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WEST OXFORDSHIRE DISTRICT COUNCIL 

  

LOWLANDS AREA PLANNING SUB-COMMITTEE 

 

Date: 8th July 2019 

 
REPORT OF THE HEAD OF PLANNING  

AND STRATEGIC HOUSING 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

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
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 Application  

Number 

 

Address       Page  

 18/03244/OUT Land South of The Hollies, New Yatt Lane, New Yatt  3 

 

 19/01030/HHD 9A West End, Witney      12 

 

 19/00868/RES 138 Abingdon Road, Standlake     17 

 

 19/00977/FUL Mulberry House, 9 Church Green, Witney   24 

 

 19/00978/LBC Mulberry House, 9 Church Green, Witney   30 

 

  

https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PHTTM0RKMAA00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PPE1SXRK08E00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=POPTE2RKH2Q00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PPA177RKH9T00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PPA179RKH9U00
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Application Number 18/03244/OUT 

Site Address Land South of The Hollies 

New Yatt Lane 

New Yatt 

Oxfordshire 

Date 26th June 2019 

Officer  

Officer Recommendations Refuse 

Parish Hailey Parish Council 

Grid Reference 437191 E       213115 N 

Committee Date 8th July 2019 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Residential development of up to 8 dwellings and associated infrastructure works 

 

Applicant Details: 

Mr P Salter, C/O Agent. 
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1  CONSULTATIONS 

 

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

hereby notify the District Planning Authority that they do not object 

to the granting of planning permission, subject to the following 

conditions: 

G18 Junction specification. 

 

1.2 WODC Drainage 

Engineers 

Soakaways may not be suitable due to the soil type identified for the 

postcode, this will need to be established by soakage testing. If 

infiltration is feasible, soakaways should be designed to withstand a 1 

in 30 year + 40% climate change event. 

 

The site should contain surface water for all return periods up to and 

including the 1 in 100 year + 40% climate change event.  

 

An exceedance flow plan should be provided for storm events in 

excess of 1 in 100 yr + 40% cc, based on proposed ground levels and 

directing runoff away from neighbouring properties. 

 

No objection subject to all comments above being taken on board 

and pre-commencement surface water condition being adhered to in 

full. 

 

1.3 WODC Planning Policy 

Manager 

The scale of the development proposed in this location, especially in 

relation to paucity of existing services and facilities and ability to 

achieve safe and convenient access to nearby services and facilities, 

means it is contrary to Policies OS1 and OS2. As the proposal does 

not, in my opinion, comply with Policy OS2, it is therefore also 

contrary to Policy H2. A specific local need for this development in 

this location has not been put forward. The only criterion that the 

proposal could fulfil is the fact that the site is a proposed allocation in 

the Neighbourhood Plan. If the allocation is not approved, the 

proposal fails to comply with Policy H2. 

 

1.4 Thames Water No Comment Received. 

 

1.5 Biodiversity Officer I still recommend that the site layout needs to be re-considered so 

that the southern boundary hedgerow does not form domestic 

curtilage - this is an "important" hedgerow under the Hedgerow 

Regulations 1997, and once it becomes domestic curtilage, it will be 

exempt from the Regulations and therefore not protected. This is not 

acceptable. If the hedgerow does become domestic curtilage, then a 

full compensation scheme would be required for new hedgerows to 

be created elsewhere. 

I assume that the northern boundary hedgerow would not form 

domestic curtilage, as it is still fronting the road and the new access 

road will run along most of its length inside the application site. 

However, this needs to be confirmed. A boundary plan showing the 

extent of domestic curtilage should be provided. 
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The loss of priority grassland habitat should also be minimised as 

much as possible in the first instance, and then compensation 

provided if necessary. If there will be a residual loss of habitat, then a 

compensation scheme will be required - to be agreed before a 

positive determination of the application. 

A possible way forward would be for the adjacent orchard habitat to 

be restored with species rich grassland and hedgerows, which may 

fulfil the requirements of the compensation scheme for all habitats. 

However, further information is required in order to ensure no net 

loss of biodiversity, and the provision of net gain if possible, in 

accordance with paragraphs 170 – 175 of the NPPF and policy EH3 of 

the Local Plan. 

 

1.6 Parish Council Hailey PC has no objection to this planning application provided that 

the style is commensurate with the style of the village i.e a ribbon not 

a cul de sac. 

Hailey PC would also ask if a Section 106 contribution towards their 

new village hall was possible (estimated cost £800,000)? 

 

2  REPRESENTATIONS 

 

  One letter of objection has been received raising the following comments: 

 

-  Highways 

-  Landscape 

-  Neighbourliness 

-  Policy / Principle 

-  New Yatt is a small hamlet with no facilities and no public transport. Three houses have been 

built recently in the village that have taken years to sell, with one still remaining unsold after 

2 years. This indicates no desperate need for houses locally. The road through the village is 

being used more and more as a rat run to avoid Witney, and with the new housing 

developments up the road at North Leigh this will become even more so. Combined with 

the Industrial Estate with its associated traffic, poor little New Yatt is losing its identity as a 

little backwater, and becoming swamped in cars. 

 -  If the new developments in North Leigh are having difficulty selling their new builds, why 

allow any more to be built? 

 

3  APPLICANT'S CASE 

 

3.1 The applicant tabled a covering letter at the point that the application was made (before the 

results of the Neighbourhood Plan process were known). The conclusion is reported in full 

below: 

 

 This statement has examined the planning background of the site and the relevant national 

and local planning policy framework in respect of the outline planning application for 

residential development off New Yatt Lane, New Yatt.  

 

 The proposed development will be in accordance with the emerging Hailey Neighbourhood 

Plan which seeks to allocate the proposed site for residential development.     
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 The above demonstrates that there would not be any conflict with national or local 

planning policy and the Council is therefore respectfully requested to approve the 

application. 

