the applicant has undertaken an
archaeological field evaluation. The OCC Archaeologist advises that this revealed a spread of
predominantly early Iron Age finds, but also later Iron Age and Romano-British activity. The
evidence is not so significant as to warrant Scheduled Ancient Monument status, and would not
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preclude the development. Conditions are recommended to include further investigation and
recording.

The Devils Quoits Scheduled Ancient Monument lies to the south west and would not be
materially affected by the development.

It is acknowledged that there would be less than substantial harm to the Conservation Area and
some listed buildings within it. This harm needs to be outweighed by public benefits.

Highways

Access would be taken from Blackditch and all vehicular traffic would use this access. A
pedestrian route is planned to the north east of the site to emerge between Butts Piece and
Leena Cottage onto Main Road. An objection has been received from the occupier of Butts
Piece in relation to the footpath, in that they consider that this will lead to conflict between cars
and pedestrians. However, only Butts Piece and Leena Cottage use the track off Main Road and
this currently provides pedestrian access to The Green. It is considered that residents would be
aware of potential vehicle movements here, which in any event would be limited and at very low
speed. At Main Road there is a footway on the north side to provide access to the east side of
the village, including the school.

OCC Highways raise no objection to the means of access and traffic generation. A tactile
crossing at Blackditch will be required to provide access to the village hall.

The Highways Officer notes that the parking proposed appears to be on the low side, but this
could be addressed at reserved matters in terms of detailed layout.

There is no longer a timetabled bus service to Stanton Harcourt and on this basis it will not be
possible for access for all to be achieved by sustainable means. The site is located within the
village and is within reasonable walking and cycling distance of the available, albeit somewhat
limited, local services. Nevertheless, it is acknowledged that there would be reliance on the
private car for journeys to larger settlements for most services and facilities.

OCC raised the same objection in connection with the proposal for 50 dwellings at the
adjoining former airfield (16/01054/OUT). In that case it was argued that the disbenefit of a lack
of public transport was outweighed by the benefit of the provision of new housing. Officers
remain of this view in connection with the current application.

Trees, landscaping and ecology

The area to be developed is open pasture and no tree removal would be required on this part
of the site. Peripheral planting can be retained. However, a short section of the existing
hedgerow that runs across the site would be required to allow the access road to pass through.
The proposals indicate a net gain in tree planting and landscaping, and a parkland open space
with footpaths would be created.

Subject to the submission of a full tree protection plan which can be secured by condition, it is
considered that there would be no detriment in landscape terms arising from the treatment of
trees on the site.
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The submitted ecological report was considered by the Council's Biodiversity Officer and no
objection is raised subject to conditions regarding mitigation, enhancements and management
for wildlife. The conditions will be provided by way of update at the meeting.

Drainage

The site is within Flood Zone | and therefore at low risk of flooding. Although concern has
been expressed locally about flooding and drainage, subject to a sustainable drainage scheme
being agreed, there is no reason to believe that the development would result in detriment as
regards increased flood risk. OCC has no objection subject to condition. Sufficient space is
available within the open space to provide attenuation features. No comments were made by
the Environment Agency.

No objection is raised by Thames Water regarding sewerage capacity or water supply.

Residential amenity

The indicative layout shows that a development of 40 units can be accommodated on the site
without causing impacts on privacy, light or general amenity to neighbouring property. The
detailed arrangement of buildings would be addressed at the reserved matters stage in any
event, but as shown there would be considerable distance between existing and proposed
buildings.

There would be significant separation between the development and the industrial buildings to
the west and there would be unlikely to be unacceptable pollution impacts in this regard.

Minerals consultation area

The application site is underlain by deposits of sharp sand and gravel. This mineral resource is
small and is now isolated from active mineral working operations. Adjoining land has either
already been developed or worked for sand and gravel. The site is heavily constrained by
adjoining residential and other development. It is unlikely that the site contains a practically
workable sand and gravel deposit. Therefore no objection is raised by OCC on minerals
safeguarding policy grounds.

Contamination

The part of the site to be developed lies approximately 180m from the edge of Dix Pit, which
has been used for the disposal of non-hazardous waste, including municipal solid waste. Deposit
of waste has ceased and the site is now being restored.

The Environment Agency has not commented on the application. WODC Pollution Control
Officer raises no objection but recommends a condition to deal with: site investigation;
assessment of risk; remediation measures where necessary; and verification of any remediation
required before occupation of the development.

S106 matters

The applicant has referred to the provision of 40% affordable housing which is a policy compliant
contribution. The mix of housing would be set out in the legal agreement.
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A contribution of £6,540 is required towards public art.

A contribution of £46,240.00 off site contribution towards community/sport/recreation facilities
within the catchment is required. In addition, £32,720.00 is required for the enhancement and
maintenance of existing play/recreation areas within the catchment.

Stanton Harcourt CE Primary School is the designated primary school for this development site
and is part of the Eynsham Partnership Academy, a multi academy trust. It is a rural school with
a capacity of 105 places for Reception to Year 6 and an Admission Number of 15 (recently
expanded from 12). In addition, the school includes a nursery class registered to offer 15 places.
The nursery is operating at capacity and there is a known shortfall of 2 year old places in the
area. As of January 2017 the school had 96 statutory school age children on roll (i.e. Reception
to Year 6) with spare capacity almost entirely concentrated in the oldest year group, who will
leave the school in July 2017. Nearly all other year groups are already full, or in excess of
capacity. The school is therefore effectively full and does not have sufficient capacity to meet the
needs of this proposed development. It would therefore be necessary to expand the capacity of
the school.

Initial discussion with the school and the responsible Multi Academy Trust indicated that the
school could be expanded in a satisfactory manner through the nursery children being relocated
to the nursery building proposed on the application site. Further consideration has led to the
school to revise its view, and it now prefers to expand within its current site. As a result the
nursery was removed from the proposal. As such, it seeks additional accommodation to
increase its intake to 20 children per year group, and also increase its nursery to 20 places. This
would provide sufficient capacity to meet the needs of this proposed development as well as the
development at Stanton Harcourt Airfield. As such, OCC now seeks £192,366 contribution for
the necessary expansion of the primary and nursery education capacity on the site of Stanton
Harcourt Primary School.

OCC is not seeking Education contributions to mitigate the impact of this development on
Secondary school infrastructure or Special Education Needs. This is solely due to Regulation 123
of the Community Infrastructure Regulations 2010 (as amended), and the need to reserve ability
to seek contributions from larger developments than this in the area in future.

Conclusion

The site adjoins a village, which although doesn't provide a full range of amenities is considered a
suitable for some new development. This is recognised in emerging Policies OS2 and H2.

The site lies within the Stanton Harcourt Conservation Area and within a relatively short
distance of a number of listed buildings. Although there would be some effect in terms of siting
significant housing development within the Conservation Area and in a relatively short distance,
of listed and unlisted heritage assets, the impact on the setting of these heritage assets is judged
either not material or less than substantial, as set out above. The provision of new housing,
including 40% affordable, in a suitable location is considered a benefit which outweighs this
limited harm in this case.

Existing trees and hedgerow would be retained, save for limited removal to facilitate the access
to the development. The development would therefore sit within an established landscape
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setting. Additional landscaping would be provided as part of any future scheme to create a new
parkland. Whilst there would be some adverse impact on the landscape in replacing pasture with
housing, the visual effect would be localised and limited, with very little impact on public views.

The access to the site is acceptable in highways terms, subject to conditions.
The site is at low risk of flooding and a sustainable drainage scheme can be secured by condition.

There would be no impact on protected species and mitigation and enhancements for wildlife
can be secured by condition.

There is no reason to believe that residential amenity would be unacceptably affected and
detailed layout and design will be considered at reserved matters in this regard.

Whilst the constraint of the landfill site is noted, no objection from formal consultees is raised
and suitably worded conditions can address potential hazards and mitigation strategies.

Given that the saved Local Plan 201 | Policies for the supply of housing are time expired, and the
emerging Local Plan is yet to complete examination and adoption, the Council cannot currently
definitively demonstrate a 5 year supply of housing. In this context, policies for the supply of
housing are out of date and paragraph 14 of the NPPF is engaged. This requires that
development is approved unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits. In this context, there are no technical objections to the
scheme other than the withdrawal of the bus service and effect on travel choices. Significant
weight is attached to the benefit of the provision of new housing (in general terms), and in
particular the required 40% affordable housing in this case. The economic benefits associated
with the construction of new dwellings, and potential economic activity associated with new
residents are acknowledged. This is considered to outweigh the less than substantial heritage
harm and limited landscape harm. Having taken into account material planning matters, and
balancing the harm arising with the benéefits, it is recommended that the application is approved
subject to completion of a legal agreement.

CONDITIONS

(2) Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission;

and

(b) The development hereby permitted shall be begun either before the expiration of five years
from the date of this permission, or before the expiration of two years from the date of
approval of the last of the reserved matters to be approved, whichever is the later.

