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Application Number 16/01364/OUT

Site Address Land East Of Oxford Road
Woodstock
Oxfordshire

Date 25th January 2017

Officer Catherine Tetlow

Officer Recommendations Approve subject to Legal Agreement
Parish Woodstock Parish Council

Grid Reference 445519 E 216334 N

Committee Date 6th February 2017
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Application Details:

Outline planning application (all matters reserved except for means of access in respect of new junction
arrangements) comprising up to a maximum of 300 residential dwellings, up to 1100sqm of
AI1/A2/B1/DI floorspace; associated infrastructure, engineering and ancillary works; provision of public
open space; formation of vehicular accesses; and Full Planning Application for the development of phase




| comprising 46 residential dwellings (46 of the 300 described above) with associated infrastructure and

engineering works.

Applicant Details:

Trustees Of The Vanbrugh Unit Trust And Pye Homes (Oxford) L

C/O Agent
I CONSULTATIONS

1.1 Major Planning
Applications Team

1.2 WODC - Arts
1.3 Wildlife Trust
1.4 Ecologist

1.5 Cherwell District
Council

1.6 WODC Community
Safety

1.7 WODC Architect

In the light of revised information the following main observations are
made. Detailed comments will be reflected in the main body of the
report.

Transport Development Control's objection has been withdrawn.

Education have no objection to the application subject to conditions.
In order to expand Woodstock Primary School on its existing
constrained site, a new classroom block would be required and the
Woodstock Under Fives Association (WUFA) would need to be
relocated. The proposed development includes new build
accommodation for early years education which could be used by
WUFA. Other options may be available, but in any event OCC would
require: alternative accommodation for WUFA to be available by the
first occupation of the development; the accommodation to be
acceptable to the County Council and the current provider and be on
no less favourable terms than the current lease arrangements; a
minimum of 24 full-time equivalent places; and the early years building
to meet the requirements of the Early Years Foundation Stage
Statutory Framework

The above would need a legal agreement or other mechanism to
secure this. The developer has indicated that they would be willing to
enter into such an agreement.

Property has no objection subject to contribution to local library.
Archaeology has no objection subject to conditions.

A contribution of £210.00 per market dwelling is required.

No comments received.

No objection subject to conditions.

No comments received.

No comments received.

Detailed observations on the plans for phase | have been taken on
board in developing the revised submission.



1.8 WODC Drainage
Engineers

1.9 Environment Agency

.10 Historic England

1.1l ERS Env Health —
Uplands

.12 WODC Head Of
Housing

.13 WODC Landscape And
Forestry Officer

.14 Natural England

No comments to make. This is a matter for OCC as lead authority
for major applications.

Application assessed as low risk and therefore no comments.

Three letters have been received dated 19.05.2016, 24.06.2016 and
24.08.2016. The comments will be reflected in the main body of the
report.

In summary, there remains a degree of harm to nearby heritage assets
which is less than substantial. This harm needs to be justified and
outweighed by public benefits and it is for the local planning authority
to carry out this balancing exercise.

No objection subject to conditions.

From interrogation of the Council's Common Waiting List | can
confirm that there are 170 households who would qualify for housing
on this development were it available today. Of these 29 require
affordable older persons accommodation, 70 x | bedroom
accommodation, 40 x 2 bedrooms, 20 x 3 bedrooms and a small
number seeking 4 bedroom housing.

WODC seeks as a guide a unit mix of 65% | and 2 bedroom
properties for single, couples, small families and older people, and
35% larger family homes for upwards of 4 people e.g 2 and 3
bedroom houses with a very small number of 4 bedroom homes.
WODC also seeks a tenure split of 70 to 30 % affordable rent to
shared ownership across the development, in line with policy.

The development is proposed to be phased over in six stages. |
recommend that we seek to ensure that this development provides
50% of the scheme in each phase as affordable housing, as close as
possible to the policy mix outlined above.

The landscaping plans have been assessed and observations made
which resulted in revised submissions. These are considered
satisfactory as regards general open space and planting proposals. No
comments are made regarding the overall impact of the development
on landscape character.

No objection subject to conditions. A key concern is that foul
drainage capacity works are necessary to ensure that contamination
of the surrounding hydrological regime and impacts on the Blenheim
Park SSSI are avoided.

It will be necessary to secure enhancements for biodiversity.