 

4  PLANNING POLICIES 

 

OS1NEW Presumption in favour of sustainable development 

OS2NEW Locating development in the right places 

OS3NEW Prudent use of natural resources 

OS4NEW High quality design 

OS5NEW Supporting infrastructure 

H1NEW Amount and distribution of housing 

H2NEW Delivery of new homes 

T1NEW Sustainable transport 

T3NEW Public transport, walking and cycling 

EH2 Landscape character 

EH3 Biodiversity and Geodiversity 

WIT6NE Witney sub-area strategy 

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

 

5  PLANNING ASSESSMENT 

 

Background Information 

 

5.1 Outline planning permission is sought for the residential development on the land on the north-

west edge of the Village of New Yatt to comprise eight units with associated garden, parking and 

access, and green space. The application site comprises undeveloped agricultural land located on 

the southern side of the New Yatt Lane, opposite The Hollies. The site is irregular shaped but 

generally a rectangular parcel of land and enclosed by dense mature hedgerow and mature 

trees/woodland along its perimeter particularly to the front (north) and rear (south) of the site, 

with dense corpses at its norther western end. 

 

5.2 The site is bounded by New Yatt Lane to the north, by the vacant public house to the east, and 

by agricultural land to the west and to the south.  

 

5.3 The applicant has submitted a new site plan showing the blue line boundary to incorporate the 

copse to the north western part of the site.  

 

5.4 New Yatt village forms a linear pattern of development along each side of New Yatt Lane 

culminating on its southern side at the former public House, with the application site forming a 

definable limit to the built-up area. 

 

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

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

are: 

 

Principle 

 

5.6 The West Oxfordshire Local Plan 2011-2031 ("the Local Plan") was adopted on 27 September 

2018. It is the LPA's statutory development plan and, in accordance with S38 (6) of the Planning 
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and Compulsory Planning Act 2004, and national planning guidance, it is the starting point for all 

decision making. Full statutory weight is afforded to the policies of the Local Plan because the 

Council can demonstrate a full deliverable 5 year housing land supply ("HLS"). 

 

5.7 The adopted Local Plan provides for a 5 year supply using a staged delivery and the "Liverpool" 

calculation (this approach is endorsed within the wording of policy H2 within the Plan) and a 

20% buffer requirement. Using this method the LPA's most recent HLS figures, published 

November 2018, indicate a 6.7 year HLS. 

 

5.8 Moreover, on 12 September 2018 a Written Ministerial Statement ("WMS") was issued dealing 

with Housing Land Supply in Oxfordshire) that effectively reduced the requirement to 

demonstrate housing supply from 5 years to 3 years until such time as the Joint Statutory Spatial 

Plan for Oxfordshire is adopted, which is intended to be the year 2021. 

 

5.9 The Council is not therefore obliged to support housing development that would not comply 

with the relevant parts of the Local Plan. 

 

5.10 New Yatt lies within the Witney Sub-Area, the anticipated housing land supply in this sub-area 

as set out in the Local Plan (Table 9.2b) is set at over 4,700 new homes, the majority of which 

are expected to come forward through existing commitments and allocations with only 276 

units from windfall.  

 

5.11 Policy WIT6 sets out the overall strategy for the sub-area and states that outside of Witney, 

'New development in the rest of the sub-area will be limited to meeting local community and 

business needs and will be steered towards the larger villages.'  

 

5.12 New Yatt is not one of the larger villages but is classified in the Plan as a small village settlement 

where typically there are limited services and facilities and/or other development constraints. 

While New Yatt does possess some small industrial/employment units (in the adjoining parish of 

North Leigh), there is no school, shop or post office, the local pub has been shut for many years 

and the bus service is restricted. The village lies about 1 mile from the centre of North Leigh 

and 2½ miles from the centre of Witney - higher order settlements with a wider range of 

services and facilities - but access from New Yatt is along unlit rural lanes, without a pavement, 

meaning that there is be a high-reliance on the use of the private car by most residents. 

 

5.13 Policy OS2 of the Local Plan - Locating Development in the Right Places - sets out the overall 

spatial strategy for the District including the distribution of new development over the plan 

period to 2031, focusing the majority of new homes, jobs and supporting services in the main 

service centres, with development in villages such as New Yatt being limited to that which 

requires and is appropriate for a rural location and which respects the intrinsic character of the 

area. 

 

5.14 Policy OS1 and Policy OS2 refer to the presumption in favour of sustainable development and 

the latter includes a series of general principles which all development is expected to accord 

with. Of particular relevance for consideration of this specific proposal are the following general 

principles. Development should: 

 

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

cumulative impact of development in the locality;  
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 Form a logical complement to the existing scale and pattern of development and/or the 

character of the area;  

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

the settlement/s;  

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

contribution to the character or appearance of the area;  

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

supporting services and facilities;  

 Conserve and enhance the natural, historic and built environment; and 

 Be supported by all necessary infrastructure, including that which is needed to enable 

access to superfast broadband. 

 

5.15 Since New Yatt is a small settlement with very limited services and facilities residents rely on 

Witney and other higher order settlements for their day to day needs. With limited access to 

public services, unlit connections and distances that make walking unlikely, residents are reliant 

upon the motorised travel. The proposed development would add significantly to the 

settlement, and, set against the paucity of services and facilities and ability to achieve safe and 

convenient access to those nearby, the cumulative impact of development would be to 

exacerbate reliance on motorised travel to meet every day needs. The proposal would not 

constitute sustainable development. 

 

5.16 Furthermore, the site serves as a visual and functional limit to the built up area. The extension 

of the village beyond this limit would be too transformative and would urbanise the rurality of 

the local environment in which the development would sit, which would impact negatively the 

wider landscape. The proposed development would not therefore form a logical complement to 

the existing scale and pattern of development and impact negatively the character of the area. 

 

5.17 Site access would require loss of established hedgerow and mature wooded boundary, and it is 

unclear as to the treatment of the hedgerow with some possibly incorporated into residential 

curtilage. The loss of the existing meadow would detract from the character and appearance of 

the area. The proposed development would not serve to protect or enhance the local 

landscape. The site in its current state makes a considerable contribution to the appearance and 

context of the settlement, particularly to denote the edge of the built up area and the transition 

to countryside. 

 

5.18 The proposed development would not conform to Policies OS1 and OS2. 

 

5.19 Policy H2 sets out the main policy considerations for the delivery of new homes in smaller 

villages like New Yatt, and under this policy, new homes will only be permitted where they 

comply with the general principles set out in Policy OS2 and in a limited number of specific 

circumstances, including 'where there is an essential operational need or other specific local 

need that cannot be met in any other way…' and 'on sites that have been allocated for housing 

development within an adopted (made) neighbourhood plan.' 