REASON: To comply with the requirements of Section 91 of the Town and Country Planning
Act 1990 as amended.

Details of the scale, appearance, landscaping and layout (herein called the reserved matters)
shall be submitted to and approved in writing by the Local Planning Authority before any
development begins and the development shall be carried out as approved.

REASON: The application is not accompanied by such details

The development shall be carried out in accordance with plan 210 (site location), and in general
accordance with plan 214 Rev C (illustrative layout) and 16-1384 V2 (illustrative landscape plan).
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For the avoidance of doubt the reserved matters submission shall restrict all new dwellings to
the area east of the main access as shown on the submitted amended plans 214 Rev C and |6-
1384 V2.

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

Prior to the commencement of the development hereby approved, full details of the means of
access between the land and the highway on Blackditch including position, layout, and vision
splays shall be submitted to and approved in writing by the Local Planning Authority. Thereafter,
and prior to the first occupation of any of the dwellings and shop, the means of access shall be
constructed and retained in accordance with the approved details. Agreed vision splays shall be
kept clear of obstructions higher than 0.6m at all times.

REASON: In the interests of highway safety and to comply with Government guidance contained
within the National Planning Policy Framework.

Prior to the commencement of the development hereby approved, full specification details of
the vehicular accesses, paths, driveways, turning areas, parking and cycle parking to serve the
dwellings and shop, which shall include construction, layout, surfacing and drainage, shall be
submitted to and approved in writing by the Local Planning Authority. Thereafter and prior to
the first occupation of any of the dwellings or shop, the access, driveways and turning areas and
cycle parking to serve those dwellings or the shop shall have been constructed in accordance
with the approved details, and shall be retained thereafter.

REASON: In the interests of highway safety.

Prior to the commencement of the development hereby approved, full details of the direct
pedestrian link between the development and Main Road and the public footpath linking to The
Green shall be submitted to and approved in writing by the Local Planning Authority.
Thereafter, and prior to first occupation of any of the dwellings or the shop, these links shall be
constructed and retained in accordance with the approved details.

REASON: To ensure safe and suitable access to the development for all persons, and to
maximise opportunities for sustainable travel in accordance with NPPF.

Prior to commencement of the development a surface water drainage scheme for the site, based
on sustainable drainage principles and an assessment of the hydrological and hydro-geological
context of the development, has been submitted to and approved in writing by the local planning
authority. The scheme shall subsequently be implemented in accordance with the approved
details before the development is completed and shall be retained thereafter. The scheme shall
also include:

I) Discharge Rates

2) Discharge Volumes

3) Maintenance and management of SUDS features (this may be secured by a Section 106
Agreement)

4) Sizing of features - attenuation volume

5) Infiltration tests to be undertaken in accordance with BRE365

6) Detailed drainage layout with pipe numbers

7) SUDS (list the suds features mentioned within the FRA to ensure they are carried forward
into the detailed drainage strategy

8) Network drainage calculations

9) Phasing plans



REASON: To ensure satisfactory drainage of the site in the interests of public health, to avoid
flooding of adjacent land and property and to comply with Government guidance contained
within the National Planning Policy Framework.

No development, including any works of demolition, shall take place until a Construction
Method Statement has been submitted to and approved in writing by the Local Planning
Authority. The approved Statement shall be adhered to throughout the construction period and
shall provide for:

| The parking of vehicles for site operatives and visitors

I The loading and unloading of plant and materials

Il The storage of plant and materials used in constructing the development

IV The erection and maintenance of security hoarding including decorative displays

V  Wheel washing facilities

VI Measures to control the emission of dust and dirt during construction

VIl A scheme for recycling/disposing of waste resulting from demolition and construction
works.

VIl Hours of operation of the site

REASON: To safeguard the means to ensure that the character and appearance of the area,
living conditions and road safety are in place before work starts.

The applicant, or their agents or successors in title, shall be responsible for organising and
implementing an archaeological investigation, to be undertaken prior to development
commencing. The investigation shall be carried out by a professional archaeological organisation
in accordance with a Written Scheme of Investigation that has first been approved in writing by
the Local Planning Authority.

REASON: To safeguard the recording of archaeological matters within the site in accordance
with the NPPF. (2012)

Prior to the commencement of the development and following the approval of the Written
Scheme of Investigation referred to in condition 9, a staged programme of archaeological
investigation shall be carried out by the commissioned archaeological organisation in accordance
with the approved Written Scheme of Investigation. The programme of work shall include all
processing, research and analysis necessary to produce an accessible and useable archive and a
full report for publication which shall be submitted to the Local Planning Authority.

REASON: To safeguard the recording of archaeological matters within the site in accordance
with the NPPF. (2012)

No development (including site clearance and demolition) shall commence until all existing trees
and hedgerow not identified for removal in the submitted tree schedule dated 09/06/2017 and
shown on drawing 4005/02/D16-0482 Rev 2 have been protected in accordance with a tree
protection plan which complies with BS 5837:2012: 'Trees in Relation to design, demolition and
construction'. The tree protection plan shall have first been submitted to, and approved in
writing by, the Local Planning Authority. The approved measures shall be kept in place during
the entire course of development. No work, including the excavation of service trenches, or the
storage of any materials, or the lighting of bonfires shall be carried out within any tree
protection area.

REASON: To ensure the safeguard of features that contribute to the character and landscape of
the area.



A. Site Characterisation

No development shall take place until an assessment of the nature and extent of contamination
has been submitted to and approved in writing by the Local Planning Authority. This assessment
shall consider any contamination on the site, whether or not it originates on the site.

Moreover, it must include:

(i) A 'desk study' report documenting the site history, environmental setting and character,
related to an initial conceptual model of potential pollutant linkages

(i) A site investigation, establishing the ground conditions of the site, a survey of the extent,
scale and nature of contamination;

(iii) A 'developed conceptual model' of the potential pollutant linkages with an assessment of the
potential risks to:

- human health,

- property (existing or proposed) including buildings, and service lines and pipes,

- adjoining land,

- groundwaters and surface waters,

- ecological systems.

B. Submission of Remediation Scheme

No development shall take place until a detailed remediation scheme to bring the site to a
condition suitable for the intended use by removing unacceptable risks to human health,
buildings and other property and the natural environment has been submitted to and approved
in writing by the Local Planning Authority. The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, an appraisal of remedial options, and
proposal of the preferred option(s), and a timetable of works and site management procedures.
The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use of the land after remediation.

C. Implementation of Approved Remediation Scheme

The Remediation Scheme, as agreed in writing by the Local Planning Authority, shall be fully
implemented in accordance with the approved timetable of works and before the development
hereby permitted is first occupied. Any variation to the scheme shall be agreed in writing with
the Local Planning Authority in advance of works being undertaken. On completion of the
works the developer shall submit to the Local Planning Authority a Verification Report
confirming that all works were completed in accordance with the agreed details".

D. Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing within 2 days to
the Local Planning Authority and development must be halted on the part of the site affected by
the unexpected contamination.

An assessment must be undertaken in accordance with the requirements of part A, and where
remediation is necessary a remediation scheme, together with a timetable for its
implementation, must be submitted to and approved in writing by the Local Planning Authority
in accordance with the requirements of part B.

The measures in the approved remediation scheme must then be implemented in accordance
with the approved timetable. Following completion of measures identified in the approved
remediation scheme written confirmation that all works were completed must be submitted to
and approved in writing by the Local Planning Authority in accordance with part C.



REASON: To ensure satisfactory development in the interests of the environment and human
health.

No development shall take place until plans of the site showing the existing and proposed
ground levels and finished floor levels of all proposed buildings have been submitted to and
approved in writing by the Local Planning Authority. These levels shall be shown in relation to a
fixed and known datum point. The development shall then be carried out in accordance with the
approved details.

REASON: To safeguard the character and appearance of the area and living/working conditions
in nearby properties.

Prior to the commencement of development, the developer must submit details for agreement
in writing by the Local Planning Authority of evidence that every premise in the development
will be able to connect to and receive a superfast broadband service (>24Mbs). The connection
will be to either an existing service in the vicinity (in which case evidence must be provided from
the supplier that the network has sufficient capacity to serve the new premises as well as the
means of connection being provided) or a new service (in which case full specification of the
network, means of connection, and supplier details must be provided). The development shall
only be undertaken in accordance with the said agreed details which shall be in place prior to
first use of the development premises and retained in place thereafter.

REASON: In the interest of improving connectivity in the District.

NB Council will be able to advise developers of known network operators in the area.

The landscaping scheme submitted as part of the reserved matters shall be in general
accordance with plan 16-1384 V2 (illustrative landscape masterplan). The scheme shall include a
traditional dry stone wall along the site frontage with Blackditch and mouth of the site access
where it joins Blackditch, as well as forming the enclosure for the shop, its curtilage and car
parking.