1.15

I.16

.17

1.18

1.19

1.20

TV Police - Crime
Prevention Design
Advisor

Oxford London Airport

WODC Planning Policy
Manager

WODC - Sports

Thames Water

Town Council

Contributions are required to off-set the impact of growth and costs
of policing in the area.

No comments received.

No comments received.

Contribution required towards off-site sport/recreation facilities. On-
site or off-site play/recreation facilities contribution will also be
required. The Council will liaise with the Town Council to establish
the most appropriate form of provision.

No objection

The Town Council has submitted 2 letters via their agent Kemp and
Kemp dated 31st May and |8th August 2016, a consultation response
dated 25th July 2016, a "yellow card" (these cards are dealt with
elsewhere in the body of the report) and two emails dated |5th
September 2016.

The summary and conclusions of the first letter is as follows:

The proposal remains contrary to a number of reasons for refusal of
the original scheme and to adopted and emerging plan policy.

The proposal is clearly overdevelopment of the site and is not
consistent with the Council's own assessment of the SHLAA.

The high density development will impact on the historic character of
Woodstock as identified by Historic England.

The site has yet to be considered by a Government Inspector through
the local plan examination process. To rely on it at this time would be
premature.

The previous local plan inspector concluded that the site should not
be developed as the size of the proposal was excessive when
measured against the scale of Woodstock.

No indication that the impact on Woodstock town centre as a result
of the proposed commercial development has been properly and
robustly assessed.

The town poll demonstrates a clearly expressed desire of local
residents for the area to remain undeveloped.

The second letter refers to the two large scale housing schemes
proposed at Long Hanborough (14/1234/P/OP and 15/03797/OUT).
WODC cannot consider the east of Woodstock application in
isolation. The combined effect of these proposals would be severely
detrimental to the unique historic environment of Woodstock. It
would also be far in excess of what WODC has planned for the
Woodstock/Long Hanborough sub-area in the emerging plan.

It is recognised that WODC currently has a 5 year housing land
supply issue, but this does not automatically mean that an application
should be approved. The proposal cannot be considered sustainable
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1.26

1.27

1.28

1.29

1.30

1.31

1.32

1.33

1.34

1.35

Major Planning
Applications Team

WODC - Arts
Wildlife Trust
Ecologist

Cherwell District
Council

WODC Community
Safety

WODC Architect

WODC Drainage
Engineers

Environment Agency
Historic England

ERS Env Health —
Uplands

WODC Head Of
Housing

WODC Landscape And
Forestry Officer

Natural England

Oxford London Airport

development as it neither protects or enhances the historic
environment of Woodstock.

The development would be likely to add to existing traffic congestion
in the area.

The emails of |5th September 2016 refer to the following:
Woodstock TC rejects and objects to the County Council's final
response, including lack of considerations for the impact on Shipton
Road and insufficient transport related considerations for which
purported mitigation is insufficient.

Object to any eviction or forced displacement of the VWoodstock
Under Fives Association from its present site.

See previous comments

See previous comments
No Comment Received.
See previous comments

No Comment Received.

No comments received

See previous comments

See previous comments

See previous comments
See previous comments

See previous comments

See previous comments

See previous comments

See previous comments

No Comment Received.



1.36

1.37

1.38

1.39

1.40

2.1

22

23

Parish Council See previous comments

WODC Planning Policy ~ See previous comments
Manager

WODC - Sports See previous comments

TV Police - Crime See previous comments
Prevention Design
Advisor

Thames Water See previous comments
REPRESENTATIONS

There have been a large number of representations, made up of formal consultations with Parish
and Town Councils, statutory consultees, Council departments/officers of WODC, and OCC,
together with third party representations from residents and interest groups. All of these
representations and comments are available to view on the WODC website. Comments will
not be reproduced in full as part of this report and they will therefore be summarised.
However, in order to fully represent certain consultees' contributions, some extracts of
comments may be set out more fully. In some instances comments will be incorporated into
the body of the report.

Comments from organisations:
International Council on Monuments Sites (ICOMOS):

In our letters of 29 January, 10 August and 22 September 2015, we commented on an
application (14/02063/OUT) to develop a much larger area of farmland to the south east of
Woodstock between the A44 Oxford Road and the A4095 Upper Campsfield Road. Our
concerns related to its potential impact on the Outstanding Universal Value of Blenheim WHS
and its setting including both the open farmland of the site and the historic town of Woodstock.
This application was refused.