 

5.20 A specific local need for this development in this location has not been put forward. The only 

criterion therefore that the proposal could fulfil is the fact that the site was a proposed 

allocation in the Hailey Neighbourhood Plan. 

 

5.21 The submission draft of the Hailey Neighbourhood Plan was submitted to West Oxfordshire 

District Council (WODC) in August 2018, and following a 6-week consultation which closed on 
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20th December 2018, an Examination of the Neighbourhood Plan was undertaken by way of 

written representation. The Examiner published his report on 25th March 2019, and found the 

proposed allocation (application site) not to be in general conformity with the plan, having not 

considered the development of the site to be "… a proportionate and appropriate scale to its 

context having regard to the potential cumulative impacts of development on the locality". 

Furthermore, it was concluded that the development of the site would not form a logical 

complement to the existing scale and pattern of development and or/ character of the area. 

 

5.22 The NPPF makes clear full weight cannot be given to the Neighbourhood Plan until it is 'made' 

and provides that weight placed on emerging plans should be informed by the stages of 

preparation. Given the Examiner has now published his report the decision to not allocate in the 

Submission Draft of the Hailey Neighbourhood Plan should be given appropriate material 

weight. 

 

Ecology 

 

5.23 The original application proposal and that submitted as a New Yatt housing allocation in the 

Submission Draft of the Hailey Neighbourhood Plan included the adjoining copse on the north-

western edge of ten site/ village. The Corpse is now removed from the redline boundary. 

 

5.24 The existing copse/orchard and hedgerows contribute to the character of the area, the context 

and setting of the site and the soft/rural approach to the village. The development would intrude 

into the rural setting of New Yatt and, even with the retention of the existing trees and 

hedgerows on the site, would be out of character. 

 

5.25 The Planning Statement accompanying the application states that the woodland will be retained 

and the illustrative layout shows the woodland and hedgerows all being kept, other than where 

access is to be created.  However it is not clear how this will be achieved. 

 

5.26 In addition, some of the plots, especially the plot closest to the copse/orchard, are close to the 

existing hedgerows and mature trees. This proximity will impact on the residents. 

Overshadowing and bough and leaf drop may well lead to pressure for tree removal. Factoring 

in likely climate change, there may be benefits of cooling through shading but higher winds could 

lead to tree instability. Developing within and in close proximity to a well-established woodland 

and hedgerows needs special care. 

 

5.27 The site forms part of an identified Woodland Habitat Network. Not only does this woodland 

have value it its own right, it provides a wide range of ecosystem services, including providing a 

soft setting to the village, providing a valuable habitat and forming part of a wider woodland/GI 

network. 

 

5.28 EH3 relates to biodiversity. All development is expected to protect and enhance biodiversity, 

including: protecting and mitigating for impacts on priority habitats, protected species and 

priority species; avoiding loss, deterioration or harm to locally important wildlife, UK priority 

habitats and species; and ensuring development works towards achieving the aims and objectives 

of the Conservation Target Areas (CTAs). The NPPF and Policy EH3 require development to 

show how a net gain in biodiversity will be achieved and, ideally, to show this in a quantifiable 

way through the use of a Biodiversity Impact Assessment Calculator. The planning application 

does not address this. 
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5.29 The site lies within the Wychwood and Lower Evenlode CTA. 

 

5.30 An ecological report accompanies the planning application. This report highlights the biodiversity 

value of the site, identifying, for example: species-rich, important hedgerows under the 

Hedgerow Regulations 1997; all hedgerows being habitat of 'principal importance'; the grassland 

being semi-improved, MG5 grassland Lowland Meadow of 'principal importance' under the 

NERC Act 2006; the adjoining copse/former orchard as having ecological value; bird species of 

principal importance; and a high likelihood of bats, hedgehogs and reptiles. One of the 

conclusions of the report is that a significant impact of the development would be the loss of a 

significant area of semi-improved grassland. The report, in section 5.2, sets out a number of 

potential mitigation and enhancement measures. 

 

5.31 The rural nature of this site and the value of the habitats and potential species mean that careful 

consideration will need to be given to the ecology and natural capital of the site and its wider 

context. If development were to go ahead the issues to be addressed should include retaining 

and enhancing ecological networks, providing sensitive lighting of the site, retaining and 

protecting existing trees, woodland and hedgerows, providing new planting of indigenous species 

with a high proportion of berry bearing plants, ensuring suitable connections within and through 

the site for hedgehogs and provision of bat roosting and bird nesting opportunities (NB these 

need to be located in appropriate locations), together with the measures identified in the 

ecologist's report. 

 

Siting, Design and Form 

 

5.32 The application is in outline with all matters other than the principle and the means of access 

reserved for future determination. The access plan details that a section of the frontage hedge 

will need to be removed to create the access and future maintenance will be required to ensure 

that adequate vision splays are provided and retained. This is likely to result in a much more 

"managed" appearance in contract to its existing rural character. The houses are detailed strung 

out along the road in a linear fashion that broadly mimics the linear character of the settlement. 

In contrast however they are set behind a service road and all of the parking is located in front 

of rather than between the dwellings such that the public elements of the development would 

be highly car/ road dominated which again given the transitional nature of the site at the edge of 

the settlement would not sit comfortably with the prevailing rural character. A number of the 

units and elements of the highway infrastructure are also within or too close to existing 

boundary hedges and trees such that their long term survival would be severely compromised. 

The scheme as presented is in light of these concerns not considered a suitable basis upon 

which to build out the site. 

 

Highways 

 

5.33 OCC has raised no objections to the ability to create a safe access. Notwithstanding that this 

may have additional hedge loss implications in light of the comments received there is 

considered to be no basis upon which to base a highways objection. 

 

Conclusion 

 

5.34 This application site would not form an appropriate location for development given the 

sensitivities of the site itself, including its biodiversity value and its contribution to the area's 

character, and the very limited range of services and facilities in the village combine to make the 
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proposal unsustainable development. Development of the would be contrary to policies OS1, 

OS2, OS3, OS4, H1, H2, T1 and T4, EH2, EH3 and WIT6. 

  

5.35 Furthermore, proposed development was considered by the Examiner in his examination of the 

Submission Hailey Neighbourhood Plan who concluded that development of the site would not 

be in conformity with the Adopted Local Plan and recommended the site be deleted from the 

Neighbouring Plan. This too must be given material weight. 