REASON: To ensure that a feature of importance to the character of the area is maintained,
rebuilt or provided.

No development shall commence until details of any necessary noise attenuation measures have
been submitted to and approved in writing by the local planning authority. Measures shall be
identified for any dwelling affected by noise from the industrial development to the west such
that it would not conform with the desirable daytime and night time levels set out in
BS8233/2014 of internal noise levels in living rooms of 35dB LAeq |6-hour (0700 to 2300hrs)
and in bedrooms of 30 dB LAeq 8-hour (2300 - 0700hrs). No dwelling shall be occupied until
any measures relevant to it have been carried out as approved. Such measures shall be retained
thereafter.

REASON: In the interests of residential amenity.
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NOTE TO APPLICANT

Please note for your information the following Environment Agency advice that was provided in
relation to the adjacent proposal at Stanton Harcourt Airfield (16/01054/OUT):

The proposed development falls within 250m of a landfill site that is known to be producing
landfill gas. Landfill gas consists of methane and carbon dioxide is produced as the waste in the
landfill site degrades. Methane can present a risk of fire and explosion. Carbon dioxide can
present a risk of asphyxiation or suffocation. The trace constituents of landfill gas can be toxic
and can give rise to long and short term health risks as well as odour nuisance.

The risks associated with landfill gas will depend on the controls in place to prevent
uncontrolled release of landfill gas from the landfill site. Older landfill sites may have poorer
controls in place and the level of risk may be higher or uncertain due to a lack of historical
records of waste inputs or control measures.

Under the conditions of the Environmental Permit for the landfill, the operator is required to
monitor for sub-surface migration of landfill gas from the site. An examination of our records of
this monitoring show that there is some previous evidence of potential landfill gas migration
from the site that could affect the proposed development. (No recent methane exceedances on
the boundary of the landfill close to this development, but some past higher levels. Only
occasional elevated CO?2 levels). This environmental monitoring data from the site is available
on our public register.

You should be aware of the potential risk to the development from landfill gas and should carry
out a risk assessment to ensure that the potential risk is adequately addressed. The local
authority's Environmental Health and Building Control departments would wish to ensure that
any threats from landfill gas have been adequately addressed in the proposed development. This
may include building construction techniques that minimise the possibility of landfill gas entering
any enclosed structures on the site to be incorporated into the development.

The following publications provide further advice on the risks from landfill gas and ways of
managing these:

Woaste Management Paper No 27

Environment Agency LFTGNO3 'Guidance on the Management of Landfill Gas'

Building Research Establishment guidance - BR 414 'Protective Measures for Housing on Gas-
contaminated Land' 2001

Building Research Establishment guidance - BR 212 'Construction of new buildings on gas-
contaminated land' 1991

CIRIA Guidance - C665 'Assessing risks posed by hazardous ground gases to buildings' 2007
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Application Number 16/04234/OUT
Site Address Land North and West and East of Belclose Cottage
Witney Road
North Leigh
Oxfordshire
Date 28th June 2017
Officer Phil Shaw
Officer Recommendations Approve subject to Legal Agreement
Parish North Leigh Parish Council
Grid Reference 438829 E 212578 N
Committee Date 10th July 2017
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Application Details:
Erection of up to 50 dwellings including highway access arrangements from A4095 Witney Road, open
space and associated physical infrastructure (means of access only). (Amended description)

Applicant Details:
Rectory Homes Ltd, c/o Agent




CONSULTATIONS

Major Planning
Applications Team

WODC - Arts

Wildlife Trust

WODC Architect

ERS Env Health -
Lowlands

Highway - objected to lack of a Flood Risk Assessment and to
detailed layout issues

Require contributions towards improving the frequency of bus
services, a residential travel plan, two new bus shelters with enhanced
information systems

An archaeology condition is requested along with monies to allow the
expansion of the primary school and provision of additional books for
the library

Require a S106 contribution of £12,600 towards artist-led functional
features to aid connectivity of the site to the existing community and
aid orientation

No Objection but more surveys are required along with how details
of a nett gain in biodiversity will be secured and long term
management of POS delivered. Raise concerns at off site indirect
impacts which need to be minimised

No Comment Received.

| know of the site, am aware of the road traffic speeds along A4095
and have read carefully the applicant's noise report.

| recommend the following conditions to address road traffic noise
from the A4095 and noise during construction phase:-

I. No development shall take place until a site specific Construction
Environmental Noise Management Plan has been submitted to and
been approved in writing by the Council. The plan must demonstrate
the adoption and use of the best practicable means to reduce the
effects of noise, vibration, dust and site lighting. The plan should
include, but not be limited to:

- Procedures for maintaining good public relations including
complaint management, public consultation and liaison

- Arrangements for liaison with the Environmental and Regulatory
Services (ERS) at West Oxfordshire Council

- Deliveries to and removal of plant, equipment, machinery and waste
from the site must only take place within the permitted hours as
included above

- Mitigation measures as defined in BS 5228: Parts | and 2: 2009 +
Al:2014

'Noise and Vibration Control on Construction and Open Sites' shall
be used to minimise noise disturbance from construction works.

- Procedures for emergency deviation of the agreed working hours.
- Measures for controlling the use of site lighting whether required
for safe working or for security purposes.
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2. Acoustic design of dwellings:

()

The internal noise levels to be achieved in bedrooms and living rooms
in residential properties post construction is 30 dBLAeq T (where T
is 23:00 - 07:00) and 35 dBLAeq T (where T is 07:00 - 23:00). Noise
from individual external events typical to the area shall not exceed
45dBLAmax when measured in bedrooms and living rooms internally
between 23:00 and 07:00, post construction. Noise levels in gardens
and public open spaces should not exceed 55 dB LAeq | hour when
measured at any period (in accordance with the World Health
Organisation 'Community Noise' guidelines). Unless otherwise agreed
in writing by the local planning authority. No habitable room shall be
occupied until the approved sound insulation and ventilation
measures have been installed in that room.

(Note: The relevant British standard is BS 8233:2014 Guidance on
sound insulation and noise reduction for buildings)

(ii)

The mitigation measures specified in Section 4.0 of the Road Traffic
Noise Assessment completed by Hepworths Acoustics dated
December 2016 (Report No. P16-230-RO | v3)shall be implemented
and attained in full prior to the occupation of any residential unit and,
thereafter maintained in perpetuity.

Mr ERS Pollution Consultation Due to the size and sensitive nature of
the proposed development, a Preliminary Desk Study is required, as a
minimum, to assess the suitability of the site in terms of the current
land condition.

Please consider attaching the following conditions to any permission
granted:

I. No development shall take place until a desk study has been
produced to assess the nature and extent of any contamination,
whether or not it originated on site, the report must include a risk
assessment of potential source-pathway-receptor linkages. If potential
pollutant linkages are identified, a site investigation of the nature and
extent of contamination must be carried out in accordance with a
methodology which has previously been submitted to and approved in
writing by the local planning authority. The results of the site
investigation shall be made available to the local planning authority
before any development begins. If any significant contamination is
found during the site investigation, a Remediation Scheme specifying
the measures to be taken to remediate the site to render it suitable
for the development hereby permitted shall be submitted to and
approved in writing by the Local Planning Authority before any
development begins.

2 The Remediation Scheme, as agreed in writing by the Local Planning
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1.9

1.10

WODC Housing
Enabler

WODC Landscape And
Forestry Officer

WODC - Sports

WODC Env Services -
Woaste Officer

Thames Water

Authority, shall be fully implemented in accordance with the approved
timetable of works and before the development hereby permitted is
first occupied. Any variation to the scheme shall be agreed in writing
with the Local Planning Authority in advance of works being
undertaken. On completion of the works the developer shall submit
to the Local Planning Authority written confirmation that all works
were completed in accordance with the agreed details.

If, during the course of development, any contamination is found
which has not been identified in the site investigation, additional
measures for the remediation of this contamination shall be submitted
to and approved in writing by the local planning authority. The
remediation of the site shall incorporate the approved additional
measures.

Reason: To ensure any contamination of the site is identified and
appropriately remediated.

Relevant Policies: West Oxfordshire Local Planning Policy BEI8 and
Section || of the NPPF.

No Comment Received.

No Comment Received.

£1,156 x 100 = £115,600 off site contribution towards
sport/recreation facilities within the catchment and/or onsite
provision. This is index-linked to second quarter 2016 using the BCIS
All in Tender Price Index published by RICS.

£139,916 for the provision and maintenance of an onsite LEAP. This is
index-linked to first quarter 2014 using the BCIS All in Tender Price
Index published by RICS.

No Comment Received.