The present application is for a smaller development of 300 dwellings as opposed to the 1500
proposed in the earlier application and is confined to the area of land adjacent to the existing
settlement and wholly within the West Oxfordshire boundary. While this is a significant
reduction in scale, the development would still be a major one in relation to the existing
settlement. Phase | for which full permission is sought would be closest to the Blenheim Palace
WHS, sitting directly opposite its south- eastern boundary. This boundary is inaccurately
described in the documentation accompanying the application. It continues along the A44 to the
corner of the back lane running to the east of the paddock which lies to the east of the park
wall.

Impact on the Blenheim World Heritage Site
Taking its cue from the existing settlement to the north- west of the site, the new development

would be set back some 30m from the A44 and screened, over time, by a landscape belt
incorporating existing planting. With the existing planting in the Lower Park, along the Park wall,

8
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and along the WHS boundary beside the A44, provided that it was maintained, this would be
likely to provide adequate screening of the site from within the adjacent parts of the WHS
certainly during the summer months. In the winter when the leaves were off the trees and with
more need for lighting, some filtered views of the development might be glimpsed from the
WHS.

We accept that the greatest impact on the tranquillity of the closest part of the Park comes
from the A44. The reduction in the size of the development, the intended lighting scheme and
the absence of sports floodlighting would limit the negative impact of noise and light although
this would still be greater than from the existing open farmland. There would be some impact,
for example, on the listed Cowyards, positioned close to the entrance to the primary road with
its higher level of lighting.

An exercise with cherry pickers at illustrative heights, undertaken in connection with the
previous application partly at our request, is understood to have demonstrated that the much
larger development would not be visible from representative locations across the wider Park or
from the Palace. If correct, this suggests that a smaller development would be unlikely to impact
on more distant views from within the WHS.

The OUV of the WHS is derived from the architectural importance of the Palace and associated
buildings and from the quality and influence of its I8th century landscape park. On the evidence
provided, it is difficult to argue that its integrity, which is well-protected by its enclosing wall and
planting, would be significantly compromised by the development proposed in the current
application.

The town of Woodstock

In our comments on the earlier application, we emphasised the key contribution made by the
town of Woodstock to the setting of the WHS. We felt that the sheer scale of the development
then proposed would unbalance the historic physical relationship between the town and the
park/palace that gives Woodstock its distinctive character, causing further harm to the setting of
the WHS. The development now proposed would be significantly smaller although still
substantial in proportion to the existing suburbs of Woodstock, would relate more closely to
the adjacent settlement in terms of layout and design and would provide a more attractive edge
to the town. This diminishes in our view the level of harm to Woodstock as an important
element in the setting of the WHS.

The setting of Blenheim Park and the royal hunting park from which it developed has been
predominantly an open rural one since its first enclosure in the 12th century. This historic
setting has survived the centuries remarkably well on its western and northern sides but the
area of open farmland of which the application site forms part is the only place between the
settlements of Woodstock and Bladon where it now remains. This allows visitors approaching
the WHS on the main route from Oxford and London to appreciate the contrast between the
enclosed park on one side and the open country on the other. By enabling them to gain a better
understanding of an aspect of the social and cultural significance of aristocratic parks exemplified
by Blenheim, the open setting acts in support of the OUV of the WHS as envisaged in para |12
of the Operational Guidelines.

The Heritage Statement and cultural heritage chapter of the Environmental Statement submitted
with the application do not adequately consider the setting of the WHS and, in assessing the
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impact of the proposed development, fail to recognise the value of the open setting to
understanding and appreciating the significance of the WHS.

Unlike the previous application, the smaller development now proposed would require the loss
of only part of the remaining open land adjacent to the VWHS between Woodstock and the
A4095. This could, however, reduce the agricultural viability of the remainder and would still
harm the WHS by continuing the incremental erosion of its open setting south east of the town
begun by post- war suburban development from the 1950s.

In identifying the application site as suitable for the development of 150-180 houses, the 2014
West Oxfordshire SHLAA mentioned its location within the setting of the Blenheim WHS but
did not acknowledge this as a constraint. The present scheme is for up to 300 houses plus
100sq m of AI/A2/B1/DI floor space and would still constitute a major development within the
immediate setting of a heritage asset of the highest importance.