 

5.36 As such, the recommendation is that planning permission be refused. 

 

6  REASON FOR REFUSAL 

 

1   The proposed development would not represent sustainable development given the very limited 

range of services and facilities within New Yatt, combined with the sensitivities of the site itself, 

including its biodiversity value and its contribution to the landscape character of the area and 

village setting. The applicant has failed to demonstrate justification for this development 

proposal as either essential operational or other specific local need that cannot be met in any 

other way, and, neither has the site been allocated for housing development within the Adopted 

Local Plan or an adopted (made) neighbourhood plan. The proposed development would 

therefore, be contrary to policies OS1, OS2, OS3, OS4, H1, H2, T1 and T3, EH2, EH3 and 

WIT6 of the Adopted West Oxfordshire Local Plan 2018, and the provisions of the National 

Planning Policy Framework 2019. 
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Application Number 19/01030/HHD 

Site Address 9A West End 

Witney 

Oxfordshire 

OX28 1NG 

Date 26th June 2019 

Officer Stephanie Eldridge 

Officer Recommendations Approve 

Parish Witney Town Council 

Grid Reference 435862 E       210372 N 

Committee Date 8th July 2019 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Erection of rear conservatory. 

 

Applicant Details: 

Mr David Gouldin, 9A West End, Witney, Oxfordshire, OX28 1NG 
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1  CONSULTATIONS 

 

1.1 Town Council  No objection. 

 

2  REPRESENTATIONS 

 

2.1  One letter of objection has been received from Sarah Plowman at 7 West End, Witney as 

follows. A full version of the letter plus photos submitted are available on the Council's website.  

 

2.2 We are fully in support of our neighbours' desire to increase their enjoyment of their garden. 

However we feel that the height of this building means that their enjoyment will be at our 

expense. 

 

2.3 Our concern is about significant loss of both direct sunlight and imposing aspect. The proposed 

height, coupled with its suggested rear wall backing directly into our garden will be totally 

overbearing in its impact on our home and garden. 

 

2.4 We have a very small garden, which faces south west. It is already surrounded with high 

buildings on its boundary lines on all sides except this one side, which is the direction that we 

receive direct sunlight from, meaning that the proposed conservatory will significantly impact 

any feeling of openness and light our garden has. 

 

2.5 Throughout the year, we would lose a great deal of light, both direct and indirect, from the 

proposed conservatory, particularly in the afternoon and early evening when our five children 

come home from school and want to play in our garden (which is our only outside space and is 

just coming to the completion of its renovation). In the winter months, we enjoy watching the 

sun set from the ground floor back windows. This will completely lose its appeal with the 

proposed raised skyline, resulting in the loss of so much light. 

 

2.6 The proposed building will be incredibly overbearing for us, and introduce what we believe is a 

completely unacceptable level of enclosure for us in both the house and garden. 

 

2.7 We note that the plans have a proposed gutter overhanging into our land (drawn in faintly).Our 

garden already has overhanging gutters from three different neighbouring properties, which can 

only be accessed for cleaning and maintenance through our house. These gutters aren't visible 

from their houses so we also need to keep an eye on their upkeep. Whilst we are more than 

happy to be neighbourly, adding a fourth neighbour's guttering needing access through our home 

seems excessive. 

 

2.8 We believe that the scheme would result in an unacceptable sense of enclosure and loss of 

outlook to our property and understand that this would be contrary to policies OS4 and H6 of 

the West Oxfordshire local plan 2011-2031. 

 

2.9 We believe that a possible solution would be to have the conservatory floor level dropped to 

match the ground level of 9A and the majority of the garden, removing the need for the steps 

up to enter the conservatory currently on the plan. This could then result in a significantly less 

imposing roof height. Leaving the existing rear boundary wall as it is and building the back of any 

conservatory at least 50cm away from this boundary line. This resolves two problems: a) the 

roof is moved away from our boundary reducing its imposing nature and b) it allows room for 

their gutter maintenance without any need for access or maintenance involving our property. 
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3  APPLICANT'S CASE 

 

3.1  A design and access statement has been submitted. A full version of the document is available on 

the Council's website. It is concluded as follows:  

 

The addition of the particular designed roof structure gives height to the conservatory area 

which is lacking throughout the dwelling and will give relief to the occupants in their use of the 

space but will also ensure that is only a 900mm lift to the building above the existing north east 

boundary wall again to avoid blocking light to ensure no adverse impact on the amenity area to 

no. 7. 

 

4  PLANNING POLICIES 

 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

EH9 Historic environment 

EH10 Conservation Areas 

EH11 Listed Buildings 

H6NEW Existing housing 

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

 

5  PLANNING ASSESSMENT 

 

5.1  This application seeks consent for the erection of a conservatory at 9A West End; an un-listed, 

end terraced, traditional stone dwelling situated within a narrow mews. The site falls within the 

Witney and Cogges Conservation Area and sits within close proximity to a number of listed 

buildings.  

 

5.2  A previous application on the site for a conservatory (Ref: 18/00201/HHD) was refused for the 

following reason:  

 

The proposed extension by reason of its position, scale and design would result in a significant 

overbearing and overshadowing impact to the rear garden and habitable room windows of No. 

7 West End and would therefore be contrary to Policy H2 and BE2 of the approved West 

Oxfordshire Local Plan 2011 and OS4 and H6 of the Emerging Local Plan and the relevant 

paragraphs of the 2012 NPPF.  

 

5.3  This was then dismissed at appeal. The inspector concluded as follows: 

 

Consequently, whilst I have found that the loss of sunlight and therefore overshadowing would 

not be significant, I conclude that the scheme would result in an unacceptable sense of enclosure 

and loss of outlook for the occupiers of No 7, thereby harming their living conditions. This 

would be contrary to policies OS4 and H6 of the West Oxfordshire Local Plan 2011-2031, 

which together seek to safeguard living conditions and ensure satisfactory environments for 

people living in the area. 

 

5.4  Previously refused application 18/00201/HHD proposed a pitched roof conservatory which 

would sit 2.4m above the shared boundary wall. The plans, the subject of this application, 

propose a similar conservatory with a reduced height which would sit 0.9m above the shared 

boundary wall and has a different roof form to the refused scheme.  
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5.5  This application has been brought before sub-committee Members for consideration at the 

request of the local Ward Member.  

  

5.6  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; 

Impact on heritage assets; 

Residential amenities. 