Waste Comments

There are public sewers crossing or close to your development. In
order to protect public sewers and to ensure that Thames Water can
gain access to those sewers for future repair and maintenance,
approval should be sought from Thames Water where the erection of
a building or an extension to a building or underpinning work would
be over the line of, or would come within 3 metres of, a public sewer.
Thames Water will usually refuse such approval in respect of the
construction of new buildings, but approval may be granted for
extensions to existing buildings. The applicant is advised to visit
thameswater.co.uk/buildover

With the information provided Thames Water, has been unable to
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1.12

1.13

Biodiversity Officer
Environment Agency

Parish Council

determine the waste water infrastructure needs of this application.
Should the Local Planning Authority look to approve the application
ahead of further information being provided, we request that the
following 'Grampian Style' condition be applied - "Development shall
not commence until a drainage strategy detailing any on and/or off
site drainage works, has been submitted to and approved by, the local
planning authority in consultation with the sewerage undertaker. No
discharge of foul or surface water from the site shall be accepted into
the public system until the drainage works referred to in the strategy
have been completed". Reason - The development may lead to
sewage flooding; to ensure that sufficient capacity is made available to
cope with the new development; and in order to avoid adverse
environmental impact upon the community. Should the Local
Planning Authority consider the above recommendation is
inappropriate or are unable to include it in the decision notice, it is
important that the Local Planning Authority liaises with Thames
Woater Development Control Department (telephone 0203 577
9998) prior to the Planning Application approval.

Woater Comments

The existing water supply infrastructure has insufficient capacity to
meet the additional demands for the proposed development. Thames
Water therefore recommend the following condition be imposed:
Development should not be commenced until: Impact studies of the
existing water supply infrastructure have been submitted to, and
approved in writing by, the local planning authority (in consultation
with Thames Water). The studies should determine the magnitude of
any new additional capacity required in the system and a suitable
connection point.

Reason: To ensure that the water supply infrastructure has

sufficient capacity to cope with the/this additional demand.

Thames Water recommend the following informative be attached to
this planning permission. Thames Water will aim to provide
customers with a minimum pressure of |0m head (approx | bar) and
a flow rate of 9 litres/minute at the point where it leaves Thames
Waters pipes. The developer should take account of

this minimum pressure in the design of the proposed development.

No objections subject to conditions
No Comment Received.

North Leigh Parish Council objects noting that they were only
allowed 21 days to comment on a large and complex application.
They consider the proposals contrary to the emerging plan which
excludes North Leigh as a site for additional housing and consider the
proposal ignores the impact of recently approved developments
which will increase the size of the village by |16 units and enlarge the
village by more than 30%. It will put a strain on the primary school
and ignores that the bus service has recently been reduced. The ghost
island and proposal to decommission the layby will increase the risk
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I.14

WODC Planning Policy
Manager

of accidents given the high traffic volumes at peak hours.

Should the application be approved the parish require monies to
ensure play facilities are upgraded, the cycle land is extended, a ne
layby is provided, a roundabout be constructed to serve the site,
traffic calming be provided on village roads, bus shelters be provided,
land near the allotments be gifted to the PC as a car park and 50 K
public art monies be secured

North Leigh is identified in the adopted Local Plan as a 'Group B'
Medium-sized village. In terms of new housing proposals, Policy H6
applies which allows for new dwellings provided they are in the form
of infilling, rounding off within the existing built up area and the
conversion of an appropriate existing building. Policy H6 was however
adopted prior to the NPPF and at a time when it was anticipated that
housing needs could largely be met through allocated and previously
developed sites. More recently, as part of the Government's drive to
significantly increase the provision of homes, it has become apparent
that some development using edge of settlement, Greenfield sites will
be needed to meet identified housing needs. In light of this, Policy H6
(which does not allow for the release of such sites) should not be
applied too rigidly, with each case considered on its merits, weighing
up the potential benefits of the development versus the harms.

This is not to suggest that the policy should be set aside in its
entirety, indeed it remains entirely appropriate to consider whether
or not the proposal would represent a 'logical complement to the
existing pattern of development' (part of the definition of 'rounding-
off' defined in Policy H6). This consideration is consistent with
emerging Local Plan Policies OS2 and H2 which also requires
development to form a 'logical complement' and to 'be of a
proportionate and appropriate scale to its context having regard to
the potential cumulative impact of development in the locality'.

As set out in the Housing Land Supply Position Statement October
2016, the Council considers that it is able to demonstrate a 5 year
housing supply (5.5 years) when applying the Liverpool (residual)
methodology and a 5% buffer and, as such, a great deal of weight
should be afforded to the relevant existing and emerging policies. At
this stage, however, there does need to be a note of caution in the
weight to be given because the Council's approach has yet to be
tested through the Local Plan Examination (planned for Spring 2017).
Nevertheless, it is entirely appropriate to consider how the proposal
relates to the existing character of North Leigh, whether it would
form a logical complement to the village which integrates well with
the existing built form, and to assess the potential cumulative impact
of development close to the settlement.

In summary, whilst full weight cannot be afforded to either adopted
policy (pre-NPPF) or emerging policy (yet to be adopted), it is
appropriate to consider whether in principle the application site
represents a suitable location for new housing development. A key
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1.15

I.16

.17

2.1

consideration in this regard is the scale of development and its impact
on village character and landscape setting.

Adopted Local Plan Policy: H6 BEI, BE21, NEI, NE3, NE6, NEI3 BE2

H2T2 T6
Draft Local Plan 2031 Policies: OS2, OS4, OS5 T3 HI, H2, H3,
EW?2, EHI EH6

Parish Council No Comment Received.

WODC Architect No Comment Received.

Major Planning No Comment Received.

Applications Team

REPRESENTATIONS

26 representations have been received generally objecting to the proposal. | repeat
representation has been received to the amended scheme to date.

Principle

No one is considering cumulative impact of developments at North Witney, Garden Village,
Long Hanborough.

Proposal needs to be considered in light of other developments allowed within the village
Development of this brownfield land has been declined in the past. What has changed to
now make it a viable option?

Further development at this proposed scale is disproportionate and unsustainable for a
village of this size.

The size of housed proposed are completely out of keeping with the mostly bungalows and
chalet bungalows adjacent.

Houses up to 2.5 storeys out of character with area.

The development as proposed would be a significant visual intrusion.

| am in favour of increasing the number of a affordable houses in the local area but not in a
manner which is totally unsustainable.

Seems the voice of local people has no say whatsoever in whether these house are built or
not.

This housing idea is crazy and | strongly object.

This development would increase the size of the village of North Leigh by 12.5%.

This is a small village keep it that way.

Traffic

There have been several accidents at junction of Park Road and A4095 this year.
Significant traffic disruption.

Construction traffic disruption with temporary traffic lights.

There will be mud on the roads during construction.

200 additional vehicles.

A4095 is full to capacity during rush hour times.
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The A40 is not fit for purpose.

Journey time to Oxford can already be up to an hour and a half for a 12-15 mile trip.
Emissions from additional cars will affect residents health, can increase dementia and
Alzheimers.

Not NPPF compliant as NL does not have good pedestrian cycle links or good public
transport links and does not minimise need to travel.

e  Traffic modelling in TA questioned.

e  Parking standards not specified.

e Road layout not in enough detail.

e  Parking on Common Road and Park Road already affects traffic flow at peak times.

e Need a roundabout onto A40 to make the junction safe.

e  Access should be via Common Road and Windmill Road to prevent it becoming a separate
settlement.

e  The access is a well used layby on the A4095.

Amenities

e  Area cannot support further 100 homes.

e  Not enough infrastructure (schools, shops, bus service).

e Houses will lose their view of Eynsham Hall Woods.

e  The village primary school is reaching capacity.

eGP Surgeries in the area are already under a huge amount of pressure to offer an adequate
service for patients.

e  The current structure within the village is not adequate for the village as it stands.

e  Thames Water are frequently required to remedy blockages and sewage issue.

e  Will potentially overlook existing properties.

e Increase in population of village will affect people’s perception of personal safety.

Ecology

o Will affect ecology

e  The proposed site is currently home to much wildlife including Partridge, Woodcock,
Pheasant, Woodpecker, a Barn Owl and Bats. Development of this kind will wipe away
their habitat.

e  Will be of detriment to the ecological sustainability of the area.

¢ In light of Brexit we should be thinking about food production not concreting over fields

APPLICANT'S CASE

The application is accompanied by several supporting documents. The planning statement
(amended) is concluded as follows:

This Planning and Design Statement Addendum has been prepared to explain the rationale and
evolution of amendments the proposed development on land at on Land at Witney Road, North
Leigh (WODC Application Ref 16/04234/OUT).

Following a careful review of application comments and further discussions with the Council's
planning officers, the applicant proposes amendments to the application including a reduction in
the scale of the development to up to 50 dwellings with a corresponding reduction in the
development site area.
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Further detail on the design parameters and lllustrative master plan have been developed to
inform and clarify how a sustainable development can be accommodated on the site with
acceptable impacts.

In amending the design particular attention has also been paid to the potential impacts on the
setting of the village and Eynsham Park as well as providing additional information to
demonstrate how an acceptable drainage strategy and ecological enhancements may be achieved.