For these reasons, we believe that the site should remain open and undeveloped.
Funding the future maintenance of the WHS

We are aware that one of the benefits of the proposed development put forward by the
applicant is that it would secure funding needed for the future conservation and maintenance of
the WHS. We acknowledge this aim but we have, as before, deliberately confined our
comments on the current application to the core issues of impact on the WHS and its setting.

Conclusion

We do not believe that the OUV of the Blenheim Palace WHS would be significantly
compromised by the proposed development. Our principal concern remains the further erosion
of the surviving open setting of the WHS south east of Woodstock. The value of this setting in
supporting the OUV of the WHS has been described above. While it can be argued that the
current application follows the precedent of suburban housing outside the park wall established
from the 1950s, these developments were largely built before the inscription of Blenheim as a
WHS in 1987.

We have explained as clearly as possible why we consider that the application site should
remain undeveloped but we recognise that the balance of judgement in determining the
application rests with the local planning authority. The concerns raised by the present
application would be greatly increased by any future attempt to resurrect larger-scale
development proposals of the kind for which consent was refused in September 2015 and which
we strongly opposed. Any decision to approve the current application should be taken not as a
precedent but as allowing the existing settlement to be satisfactorily terminated against an
historic boundary. Beyond this, a halt should be called to all further development before
progressive salami-slicing of the remaining open land results over time in its entire loss.

CPRE Oxfordshire -

The land is currently being used for agricultural purposes. In a country that is already not self-
sufficient, it's important we do not make this worse by eroding our agricultural potential. Losing
agricultural land goes against the principles of sustainability.



There are clearly landscape, hedgerow, ecological and heritage issues which would be hard to
mitigate. For example, there is a historic route, SAMs and archaeological areas nearby.

Currently water drains from the site to the Rowel Brook. Normally, this is filtered through the
ground to slow flow. Concreting over fields will speed up flow and increase discharge, but the
plan is to use SUDS in mitigation. SUDS are a relatively new invention which are not proven.
They often silt up and in any event, they do not work well when placed in ground which
becomes saturated in any event in wet weather. Of course loss of most of the green space
increases saturation in the remaining areas. Developers always forget to take this compound
effect into account in their assessments. Equally permeability is often only assessed at the date of
the geotechnical investigation and relied upon in the drainage design. It varies significantly over
the seasons and so run off on remaining open spaces can be higher than assumed. An
independent check of the surface water drainage calculations would be essential.

Most fundamentally, this development is part of a proposal to build 1,500 homes. Should this
development go ahead, the likelihood of permission being granted for the rest will increase. The
other houses will be in an adjacent District, placing a large proportion of Woodstock outside of
West Oxfordshire. There would be a danger that West Oxfordshire would lose Woodstock to
Cherwell and it's one of the District's jewels. Also, 1,500 homes is far too many for a settlement
of the size and charm of Woodstock.

In summary, this proposed development would do much to harm the rural character of the
area.

Woodstock Action Group (local community group organised in 1998 to help conserve the local
environment against unnecessary development and to preserve, maintain and enhance the
historic character of Woodstock). Six letters have been received from the group -

The first letter lists objection on the following grounds:

l. The proposal does not recognise the Woodstock Town Centre as being the heart of
the community and fails to pursue positive plans to support and enhance its viability and
vitality.

2. The application for retail and other usages on the site, not as yet specifically spelled out,
except for the possible provision of an "under 5's nursery," will cumulatively erode
opportunities for customer choice of offerings and will thus have causative impact upon
the diversity and individuality of the Woodstock commercial centre.

3. The retention and enhancement of existing markets and commercial enterprises in the
Woodstock Town Centre, the creation of new and different ones and the ensurance
that these retail and other units will remain attractive and competitive, will be adversely
affected by the developers' proposal to construct a mini-shopping centre on site.

4. The encouragement of a range of commercial sites is needed in the Woodstock Town
Centre but these will be compromised by "out of town" retail units and other
businesses at land SE of the town. This competition, no matter how big or small, will
surely lessen entrepreneurship opportunities for increased investment for varied retail
and other development within the town centre.

5. The developer's expectation for an "edge of center" site will lack any real connection
with the existing operational town centre and is not in accord with an up to date Local
Plan 2031.