 

Principle 

 

5.7  The principle of providing an extension to the dwelling is acceptable subject to consideration of 

the below matters.  

 

Siting, Design and Form 

 

5.8  By virtue of its scale, design, form and location, the proposed conservatory is considered to be a 

modest addition which would appear subservient and secondary to the host dwelling. The 

proposed use of traditional materials, and its simple form, are considered to be in-keeping with 

the character and appearance of the host dwelling. As such, the application is considered to 

comply with policies OS2, OS4 and H6 of the adopted West Oxfordshire Local Plan 2031.  

 

Impact on Heritage Assets 

 

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

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

respect to buildings or other land in a Conservation Area, special attention shall be paid to the 

desirability of preserving or enhancing the character or appearance of that area.  Furthermore, 

the paragraphs of Section 16 'Conserving and enhancing the historic environment ' of the NPPF 

are relevant to consideration of the application. In this regard the proposed conservatory is not 

considered to have a detrimental impact the character and appearance of the Conservation 

Area, given the nature of what is proposed and its location; the conservatory would be located 

to the rear of the property and would not be visible from the street scene. As such, the 

character of the Conservation Area would be preserved.  

 

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

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

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

or any features of special architectural or historic interest which it possesses. In this case, whilst 

the rear elevation of 9E is adjacent to the rear corner of the proposed conservatory, the 'tucked 

away' position of the conservatory and its single storey nature would be such that it would not 

significantly impact upon views from public vantage points. Therefore, Officers are of the 

opinion that the setting of the nearby listed buildings would be preserved.  
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Residential Amenities 

 

5.11  In comparison with the previously refused scheme where the proposed conservatory would sit 

2.4m above the existing boundary wall, the conservatory the subject of this application would 

protrude 0.9m above the shared wall with the roof plain sloping away from the garden of No. 7.  

 

5.12  Officers note the issues raised in the objection letter submitted by Sarah Plowman at 7 West 

End. However, it is your officer's opinion that the overall height and roof form of the 

conservatory has been reduced to a level which, on balance, is no longer overbearing, nor does 

it give an overwhelming sense of enclosure.  

 

5.13  Due to the location and orientation of the buildings, with the garden of No. 7 facing south west 

and already being enclosed by buildings either side, the sunlight only reaches the neighbours 

garden for a limited period of time every day. By virtue of the scale and design of the 

conservatory, your officers consider that the development would not significantly reduce the 

amount of sunlight into the garden in comparison to the existing situation. Further, given the 

scale of the conservatory and its distance from the rear elevation of No. 7, your officers do not 

consider that there will be any adverse overshadowing of the neighbours habitable rooms. 

Officers also note that the Inspector did not consider that the larger scheme would result in a 

harmful loss of light or overshadowing to the detriment of No. 7 either.  

 

Conclusion 

 

5.14  In light of the above, the application is considered to be acceptable and compliant with policies 

OS2, OS4, EH9, EH10, EH11 and H6 of the adopted West Oxfordshire Local Plan 2031 and any 

relevant paragraphs of the NPPF. 

 

6  CONDITIONS 

 

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

date of this permission. 

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

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

 

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

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

 

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

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

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

materials. 

REASON: To safeguard the character and appearance of the Conservation Area and setting of 

the nearby Listed Buildings.   
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1  CONSULTATIONS 

 

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

hereby notify the District Planning Authority that they do not object 

to the discharge of conditions. 

 

1.2 Conservation Officer No Comment Received. 

 

1.3 WODC Drainage 

Engineers 

Besides the Design and Access Statement referring to the use of 

SUDS and rainwater butts, no information on the surface water 

drainage proposal is included in this application. I therefore have no 

comments to make in this case and await submission of the full design. 

 

1.4 Thames Water No Comment Received. 

 

1.5 Biodiversity Officer No Comment Received. 

 

1.6 Parish Council Standlake PC objects to the scale and layout of this proposal in that 

two 4 bedroom houses on this plot do not offer enough parking for 

the likely number of vehicles. It must take into consideration the fact 

that there is no offsite parking either on Shifford Lane itself (single 

tack lane used by vehicles accessing both the Mulberry Bush School, 

two other properties and the electricity substation further down the 

lane) or on the A415 (which is itself on a busy, dangerous junction 

with the High Street) at the entrance to the lane. This concern 

extends to the likely construction traffic accessing the site, and it 

should be a condition of planning that the layout of the site be made 

sufficient to accommodate this traffic on site while under 

construction. The proposed entrance is virtually opposite the main 

entrance to the Mulberry Bush school which is the home to a number 

of extremely vulnerable children and the contractors should be 

obliged to liaise with the school so that there is no conflict with traffic 

movements. 

 

Frankly, the PC is of the firm opinion that this application should 

never have been approved in the first place for these and many other 

reasons, but that's water under the bridge I'm afraid. 

 

2  REPRESENTATIONS 

 

2.1  Two general letters have been received as follows:-  

 

Mr and Mrs Smith of Longwood House, Shifford Lane, Standlake  

 

2.2 Shifford Lane is narrow and two vehicles have to pass each other with care. Large vehicles such 

as refuse collection lorries and those going to the SEB substation at the far end of the lane have 

even more difficulty If this application is allowed could it please be conditioned so that all 

construction traffic is parked on site? 
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Mr N Jones of 126 Abingdon Road, Standlake 

 

2.3 I therefore withdraw my previous objection provided that: The existing fence line is corrected 

before any development takes place. What is misleading on this plan is the green infill which 

appears to suggest the extent of the proposed garden area. 

 

3  APPLICANT'S CASE 

 

3.1  A design and access statement has been submitted. A full version of this is available on the 

Council's website. The statement has been summarised and concluded as follows:  

 

 Our design philosophy extends to providing a sympathetically designed development which 

positively integrates into the existing surroundings. By using the land to its full potential, the 

proposal will also make a worthwhile contribution to the number and mix of local housing. 

 

 The design process has guided the scheme to a conclusion which integrates successfully 

with the surrounding built form. The site is in a sustainable location with good access to 

local services, employment opportunities, public transport routes and amenities. 

 

 The impact upon the amenities of the occupiers of neighbouring residential dwellings is not 

harmful in terms of loss of outlook, light and privacy by way of the siting, scale and design of 

the proposed properties. 