Planning Balance

e At the current time the existing Local Plan 201 | is now out of date with regard the
provision of housing and there is an identified shortfall in housing supply.

e  In such circumstances, the NPPF paragraph 14 dictates that the proposal be considered
against the presumption in favour of sustainable development. This requires an assessment
of planning balance whereby any adverse impacts of the development should significantly
and demonstrably outweigh the benefits.

e Inaccordance with paragraph 7 of the NPPF there are three dimensions to sustainable
development: and economic role; a social role and an environmental role. The benefits and
adverse impacts of the proposal are summarised under these headings.

e An economic role

e  The proposal will provide additional housing where there is an identified requirement to
increase housing targets and boost housing supply. The associated construction jobs and
local investment during its build out as well as longer term expenditure in the local
economy will be of economic benefit to the local area. The proposal has economic benefits
and no significant and demonstrable adverse impacts.

A social role

e  The development will provide high quality housing in a sustainable location where there is
an identified requirement to increase housing targets and boost housing supply. This a
significant benefit of the proposal.

e  There is a significant unmet need for affordable housing in the area including North Leigh.
The proposal will help to address this need by providing up to 40% affordable housing (20
units) which is a significant benefit of the proposal.

e The lack of existing village green areas in North Leigh for recreation was identified through
local consultation. The proposed development will provide extensive areas of open space
including a play area and village green areas adjacent to Windmill Road and accessible to the
existing community. This is a further significant benefit of the proposal.

e  The cumulative impact of the current proposal for up to 50 dwellings in addition to the
recently approved developments in the village has been considered but there is no evidence
that the cumulative impact of these developments will in any way lead to any adverse social
impacts.

e  There are significant social benefits with no significant and demonstrable adverse impacts.

An environmental role

e  North Leigh is identified as a sustainable location for development in both adopted and
emerging Local Plans. Furthermore, the site is located where there are realistic alternatives
to the car with bus services to Witney and Oxford.
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e  Witney and Hanborough Station are within reasonable cycle distance via existing off road
cycle routes. Hanborough Station is the main hub for rail services to Oxford and London in
the District and is a proposed location for further investment.

e  Thessite itself is not subject to any statutory environmental designations. In developing the
design strategy, particular regard has been given to landscape setting of the village, wider
landscape and Eynsham Hall Registered Park and Garden.

e  The site is well contained and is separated from the wider landscape by the existing built
form of the village, the A4095 and woodland belts on the fringe of Eynsham Hall Park.
Views of the site are experienced within the context of the existing settlement and modern
development. The revised development design has had particular regard to site's
relationship with the existing village. The buffer to the A4095 has been increased allowing
additional landscaping, SUDS and ecological enhancements.

e  The development is focused in the eastern part of the site as a logical continuation and
extension of Windmill Road. New open space, play facilities and pedestrian access integrate
the site with the existing village.

e  The development is set back from the A4095 and its vehicular access point to maintain a
perception of the rural character of this edge of the village.

e  The proposed design protects and enhances key landscape and biodiversity assets within an
extensive network of accessible Green Infrastructure which will achieve biodiversity gains
and provide opportunities for recreation and social integration.

e  Safe and suitable access, appropriate drainage and acceptable levels of amenity can be
achieved.

e  The proposal will lead to environmental benefits, notably as a result of the landscaping and
ecological enhancements, high quality design and open space provision.

e  The proposal will change the character of the site and edge of the village but through high
quality design this change does not involve any significant harm. The landscape and visual
impacts of the proposal overall are considered at worst moderate and the impacts on the
setting of Eynsham Hall Park negligible.

e  There are no significant and adverse environmental impacts.

The planning balance

In accordance with the presumption in favour of sustainable development, the proposal has
demonstrable economic, social and environmental benefits. There are no significant and
demonstrable adverse impacts which outweigh these benefits and planning permission should be
granted without delay.

PLANNING POLICIES

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

PLANNING ASSESSMENT

Backsround Information

The application seeks outline planning consent for the erection of up to 50 dwellings and
associated works. All matters are reserved except for the principle and the means of access.
The proposal has been amended, the application initially sought up to 100 dwellings.
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The site is off the A4095 at North Leigh, opposite the Eynsham Park Woods. The proposed
access will be taken from the A4095.

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

The site lies outside the village in an area where development has previously been resisted with
the refusal supported at appeal. It does not conform to the policies of the adopted plan in that it
is neither infilling nor rounding off. However following the first sessions of the Examination of
the emerging Local Plan 2031 in November 2015, the Council undertook further work on
housing land supply matters, including a call for additional sites to be considered in a review of
the SHLAA. In October 2016 the Council published an updated Housing Land Supply Position
Statement and modifications to the Plan. The 5 year requirement is now based on the 660pa
midpoint identified in the SHMA. This gives rise to a requirement over the plan period of 13,200
dwellings. Added to this will be WODC's apportionment of Oxford City's unmet need 2,750
dwellings, and the accumulated shortfall since the year 201 |, currently 1,978 dwellings, plus a
further 5% 'buffer' in accordance with national policy.

In accordance with a common assumed start date of 2021, the Council is proposing through the
Local Plan that Oxford's unmet need will be dealt with after the year 2021 to take account of
lead -in times on large, strategic sites. Furthermore, in order to maintain an annual requirement
that is realistically achievable the Council is proposing that the accumulated shortfall will be
spread over the remaining plan period to 2031 using the "Liverpool" calculation rather than
addressing it in the next 5 years under the alternative "Sedgefield" calculation.

The Council's assumed supply of deliverable housing sites includes existing large and small
commitments, draft local plan allocations and anticipated 'windfall' which total 5,258 dwellings
(as referred to in the May 2017 Position Statement). This gives rise to a 5.85 year supply using
the Liverpool calculation and a 5% buffer. Using a 20% buffer the supply is 5.12 years.

The Council has been making great efforts to boost the supply of housing by making further Plan
allocations, identifying suitable sites in the SHELAA 2016, and approving, and resolving to
approve, a large number of housing proposals. The Council will be making a strong case for the
"Liverpool" calculation and is confident that its approach is appropriate to address housing needs
in the District in a realistic and sustainable manner over the plan period.

Following consultation on the modifications to the Plan, it has been submitted unaltered to the
Planning Inspectorate and the Examination resumed on 9th May 2017, with further sessions
timetabled for July 2017. Although the Council's approach has yet to be endorsed by the Local
Plan Inspector, the direction of travel and commitment to boost the supply of new housing in
the District is clear. Officers are therefore of the view that increasing weight should be attached
to the emerging plan given its progression to the next stage of examination. Nevertheless,
whilst there is still some uncertainty as to the housing land supply position, it remains
appropriate to proceed with a precautionary approach and assess proposals applying the
provisions of the second bullet of "decision taking" under paragraph 14 of the NPPF. In that
regard it should be noted that this site is noted in the SHELAA as having some limited
development potential. It states” Development has the potential to integrate well with the form
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of the village and the road and footpath network. It would be close to the primary school and
has reasonable access to public transport and other village facilities. There would, however, be a
landscape impact; special care would need to be taken of the rural setting of the Eynsham Hall
woodland, the village and the A4095. This limits the extent of the developable area. Because of
the sensitivities of the site, only limited development could be accommodated on this site, most
likely restricted to the north eastern part, where the impact of road noise would be limited,
and where supplementary landscaping along the main road would help soften the built-form and
add to local biodiversity. The land is not of high quality for agriculture. The potential has been
recognised in the past by a Local Plan Inspector.”

In light of the above the reduced scheme now proposed is considered acceptable in principle
provided that the harms arising are considered acceptable.

Siting, Design and Form

The application is in illustrative form with only the access from the A4095 to be considered in
detail at this stage. As originally tabled the scheme involved development of almost the entirety
of the open wedge of land between the A 4095 and the existing village which at this point sits on
rising land. It was shown as having a uniform set back from the A4095 and in your officers
opinion would have detracted from the setting of the village, the rural character of the A4095
and the setting of Eynsham Park which is a scheduled Park and Garden and which abuts the
southern boundary of the A4095. Considerable negotiation has taken place to seek to address
these issues. Development has been concentrated in the NE corner of the site where it most
closely associates with the existing village and where the topography and tree screen mean it is
least harmful. The proposed access now runs across a generous area of open space before it
reaches the built form thereby helping to preserve the sense of the village sitting apart from the
A 4095 rather than up to it. A smaller green area has been proposed where the development
abuts the village which as it sits on the outside of a bend will form a terminal point in two key
views. The road and footpath morphology has been designed to appear more integrated with
the existing arrangements rather than as before the estate appearing as an isolated blob of
development segregated from the existing built form.

It is considered that the illustrative plans have addressed the concerns identified with the
development as originally tabled and with a condition to ensure that the scheme is built out in
broad accordance with those details the siting and form are now considered acceptable.