6. The past couple of years have seen a rush by developers to build within Woodstock's

boundaries and on former school playing fields, productive farmland, greenfields and any



open spaces. The recent run on residential development of some 285 dwellings in
Woodstock has not, however, increased the consumer footfall proportionately in the
town's centre. As evidence, Woodstock has lost a long standing butcher shop, two long
serving tea rooms, an established antique shop, another such is in the process of change
to partial housing. Also, lost the Nat West Bank, the Auto Shop (miscellanea) at the
Town Hall and the neighbourhood grocer, Box of Delights is considering closing. The
long time owner of the Real Wood Shop recently announced that he would close and
move to Chipping Norton leaving about a quarter of a block on the main thoroughfare,
Oxford Street empty.

7. It is obvious that these housing sites are just too distant to walk and shop so a car is
needed. But since parking in the town centre (known as the "Woodstock Parking
Lottery") is a perennial problem with no apparent solution, residents at these sites find
it more convenient to go Kidlington (or elsewhere) where there is plenty of free parking
and three major supermarkets.

8. The developers claim that, "The limited size of the units will not be designed to compete
with existing commercial uses in Woodstock Town Centre." However, the
Woodstock Action Group (WAG) believes that this supposed lack of competition will
quickly and cumulatively gnaw away at the existing profitability of the town centre's
entrepreneurs as well as deterring future private or public investment in Woodstock's
surviving town centre.

9. In conclusion, (Part I) it is our well-considered opinion that the proposed application
contravenes the National Planning Policy Framework (NPPF), at nearly every turn and
should be rejected on these bases alone.

Letters Il and Il refer to:

l. Increase in the need to travel by car.

2. Will cumulatively lead to unsustainable transport issues on the A44 as vehicle
movements will hinder bus transport.

3 Increase in greenhouse emissions.

4. Increase in traffic congestion.

5 Increase in traffic movements on highway network.

6 Will result in residual cumulative effects such as air pollution, noise and
vibration.

7 Impact on highway safety.

8. Increase in demand for parking in the town centre.

9 Will not contribute to or enhance the natural and local environment.

10. Will not protect valued local landscape character.

I Will result in loss of or deterioration of habitat and will not enhance the nature
conservation of the area.

12. Will have detrimental effect on recreational value.

13. Will impact on openness, rural character and amenity of Green Belt.

14. Will impact on general development standards - development will not relate to
existing development.

15. Will impact on and adversely affect the settings of the neighbouring villages of
Bladon and Long Hanborough.

16. Inappropriate density.

17. Will not conserve or enhance historic environment and historic assets.

18. No acute need for any more significantly over-valued market housing in light of

recent developments in the town.
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Letter IV lists planning history, results of town polls, etc, which it is argued demonstrates that
citizens of Woodstock have been consistently opposed to development on the open farmland
around Woodstock.

Letter V deals with air quality matters and questions the "efficacy and reliability" of the
information provided by the applicant.
Letter VI refers to the following:

l. The current SHLAA does not incorporate all of the NPPF provisions and needs to be
revised before it can be formally included in the emerging local plan. It therefore lacks
any relevance to the planning application.

2. Incremental development in Woodstock over the last 10 years has created problems
with the town's public facilities.

3. Lack of affordable homes is due to WODC accepting monies in lieu of building
affordable homes.

4. WODC has approved the change of use of retail shops to residential in the centre of
Woodstock.

5. New developments at Marlborough Place, The Hidings and Verenia Court are too far

from the town centre to walk. To come by car is frustrating because of lack of car
parking so residents go elsewhere to shop.

A further on-line submission has been made referring to relocation of WUFA: Lack of
consultation with WUFA; impact of loss of valued facility; increase in number of school runs;
consequent increase in traffic; and WUFA must be allowed to operate from its current site.

The National Planning Case Work Unit (on behalf of the Secretary of State) has no comments
to make on the application which was referred to them under the Environmental Impact
Assessment Regulations.