 

 In light of the above it is considered that the scheme is viable and accords with relevant 

policies and standards set both locally and nationally. Therefore, we consider that this 

reserved matters application should be supported. 

 

4  PLANNING POLICIES 

 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

H2NEW Delivery of new homes 

T2NEW Highway improvement schemes 

T4NEW Parking provision 

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

 

5  PLANNING ASSESSMENT 

 

5.1  This proposal is a reserved matters submission pursuant to application 16/00783/OUT. The 

application deals with the layout, scale, appearance and landscaping of the two dwellings granted 

outline consent under the previous application together with the associated works.  

 

5.2  The application site is located within the village of Standlake. The access into the site via Shifford 

Lane, which serves the Mulberry School as well as a few other properties, has already been 

approved as part of the outline application. The site currently forms part of the private garden 

space serving no. 138 Abingdon Road with open paddock and fields forming the natural 

boundary between the built up limits and the countryside. The site does not fall within any 

special designated areas of control.  
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5.3  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: 

 

Layout, scale and appearance  

Landscaping  

Residential amenities  

Highways  

Drainage  

Biodiversity  

 

Layout, scale and appearance  

 

5.4  The proposed layout broadly follows the indicative layout plan submitted with the outline 

application. However, some changes have been made to address officers concerns about the 

positioning of two garages to the front of the dwellings. These garages have now been re-

positioned and are set further away from the dwellings in order to provide sufficient spacing 

between the built form. Further, the two dwellings have been positioned in a more centralised 

spot so that there is a sense of space retained between the side of the properties and the 

boundaries.  

 

5.5  The plans, the subject of this application, show a slightly reduced scheme to the indicative plans 

submitted with the outline application. The overall massing of the development has been 

reduced by designing the dwellings so that the eaves height sits at 1.5 storeys high rather than 

the full 2 storeys shown in the indicative plans. The scale of the two dwellings is considered to 

be in keeping with the local vernacular and will appear slightly subordinate in scale and massing 

to the surrounding development.  

 

5.6  The design of the development is a mix of the traditional and contemporary. Your officers 

consider that the use of traditional stone, plain roof tiles and oak frames is wholly appropriate 

and would be in keeping with the local vernacular. The contemporary elements of the 

development have been introduced through the proposed glazing. Officers do have some 

concerns over some of the glazing; in particular the roof lights and the glazed gable features on 

the rear elevations. It is considered that these elements can be refined in order to create a 

more simple and coherent elevation whilst still incorporating the contemporary glazing. 

Therefore, your officers have included a condition, notwithstanding the details submitted within 

this application, that all joinery details are to be submitted to and approved in writing before the 

commencement of above ground works.  

 

5.7  In light of the above, the application is considered to be reflective of local vernacular and 

compliant with policies OS2 and OS4 of the adopted West Oxfordshire Local Plan 2031.  

 

Landscaping 

 

5.8  This application proposes the removal of three fruit trees on the site which will be replaced 

elsewhere with structured tree planting. Overall the landscaping scheme is considered to be 

appropriate and sympathetic to the local surroundings.  
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Residential Amenities 

 

5.9  Your officers are satisfied that the separation distance between the dwellings is such that it will 

not adversely impact on neighbour amenity. There is a first floor window in the side elevation of 

each dwelling facing each other which both serve toilets. As such, a condition is included to 

ensure that the windows are obscurely glazed and fixed shut. Further, a condition has been 

included to ensure that the proposed rooflights serving the master bedroom in each dwelling 

will not result in any adverse overlooking. There are no windows in the side elevation of plot 2 

so officers are satisfied that there will be no direct overlooking into the garden or rear windows 

of No. 138 Abingdon Road. Further, the separation distance between plot 2 and No. 138 is 

considered to be sufficient so that the development is not overbearing. Your officers are of the 

opinion that an acceptable level of outdoor amenity space has been provided to serve both of 

the new dwellings.  

 

Highways 

 

5.10  The access has already been approved as part of the outline application. The County Highways 

Officer has raised no objections to the details relating to parking and garaging submitted as part 

of this reserved matters application.  

 

Drainage 

 

5.11  A surface water drainage condition and informative is included on the outline planning consent 

which is required to be discharged fully before development commences on site.  

 

Biodiversity 

 

5.12  The consultation response from your Biodiversity Officer is still outstanding. As such officers 

will update Members in respect of this matter at the committee meeting.  

 

Conclusion 

 

5.13  Subject to the outstanding consultation responses, your officers are satisfied that the application 

is acceptable and compliant with policies OS2, OS4, H2, T2 and T4 of the adopted West 

Oxfordshire Local Plan 2031 and any relevant paragraphs of the NPPF. 

 

6  CONDITIONS 

 

1   The development shall be commenced within either five years from the date of the outline 

permission granted under reference XXXXXX , or two years from the date of this approval, or 

where there are details yet to be approved, within two years from the final approval of those 

matters. 

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

Act 1990 as amended. 

 

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

REASON: For the avoidance of doubt as to what is permitted. 
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3   Before above ground building work commences, a schedule of materials (including samples) to 

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

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

materials. 

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

 

4   Notwithstanding any indication given on the plans hereby permitted, the roof lights in the east 

facing elevation of Plot 1 and west facing elevation of Plot 2 shall have a minimum internal cill 

height of 1. 7 metres above finished floor level and shall thereafter be retained as such. 

REASON: To safeguard privacy in the adjacent property. 

 

5   Before first occupation of the buildings hereby permitted the window(s) in the east facing 

elevation of Plot 1 and west facing elevation of Plot 2 shall be fitted with obscure glazing and 

shall be retained in that condition thereafter. 

REASON: To safeguard privacy in the adjacent property. 

 

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

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

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

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

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

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

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

of the area. 

 

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

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

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

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

REASON: Control is needed to protect the character and appearance of the area and 

residential amenity.  

 

8   A scheme of hard and soft landscaping of the site shall be submitted to and approved in writing 

by the Local Planning Authority before any above ground development commences. The scheme 

shall be implemented as approved within 12 months of the commencement of the approved 

development or as otherwise agreed in writing by the Local Planning Authority and thereafter 

be maintained in accordance with the approved scheme. In the event of any of the trees or 

shrubs so planted dying or being seriously damaged or destroyed within 5 years of the 

completion of the development, a new tree or shrub of equivalent number and species, shall be 

planted as a replacement and thereafter properly maintained. 