Highways

Highways is the one key detailed matter to be considered at this stage. It is proposed that a new
ghosted right turn is created from the A4095 approximately half way along the length of the
frontage to the A4095. OCC originally had some technical concerns regarding the design details
but these have been addressed by the submission of additional details. Subject to the resolution
of an outstanding issue regarding the lack of a flood risk assessment it is considered that there
are no highway objections to the proposals, notwithstanding that this is one of the key concerns
raised by respondents.

Residential Amenities

As this is an outline application and the details of the layout and design of the units are reserved
for a later application the issue of the residential amenity of existing and proposed occupiers will
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be largely considered at that stage. The revised illustrative plans show that the proposed units
can be sited such that the usual privacy etc dimensions are capable of being achieved with the
new units sited gable end on to the existing dwellings such as to minimise the potential for
overlooking. Similarly the revised layout details the new units sat in generous plots and with the
active frontage of the units nearest to the A 4095 facing that road such that the houses
themselves will provide a buffer to create a more quiet rear amenity space. This screening
impact will be enhanced by bolstering the roadside tree screen and with the conditions specified
by EHO the noise impact is considered acceptable.

Ecological Impacts

The site is currently in pasture use and is bounded and dissected by hedgerows. The revised
application keeps all the hedgerows other than to create the new access point and secures
approx |/4 of the revised site area as wildflower meadow/open space/play area. The roadside
tree belt will also be substantially enhanced. Both BBOWT and our own ecologist appear
satisfied that the main issues are off site impacts e.g increased recreational pressure to North
Leigh Common and that with conditions and mitigation secured by condition /106 that the
scheme will not adversely impact on any protected species or habitats such as to justify refusal.

Impact on Eynsham Hall Registered Park and Garden

Eynsham Hall is grade 2 listed but the intervening tree belt is such that there is no intervisibility
between that building and the site such that the scheme would have a neutral impact on its
setting. However the parkland surrounding the Hall is also protected in its own right as a Grade
2 Park and Garden and the boundary of this parkland runs up to the A4095. The scheme as
originally conceived had development running in a strip along the A 4095 and would have
urbanised the setting of the Park for a considerable portion of its boundary. The urbanising
influence of the new ghosted right turn land with views opened up into the proposed housing
development was considered to represent sufficient of a harm to justify refusal. The
amendments secured have been significant in this respect. Reducing the number of units has
enabled much more of the frontage to the A4095 to remain open. Where the access does
punch through the hedge it is now to an area of open space with the built form sat further back-
as does the existing village. The houses front onto this space to avoid unsightly rear gardens
dominating the view and the built form has been pushed into the least visually sensitive part of
the site. When assessed against the test set out in paragraph 133 and 134 of the NPPF your
officers consider that there will now be less than substantial harm to the significance of the
heritage asset and that this is capable of being outweighed by the public benefits of the scheme
(see conclusion section of this report) However the less than substantial harm does represent a
negative impact of the development.

Legal Agreement

Were approval to be secured a legal agreement would be required to secure the following:

Ecological mitigation measures

Landscape maintenance including for ecological mitigation and play areas

Delivery of affordable housing at policy compliant rate of 40%

Leisure and Art contributions as requested by WODC

Education contributions as requested by OCC

Contributions towards some of the headings as are CIL compliant of the PC requests
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Other technical matters

Notwithstanding the concerns raised regarding drainage Thames Water has offered no
objections and as such the fears regarding capacity do not justify refusal. The site does not lie
within the floodplain but OCC has a holding objection regarding the lack of a FRA. This has now
been provided by the applicants and as such it is anticipated that this issue will be resolved
shortly. There are no archaeology or contamination issues known but conditions would ensure
that if these were discovered that they could be addressed.

Conclusion

The proposal is contrary to adopted policy but has been identified as being capable of
accommodating development of this scale in the SHELAA and with the Council currently
operating a precautionary approach pending the outcome of the LPI the application has been

assessed with the presumption in favour of sustainable development set out at paragraph 14 of
the NPPF invoked.

Development will provide social benefits through the provision of additional play spaces and
contributions to enhancing existing village infrastructure and the delivery of affordable housing.
It will provide Environmental benefits through the enhanced woodland planting and creation of
managed wildlife areas though there will be some ecological impact arising from the off site
increase in impact on nearby wildlife sites. Economically the scheme will create jobs whilst under
construction and the additional population will help to sustain local services and facilities. It will
assist with the Councils 5 year housing land supply position and as a relatively modest site
should be capable of delivery within the next 5 year period without the delays associated with
larger sites.

The scheme is capable of being designed such that the residential amenities of existing and
future occupiers will be respected and OCC is satisfied as regards the highways but has a
holding objection as regards the drainage and there will be some harm to the setting of the
adjoining Registered Parkland which needs to be offset by public benefits if the tests of
paragraph |34 of the NPPF are to be met.

Taking all of the above into account your Officers consider that the scheme is acceptable on its
merits and anticipate making a recommendation for approval subject to a legal agreement and to
conditions. However at the time of agenda preparation responses to the consultation exercise
associated with the revised plans still has some time to run and indeed public comment runs
until 13th July. As such Officers are seeking delegated authority to determine the application
provided that no new material issues are raised in the balance of the consultation period and to
the prior agreement of the conditions with the Chairman of the meeting.

RECOMMENDATION
Officers are seeking delegated authority to determine the application when the consultation

period has expired subject to a legal agreement and conditions to be agreed with the chairman
but likely to cover:
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Time limits

Woodland planting

Open space management

Levels

Compliance with the illustrative plan
Compliance with the ecological mitigation measures
Broadband delivery

Access details

Drainage details

Contamination

Archaeology

Noise/lighting

Etc
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Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details

A hybrid application for the proposed development of ten 'self-build' dwellings, with full details provided

for 4 dwellings and 6 outline dwellings with all matters apart from access reserved.
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Applicant Details:

W H Country Properties Ltd.
The Old Stables

Back Lane

Aston

CONSULTATIONS

Parish Council

Major Planning
Applications Team

WODC - Arts

Ecologist

WODC Architect

Standlake PC object:

Proposed dwellings will overlook and cause loss of privacy to existing
properties on High Street.

Will put intolerable pressure on sewerage network.

Proposal is contrary to policy Hé.

Would set a precedent for similar applications.

Traffic generation is potentially considerable.

Does not conform to emerging policy H2 as large executive style
dwellings do not comply with operation or specific need.

Transport
Objection on the grounds of lack of information on site drainage and
lack of vehicle tracking for a refuse vehicle of | 1.6m in length.

Archaeology
No objection

Property
No objection

Minerals and waste
No objection

We have considered the scale and type of housing in this application
and should it be approved we will not be seeking S106 contributions
towards public art at this site.

| recommend that an Ecological Impact Assessment is required before
determination of this application in order to provide the necessary
ecological information, including an updated desk study of existing
records, an updated assessment for protected and priority species, an
updated habitat survey (including a woodland ground flora survey at
the appropriate time of year, i.e. April-June), an assessment of the
impacts of the proposed development and recommendations for
mitigation and compensation measures.

| will await the submission of the Ecological Impact Assessment before
making additional comments and recommendations for planning
conditions.

No Comment Received.
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WODC Drainage
Engineers

Environment Agency

ERS Env Health -
Lowlands

No Comment Received.

No Comment Received.

ERS Pollution Consultation Should the approval be granted the
following is recommended:-

I. Prior to the commencement of the development hereby permitted
a land contamination assessment and associated remedial strategy,
together with a timetable of works, shall be submitted to and
approved in writing by the Local Planning Authority:

(@) The land contamination assessment shall include a desk study and
site reconnaissance and shall be submitted to the Local Planning
Authority for approval. The desk study shall detail the history of the
site uses, identify risks to human health and the environment, and
propose a site investigation strategy based on the relevant
information discovered by the desk study. The strategy shall be
submitted and approved in writing by the Local Planning Authority
prior to investigations commencing on site.

(b) The site investigation shall be carried out by a suitably qualified
and accredited consultant/contractor in accordance with a Quality
Assured sampling and analysis methodology.

(c) A site investigation report detailing all investigative works and
sampling on site, together with the results of analysis, risk assessment
to any receptors and a proposed remediation strategy shall be
submitted to and approved in writing by the Local Planning Authority.
The Local Planning Authority shall approve such remedial works as
required prior to any remediation commencing on site. The works
shall be of such a nature as to render harmless the identified
contamination given the proposed end-use of the site and surrounding
environment including any controlled waters.

2. Prior to occupation of the development hereby permitted:

() Approved remediation works shall be carried out in full on site
under a Quality Assurance scheme to demonstrate compliance with
the proposed methodology and best practice guidance. If during the
works contamination is encountered which has not previously been
identified then the additional contamination shall be fully assessed and
an appropriate remediation scheme agreed with the Local Planning
Authority in writing.