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

 

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

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

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

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

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

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

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

retained and used for no other purpose. 

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

safety. 

 

11   The garage accommodation hereby approved shall be used for the parking of vehicles ancillary 

to the residential occupation of the dwelling(s) and for no other purposes. 

REASON:  In the interest of road safety and convenience and safeguarding the character and 

appearance of the area.  

 

12   The window and door frames shall be recessed a minimum distance of 75mm from the face of 

the building unless otherwise agreed in writing by the Local Planning Authority. 

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

of the locality.   
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1  CONSULTATIONS 

 

1.1 Town Council Witney Town Council objects to this application on the grounds of 

loss of business space and is concerned that the residential parking 

requirement as proposed may exceed existing provision. 

 

1.2 OCC Highways No objection. 

 

2  REPRESENTATIONS 

 

None received at the time of writing.  

 

3  APPLICANT'S CASE 

 

3.1  A planning, design and access statement has been submitted to support the application. A full 

version of this is available on the Council's website. It has been summarised and concluded as 

follows:  

 

 This planning statement is submitted in support of full planning and listed building consent 

applications for the 'change of use of ground floor training rooms to two residential flats, 

associated internal and external alterations to listed building, provision of outdoor amenity 

space and bin and cycle storage'. 

 

 The principle of the change of use of part of the ground floor of Mulberry House to 

residential use is supported by policies of the adopted Local Plan and NPPF. There will be 

no overall loss of office units, as the existing rooms are used for training purposes in 

association with the offices, and the offices to the front of the building will be retained. The 

change of use was supported in principle at the pre-application stage. 

 

 The proposed development will cause no harm to the identified heritage assets and 

therefore is in accordance with local plan policies and national guidance relating to the 

conservation of heritage assets. 

 

 The proposal for the change of use will not have a detrimental impact upon the amenity of 

neighbouring uses and will provide sufficient internal and external amenity space and 

facilities for the future occupants of the two flats. 

 

 The proposed pedestrian access arrangements are acceptable and the change of use to two 

one-bedroom flats will cause no detrimental impacts on highway safety or unacceptable 

impacts on the road network. 

 

 There are no technical issues which would mean that planning permission should not be 

granted. 

 

 Overall, it is demonstrated that the proposal is in accordance with the policies of the 

Development Plan and has addressed the principles and guidance of the NPPF. 
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4  PLANNING POLICIES 

 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

H2NEW Delivery of new homes 

E1NEW Land for employment 

WIT5NE Witney town centre strategy 

EH9 Historic environment 

EH10 Conservation Areas 

EH11 Listed Buildings 

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

 

5  PLANNING ASSESSMENT 

 

5.1  This application seeks consent for the conversion of ground floor training rooms to provide two 

1-bed residential flats with associated internal and external works, and provision of outdoor 

amenity space, bin and cycle storage at Mulberry House; a 17th century Grade II Listed building 

in the Church Green area of Witney which falls within the Conservation Area. Mulberry House 

currently contains a mixture of uses with office space at the front of the ground floor and 

training rooms to the rear, and residential flats on the first and second floors. The office space 

on the ground floor is proposed to remain unchanged as part of this application.  

 

5.2  The last occupation of the ground floor offices and training rooms was by the applicants 

business 'Amadeus Software' which moved to the Old School Building to the rear of the Witney 

Methodist Church in the summer of 2018 leaving the office and training space in Mulberry 

House unoccupied.  

 

5.3  A listed building consent application is also being considered under ref. 19/00978/LBC.  

 

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

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

are: 

 

Principle  

Siting, Design and Form  

Heritage Assets  

Highways  

Residential Amenities  

 

Principle 

 

5.5  In terms of the principle of development, Policy H2 of the adopted Local Plan 2031 permits the 

provision of new dwellings on previously developed land within the built up area of Witney 

provided that the loss of any existing use would not conflict with any other plan policies and 

complies with the general principles set out in Policy OS2. Policy E1 of the adopted Local Plan 

2031 is generally protective of existing employment sites unless the site is considered 

inappropriate on amenity, environmental or highways safety grounds for employment uses, 

amongst other circumstances. Due to the retention of the offices at the front of the property, 

whilst the floor space is reduced, an employment use will still exist on the site. Further, Policy 

WIT5 clearly states that the intensification of the Church Green area through commercial and 
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retail uses should be resisted. Your officers consider that residential uses in this area are more 

appropriate and that the deintensification of the building would enhance the high quality and 

character of this part of the Conservation Area and also would result in a less intensive use of 

the highway and on-street parking in the vicinity; these are matters which will be considered in 

detail below. Further, the development would be providing two much needed and in demand 1-

bed properties which your officers consider to be a benefit. In light of the above, your officers 

consider that the principle of the development is, on balance, acceptable.  

 

Siting, Design and Form 

 

5.6  The majority of the changes relate to the proposed internal conversion works. The external 

front elevation will remain unchanged and there are some modest changes proposed to the rear 

elevation including the part demolition of an existing extension and changes to some of the 

ground floor fenestration. Your officers are of the opinion that, by virtue of their modest nature 

and location, the changes are appropriate.  

 

5.7  No elevational details have been submitted in respect of the proposed bin and bike store. 

Therefore, your officers have requested these details and will update Members in relation to this 

matter at the meeting.  

 

Heritage Assets 

 

5.8  As the site is a listed building, your officers are required to take account of Section 16 of the 

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

considering whether to grant listed building consent for any works the local planning authority 

shall have special regard to the desirability of preserving the building or its setting or any 

features of special architectural or historic interest which it possesses. In this case, the proposed 

works are not considered to significantly harm any of the historic fabric and will preserve the 

significance and character of the listed building.  

 

5.9  Further, since the application site is within a Conservation Area, your officers are required to 

take account of section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 

1990 as amended which states that, with respect to buildings or other land in a Conservation 

Area, special attention shall be paid to the desirability of preserving or enhancing the character 

or appearance of that area.  Furthermore, the paragraphs of Section 16 'Conserving and 

enhancing the historic environment ' of the NPPF are relevant to consideration of the 

application. In this regard, your officers consider that the deintensification of the use of the 

building will enhance the character of this part of the Conservation Area. Further, by virtue of 

the location and nature of the development the appearance of the Conservation Area will be 

preserved.  

 

5.10  Your officers will update Member's in respect of the impact of the bin and bike store on the 

heritage assets at the meeting.  

 

Highways 

 

5.11  In terms of highways safety and impact on the local road network, given the town centre 

location of the site, it is considered that the two dwellings can be 'car-free'. Further, there will 

be reduction in car movements generated from the property overall from its consented office 

and training use. Bike storage areas are also proposed to encourage the use of cycling as a mode 
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of transport. The County Highways Officer has raised no objection to the application. As such 

the application is considered to be acceptable in these terms.  

 

Residential Amenities 

 

5.12  In term of residential amenity, the two neighbouring properties either side of Mulberry House, 

The Witney Hotel and The Fleece Hotel, both have hospitality uses. There are some residential 

properties to the rear of the site. As there are minimal external changes on the site, officers do 

not consider that the development would adversely impact on the amenity of the neighbouring 

properties in terms of the built form. Further, your officers are of the opinion that the 

enclosure of part of the garden to create private amenity space to serve the flats will not result 

in an adverse level of noise or disturbance than that which already exists under the current use.  

 

5.13  The level of amenity space provided to serve the new flats is considered to be sufficient. Due to 

the small scale, low level office use at the front of the building, your officers do not consider 

that this will have a detrimental impact on the amenity of the future occupants of the proposed 

flats.  

 

Conclusion 

 

5.14  In light of the above, the application is considered to be acceptable and compliant with policies 

OS2, OS4, H2, E1, WIT5, EH9, EH10 and EH11 of the adopted West Oxfordshire Local Plan 

2031. 

 

6  CONDITIONS 

 

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

date of this permission. 

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

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

 

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

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

 

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

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

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

materials. 

REASON: To safeguard the character and appearance of the Conservation Area and Listed 

Building.  

 

4   The premises shall be used for the uses specified in the application and for no other purpose. 

REASON: In the interests of residential amenity.  

 

5   All new works and works of making good shall be carried out in materials, and detailed, to 

match the adjoining original fabric except where shown otherwise on the approved drawings. 

REASON: To preserve the architectural integrity of the Listed Building.  
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6   No demolitions, stripping out, removal of structural elements, replacement of original joinery or 

fittings and finishes shall be carried out except where shown and noted on the approved 

drawings. 

REASON: To preserve internal features of the Listed Building.   

 

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

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

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

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

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

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

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

of the area and the listed building.  

 

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

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

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

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

   REASON: To safeguard the character and appearance of the listed building and conservation 

area, and improve opportunities for biodiversity.   
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1  CONSULTATIONS 

 

1.1 Conservation Officer No Comment Received. 

 

1.2 Town Council Witney Town Council objects to this application on the grounds of 

loss of business space and is concerned that the residential parking 

requirement as proposed may exceed existing provision. 

 

2  REPRESENTATIONS 

 

None received at the time of writing.  

 

3  APPLICANT'S CASE 

 

3.1  A heritage statement has been submitted with the application. A full version of this is available 

on the Council's website. The document has been summarised and concluded as follows:  

 

 The change of use of the rear ground floor of Mulberry House to a residential use will 

ensure the continued use of the heritage asset and ensure its future conservation in 

accordance with the local and national heritage policy and guidance. 

 

 It is considered that the change of use of the rear ground floor of Mulberry House, and 

associated internal and external alterations would have a neutral impact on the significance 

of the heritage asset, preserving the special historic and architectural character of the listed 

building and its contribution to the character and appearance of the Conservation Area, as 

well as the setting of adjacent heritage assets. 

 

 In conclusion, it has been found that the impact of the proposed scheme will cause no harm 

to the significance of the designated heritage assets. As such, it is considered to comply 

with all relevant planning policy relating to the protection and conservation of the historic 

environment, and there is no reason why the scheme should not be considered favourably 

by the Local Planning Authority. 

 

4  PLANNING POLICIES 

 

EH9 Historic environment 

EH10 Conservation Areas 

EH11 Listed Buildings 

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

 

5  PLANNING ASSESSMENT 

 

5.1  This application seeks consent for the conversion of ground floor training rooms to provide two 

1-bed residential flats with associated internal and external works, and provision of outdoor 

amenity space, bin and cycle storage at Mulberry House; a 17th century Grade II Listed building 

in the Church Green area of Witney which falls within the Conservation Area. Mulberry House 

currently contains a mixture of uses with office space at the front of the ground floor and 

training rooms to the rear, and residential flats on the first and second floors. The office space 

on the ground floor is proposed to remain unchanged as part of this application.  
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5.2  A full application is also being considered under ref. 19/00977/FUL.  

 

5.3  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: 

 

Impact on the Listed Building 

 

Impact on the Listed Building 

 

5.4  Your officers are required to take account of Section 16 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 as amended which states that in considering whether to grant 

listed building consent for any works the local planning authority shall have special regard to the 

desirability of preserving the building or its setting or any features of special architectural or 

historic interest which it possesses. In this case, the proposed works are not considered to 

significantly harm any of the historic fabric and will preserve the significance and character of the 

listed building.  

 

5.5  Your officers will update Member's in respect of the impact of the bin and bike store on the 

setting of the Listed Building at the meeting. 

 

Conclusion 

 

5.6  In light of the above, the application is considered to be acceptable and compliant with policies  

EH9, EH10 and EH11 of the adopted West Oxfordshire Local Plan 2031. 

 

6  CONDITIONS 

 

1   The works must be begun not later than the expiration of three years beginning with the date of 

this consent. 

REASON: To comply with the requirements of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 as amended by the Planning and Compulsory Purchase Act 2004. 

 

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

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

 

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

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

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

materials. 

REASON: To safeguard the character and appearance of the listed building. 

 

4   No demolitions, stripping out, removal of structural elements, replacement of original joinery or 

fittings and finishes shall be carried out except where shown and noted on the approved 

drawings. 

REASON: To preserve internal features of the Listed Building.   

 

5   All new works and works of making good shall be carried out in materials, and detailed, to 

match the adjoining original fabric except where shown otherwise on the approved drawings. 

REASON: To preserve the architectural integrity of the Listed Building.  
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6   Notwithstanding details contained in the application, detailed specifications and drawings of all 

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

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

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

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

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

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

of the area. 

 

 

 

 

 

 
 
 