(b) A completion report shall be submitted to and approved in writing
by the Local Planning Authority. The completion report shall include
details of the proposed remediation works and Quality Assurance
certificates to show that the works have been carried out in full in
accordance with the approved methodology. Details of any post-
remedial sampling and analysis to show the site has reached the
required clean-up criteria shall be included in the completion report
together with the necessary waste transfer documentation detailing
what waste materials have been removed from the site.

(c) A certificate signed by the developer shall be submitted to the
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WODC Landscape And
Forestry Officer

WODC Legal And
Estates

WODC - Sports

Thames Water

Local Planning Authority confirming that the appropriate works have
been undertaken as detailed in the completion report.

Reason: To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised, together with
those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site
receptors in accordance with the National Planning Policy
Framework.

No Comment Received.

No Comment Received.

£1,156 x 10 = £11,560 off site contribution towards sport/recreation
facilities within the catchment. This is index-linked to second quarter
2016 using the BCIS All in Tender Price Index published by RICS.

£818 x 10 = £8,180 for the enhancement and maintenance of
play/recreation areas within the catchment. This is index-linked to
first quarter 2014 using the BCIS All in Tender Price Index published
by RICS.

Surface Water Drainage - With regard to surface water drainage it is
the responsibility of a developer to make proper provision for
drainage to ground, water courses or a suitable sewer. In respect of
surface water it is recommended that the applicant should ensure that
storm flows are attenuated or regulated into the receiving public
network through on or off site storage. When it is proposed to
connect to a combined public sewer, the site drainage should be
separate and combined at the final manhole nearest the boundary.
Connections are not permitted for the removal of groundwater.
Where the developer proposes to discharge to a public sewer, prior
approval from Thames Water Developer Services will be required.
The contact number is 0800 009 3921. Reason - to ensure that the
surface water discharge from the site shall not be detrimental to the
existing sewerage system.

Thames Water would advise that with regard to sewerage
infrastructure capacity, we would not have any objection to the above
planning application.

Legal changes under The Water Industry (Scheme for the Adoption of
private sewers) Regulations 201 | mean that the sections of pipes you
share with your neighbours, or are situated outside of your property
boundary which connect to a public sewer are likely to have
transferred to Thames Water's ownership. Should your proposed
building work fall within 3 metres of these pipes we recommend you
email us a scaled ground floor plan of your property showing the
proposed work and the complete sewer layout to
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developer.services@thameswater.co.uk to determine if a building
over / near to agreement is required.

Water Comments

On the basis of information provided, Thames Water would advise
that with regard to water infrastructure capacity, we would not have
any objection to the above planning application.

Thames Water recommend the following informative be attached to
this planning permission. Thames VWater will aim to provide
customers with a minimum pressure of 10m head (approx | bar) and
a flow rate of 9 litres/minute at the point where it leaves Thames
Waters pipes. The developer should take account of this minimum
pressure in the design of the proposed development.

Parish Council No Comment Received.
REPRESENTATIONS
33 letters have been received objecting to the scheme and are summarised as follows:

Principle of development

e  This and other current applications, if approved, will significantly impact Standlake and
Brighthampton, with its current limited infrastructure and road traffic issues, and will
negatively impact the village.

e A strategic assessment of the ability of Standlake/Brighthampton to cope with significant
increased housing in proportion to its current size and facilities is warranted and approval
of this and other current applications may encourage further speculative applications that
the village and its infrastructure cannot sustain.

e  While a need for some housing is recognised, Standlake, including Brighthampton does not
have the necessary infrastructure in terms of shop facilities, road safety facilities, road
access facilities, recreation facilities and public transport access to cater for the
development of multiple housing sites.

e  As they as self build the noise and inconvenience levels would be extremely stressful to
those living nearby for a longer period

e The plan for the proposed 10 houses are not 'affordable housing' and therefore do not
satisfy the requirements for needing more houses in Standlake

e It is duplicitous to call this development 'in-filling' when there are no houses on the other
side of it.

e  Having reviewed the revised planning applications, the changes appear quite insubstantial,
amounting to re-alignment of 3 houses and an attempt to retain more trees on the site.

e  The village has one shop, one close-to-capacity primary school, one pub and a limited bus
service. Building 10 more houses would be unlikely to enhance the vitality of the village.

e  The small school is nearing maximum capacity and the bus service has been reduced in
service.

e One of the great attractions of living in Standlake is the ribbon development of the village.
It's buildings are laid out before you and the whole is backdropped with farmland and trees.
It would be true to say that any further development behind the street line would change
the character of this village.
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Highways

e Increased volume in traffic, which is already a difficulty in this area particularly on the A415,
will result in further difficulty in accessing the High Street in Standlake and in accessing the
A415 from the High Street.

e  Visibility is already poor at this latter point and current volumes and the potential for
increased volume raises significant road safety concerns for both car occupants and
pedestrians.

e Lincoln Farm Park is a popular leisure facility in this area and increased traffic will impact
access and layout of the park.

e increased traffic from ten houses will cause more damage not to mention the damage
caused by delivery vehicles during the construction period.

Drainage

e  Standlake has had serious problems with the disposal and management of sewerage systems
in the last few years. This application is on the table at the same time as 17/0063 1/FUL for a
further 6 homes and a speculative scheme for 40+ homes proposed by Spitfire
Developments on the Abingdon Road.

e  Whilst we have to acknowledge the need for more housing, particularly of the affordable
type, it is essential to make sure that the supporting infrastructure in terms of
water/sewerage and power are up to the job. Raw sewerage emerging from the manholes
in the High Street as has happened in the recent past when the ground water levels are high
as a result of local flooding and high river levels, is both unsafe and unpleasant.

e  Thames Water have used tankering services on a regular basis over the last few winters to
cope with problems in the pumping station in the High Street and further development will
serve to compound the difficulty.

e  The effects of replacing natural land (that facilitates water drainage) with these houses can
only concentrate floodwater into other adjacent areas.

e  As stated in the Parish Council objection, Thames Water stated in 2014 that 20 more
houses could be accommodated with the current infrastructure. As | understand it this
number will already have effectively been used up with other developments underway and
completed.

e The development will lead to 20 extra cars using the Farm Park access road. Lots of small
children staying at the Farm Park caravan site use this access road so there are significant
safety implications.

e  The negative impact of site traffic, noise, pollution etc in this part of the village of a large
building plot for months/years. The ongoing development at No 67 High St is ample
evidence of the impact of a prolonged building project on the immediate neighbours of the
development.

Ecology

e  The reality is that the proposed site is unsuitable for 10 houses without felling large
numbers of trees to make way for the size of properties proposed. The plans use the
wording 'where possible', indicating that the trees represent a hindrance to building.

e  Furthermore, the Arboricultural Development Report and Tree Survey makes it clear that
the trees are in public view from both sides of the High Street, so it is not just High Street
residents on the east side of the High Street who would be affected.
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e  Ecological impacts on the wildlife of Standlake makes the astonishing claim that the
development offers the opportunity to enhance the biodiversity value of the site. How this
would be achieved when many of the trees would be felled is a mystery.

Residential amenity

e Impact on neighbouring houses - all the houses which back onto the development will have
their unimpeded views of countryside spoiled by this development.

e Lincoln Farm Park Caravan Park will be affected. With holiday makers both being
disappointed having a quiet holiday in a country village and drive past a substantial newly
developed housing estate and building site.

APPLICANT'S CASE
The Planning Statement is concluded as follows:

e  The starting point of consideration of the scheme, is whether, in principle, the site can be
redeveloped for residential purposes.

e  For the reasons set out above, and based on the assessment of similar applications within
close vicinity of the application site, it is considered that the principle of redeveloping the
site for residential purposes is acceptable and accords with both local and national planning
policy and guidance.

e  This is further supported by the Government's clear intentions to support the delivery of
new homes, especially those in sustainable locations. Emerging guidance on the provision of
self build and custom build houses also carries increasing weight with the Government
pledging to almost double the delivery of these plots over the next 5 years.

e  The scheme has been designed to ensure that no neighbour amenity issues will arise as a
result of the proposals, and it has been demonstrated within the accompanying Transport
Statement that there will be no detrimental impact upon the surrounding road network.

e  Existing landscaping where possible has been retained, with the provision of a central area
of green open space which provides an attractive landscaping focal point to the
development, in addition to increased opportunity to support existing ecology on and
around the site.

e In accordance with the guidance found within paragraph 14 of the NPPF, there will be no
significant adverse impacts should development be permitted that would demonstrably
outweigh the benefits of allowing development.

e The planning application which is the subject of this statement is considered to accord with
the relevant policy framework guidance of the West Oxfordshire Local Plan and National
Planning Policy Guidance. The proposed development of 10 self-build units, will positively
contribute to the area and contribute to the districts supply of housing in a sustainable
location.

PLANNING POLICIES

BE| Environmental and Community Infrastructure.
BE2 General Development Standards

BE3 Provision for Movement and Parking

BE4 Open space within and adjoining settlements
NE6 Retention of Trees, Woodlands and Hedgerows
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NEI3 Biodiversity Conservation

H2 General residential development standards

H3 Range and type of residential accommodation
Hé6 Medium-sized villages

OS5NEW Supporting infrastructure

OS2NEW Locating development in the right places
OS3NEW Prudent use of natural resources
OS4NEW High quality design

EH3NEW Public realm and green infrastructure
EHINEW Landscape character

EH2NEW Biodiversity

H4NEW Type and mix of new homes

H2NEW Delivery of new homes

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

PLANNING ASSESSMENT

Backsround Information

This application relates to a backland site located between the High Street frontage and Lincoln
Park caravan site to the rear. It is a former nursery that is now used as a paddock but has a
number of trees associated with the former use located within it. These trees and the trees
surrounding the site are its key feature as they are visible from a wide variety of vantage points
and provide an attractive backdrop to the High Street frontage.

The proposal is an unusual hybrid application where the details of some of the units are
provided at this stage but the remainder of the site is an outline merely looking to establish the
principle with the details to follow at a later stage. Members will recall that a similar proposal on
site was withdrawn prior to determination (16/01526/FUL).

In terms of its form the scheme has aimed to keep as many of the key trees as possible and has
grouped the dwellings around them in a loose courtyard. The house types for the detailed units
are neo vernacular forms and all the units are detached from each other. Access is to be taken
in the NW corner of the site onto the road serving the caravan site and thence to the High
Street. A garage for one of the frontage units is also proposed as part of the scheme.

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

This is a site where planning permission has previously been refused and dismissed at appeal.
However those refusal reasons were primarily centred on the lack of compliance with the then
prevailing policy context as opposed to physical or technical objections. That policy context has
now changed with the policies of the adopted plan increasingly out of date. Following the first
sessions of the Examination of the emerging Local Plan 2031 in November 2015, the Council
undertook further work on housing land supply matters, including a call for additional sites to be
considered in a review of the SHLAA. In October 2016 the Council published an updated
Housing Land Supply Position Statement and modifications to the Plan. The 5 year requirement
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57
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59
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5.11

is now based on the 660pa midpoint identified in the SHMA. This gives rise to a requirement
over the plan period of 13,200 dwellings. Added to this will be WODC's apportionment of
Oxford City's unmet need 2,750 dwellings, and the accumulated shortfall since the year 201 I,
currently 1,978 dwellings, plus a further 5% 'buffer' in accordance with national policy.

In accordance with a common assumed start date of 2021, the Council is proposing through the
Local Plan that Oxford's unmet need will be dealt with after the year 2021 to take account of
lead -in times on large, strategic sites. Furthermore, in order to maintain an annual requirement
that is realistically achievable the Council is proposing that the accumulated shortfall will be
spread over the remaining plan period to 2031 using the "Liverpool" calculation rather than
addressing it in the next 5 years under the alternative "Sedgefield" calculation.

The Council's assumed supply of deliverable housing sites includes existing large and small
commitments, draft local plan allocations and anticipated 'windfall' which total 5,258 dwellings
(as referred to in the May 2017 Position Statement). This gives rise to a 5.85 year supply using
the Liverpool calculation and a 5% buffer. Using a 20% buffer the supply is 5.12 years.

The Council has been making great efforts to boost the supply of housing by making further Plan
allocations, identifying suitable sites in the SHELAA 2016, and approving, and resolving to
approve, a large number of housing proposals. The Council will be making a strong case for the
"Liverpool" calculation and is confident that its approach is appropriate to address housing needs
in the District in a realistic and sustainable manner over the plan period.

Following consultation on the modifications to the Plan, it has been submitted unaltered to the
Planning Inspectorate and the Examination resumed on 9th May 2017, with further sessions
timetabled for July 2017. Although the Council's approach has yet to be endorsed by the Local
Plan Inspector, the direction of travel and commitment to boost the supply of new housing in
the District is clear. Officers are therefore of the view that increasing weight should be attached
to the emerging plan given its progression to the next stage of examination. Nevertheless,
whilst there is still some uncertainty as to the housing land supply position, it remains
appropriate to proceed with a precautionary approach and assess proposals applying the
provisions of the second bullet of "decision taking" under paragraph 14 of the NPPF.

In terms of the policies of the emerging plan they identify Standlake as a settlement where
development on previously developed land within the built up area and on undeveloped land
where there is a need to meet identified housing needs is acceptable subject to a series of
criteria regarding the scale, impact, neighbourliness, that it is a logical complement to the
pattern of development, respects trees and wildlife etc (See policy H2) Thus whether assessed
against the tilted balance of the NPPF or the policies of the emerging plan your officers consider
that a development of this general form is not precluded by policy unless the harms are such as
to justify refusal.

Siting, Design and Form

This is a large plot and to some extent this scheme could be considered an under development
of the site. However that would be to ignore the importance of the trees on site and the
contribution that they make to the leafy backdrop to the houses in High Street and more
generally in what is a generally flat landscape where taller trees are more widely visible.
Considerable negotiation has taken place seeking to reconcile the applicants requirements for
some large units and the overall number of units whilst at the same time ensuring that the key

45



5.12

trees are retained with sufficient space to ensure that they are not unduly compromised in
future. Most of the more recent negotiations have centred on plot 5 which as submitted was
considered to have an unacceptable impact. Revised plans have now been tabled that have
addressed your officers concerns and subject to a condition to require the balance of the details
this is now considered acceptable. The details of the "outline" plots is of course more sketchy as
these will only be received as reserved matters but the form and spans detailed on the revised
plans are such that it should be possible to ensure a good scheme.

Highways

This has been a key concern of local respondents who are concerned at the inadequacies of the
access road serving the caravan park and its ability to serve the new estate- particularly as
regards pedestrian safety as a number of street trees limit vision. This has been the subject of
extensive negotiation between OCC and the applicants with various additional plans provided
demonstrating tracking plans and vision splays. In his most recent response the highway officer
advises as follows:

"The applicant proposes that residents will access the site from the existing private road which
runs from the Standlake High Street in a southerly direction. There is good visibility on to the

High Street from this junction in both directions. It is also an existing access and the proposed
development will not result in a significant intensification of use of it.

The applicant has proposed visibility splays in accordance with Manual for Streets of 2.4m x 25m
in a north-westerly direction and 2.4m x | Im in a southerly direction. | consider these proposed
visibility splays to be adequate in the circumstances. However, some of the land over which they
stretch in a north-westerly direction appears to be outside the red line boundary displayed in
drawing 15124 - LOI. The applicant will need to demonstrate that they have the appropriate
legal rights to maintain these visibility splays.

In my original response | asked the applicant's Transport Consultant to provide evidence that
the applicant has appropriate rights of access. They have provided a copy of the title deeds for
the private road that leads from Standlake High Street to the site access, and for the site itself.
Therefore, | withdraw my objection because of this.

Drawing No. 1524 - P0010 - E displays an access lane with a total width of 4.8m. It appears as
though the applicant intends for this to be a shared space facility. The table in Paragraph 5.2 of
Oxfordshire County Council's Residential Roads Design Guide states that, in order to be a
shared space facility, an access lane that will serve this type of development should have a total
width of 6m with either a 1.8m wide pedestrian over-runnable area or 2 x Im where the kerb
height is less than 25mm. Therefore, this proposed access road would not be of an adoptable
standard. However, this is intended to be a private road as it abuts another private road.
Therefore it is adequate to serve a development of this size. The only comment | have is that
motorists might overrun the grass verges, particularly if they have to pass a refuse lorry. This
could lead to debris accumulating on the access road and other roads. Therefore, | withdraw my
objection because of this.

The applicant needs to provide a drainage strategy for this site to adhere to the planning

conditions that | strongly advise West Oxfordshire District Council to attach with this full
planning application, as this will help provide safe and suitable access to and around the site.
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Vehicle Tracking Analysis

In my last response of 13 April 2017 | asked the applicant to provide a drawing which would
show that a refuse vehicle of not less than | 1.6m in length could enter, turn in and exit the
development safely in forward gear. | have since received Drawing No. |32-2613-002b, which
shows that they can do this.

Therefore, | withdraw my original objection on these grounds".
With the Highway Authority having thoroughly investigated the various elements that comprised
the concerns and having now withdrawn their objections your officers would advise that a

highways based refusal reason would not be likely to be sustained at appeal.

Residential Amenities

This is a key issue as at present the properties running along the south side of the High Street
currently enjoy a very open southerly aspect across the open site thereby enjoying a very high
standard of privacy and amenity. Clearly that will change with the development of the site for
residential development. However the applicants have sought to respect that high standard of
amenity by avoiding new units along some elements of the boundary and by siting the new units
approx 35m away in face to face relationships elsewhere. This fa