Woodstock Under Fives Association has objected on the following grounds:

(1) WUFA does not accept suggestions purporting "necessary” re-location. Any such
submissions to date have been made without WUFA's agreement and certainly have not
emanated from any formal requests or decisions by WUFA;

(2) WUFA has not yet been included as an active participant in formal discussions held to date
by or between Oxfordshire County Council (OCC) and/or the Applicant in relation to the
planning proposals (16/01364/OUT) or prospective effects of the proposals. Therefore, any
OCC or Applicant submissions which have referred to WUFA should be treated as having been
devised independently of WUFA and without WUFA's assent;

(3) WUFA at this stage considers expressions of alleged need for relocation of WUFA
(particularly as expressed by OCC in the County Council's "Final Response" document) to be
unsubstantiated, unrealistic, unsound and alarmingly vague in the particular circumstances
whereas in principle such relocation threatens WUFA's viability as a widely relied-upon service
provider and as an employer. The premature external suggestions for WUFA's relocation may
already be prospectively damaging; and



(4) Forced relocation or eviction of WUFA to accommodate impacts of the Application would
adversely affect many dozens of working parents and would present undesired knock-on effects
(including traffic-oriented) upon others in the community.

Therefore, notwithstanding WUFA's expressed objection to the Application, any Planning
Authority, Planning Sub-Committee, or other Local Authority considerations about WUFA
should focus upon enhancement, preservation and sustainability of WUFA's facilities at WUFA's
present location.

WUFA is very concerned about the apparently insufficient considerations, by the County
Council as a Statutory Consultee, as well as by the Applicant representatives, in submissions
which fail to demonstrably show consideration for:

(2) foreseeable detrimental impacts and repercussions upon working families who rely on
WUFA's services which include breakfast club, pre-school and wrap-around childcare service
including some for children up to age | I;

(b) Significant knock-on effects upon traffic and highway safety for WUFA users as well as the
wider community if WUFA were to be relocated; and

(c) the full range and scope of WUFA's expansive services which are very reliant upon WUFA's
continued operation at its present site.

WUFA is bemused by the Oxfordshire County Council (OCC) "Final Response" dated 22
August 2016, as published by WODC 25th August; in particular, WUFA is confused and
disappointed by that document's multiple references to WUFA whereas in fact to date no
formal discussions about any of its contents have taken place between WUFA and either the
County Council or the Applicants. Therefore, to date WUFA has been effectively left out of
discussions which may have [mis]informed the OCC Response and which may mislead the
Planning Sub-Committee and the Planning Officer's Recommendations. In contrast to the non-
consultation of WUFA, the OCC "Final Response" on p19 of 28 reveals: "The applicant has, in
consultation with OCC Education officers, submitted indicative school expansion plans that
would accommodate the additional pupils but which would require the early years provision on
the school's site currently run by Woodstock Under Fives Association (WUFA) to be re-
located." As such WUFA considers there to be a material and unacceptable imbalance, especially
with regard to the disproportionate considerations afforded other service providers whilst
leaving WUFA "out of the loop".

Furthermore WUFA does not accept the vaguely presented OCC presumption that "In order
to facilitate the necessary expansion of the primary school it would be necessary for the building
currently used by WUFA to be moved off..." There has been no evidence or publication of
evaluated available alternatives for primary school building expansions vertically, such as second
stories on stilts and other available extension options commonly used elsewhere.

Therefore there seems to exist what WUFA considers to be a surprising and worrying lack of
awareness, among Council members and Local Authority officers, in relation to WUFA's
services and the requirements of its "client” families. WUFA has operated at its current location
for some 29 years, with devoted staff having worked hard over many years to develop and
achieve all that has contributed to WUFA's current reputation, proficiencies, accolades,
confidence among families, benefits to its children, and the myriad of location-specific service
offerings for which WUFA is now not only renown but also widely depended upon. WUFA
provides much more than just Under 5's Pre School care. It caters for substantially more than
just the two dozen children's spaces that might be misunderstood from wording in the OCC
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Final Response document, and WUFA is equipped for further anticipated growth and
enhancement of it services. Essential for numerous working families, WUFA drops Breakfast
children to the Nursery on School site and picks up children Monday - Friday from the School
Nursery this enables working parents a full day of care all on one site. WUFA also offers a
Breakfast Club for children aged 3 - || years Monday to Friday with a waiting list, after school
care Monday to Friday 3.15pm - 6pm with a waiting list most days. For families with siblings of
nursery and primary school age, the offerings and existing location are particularly important.
WUFA has at least | 10 children on roll and waiting lists, current location on site is key.

Furthermore, following the highly controversial demise of Children's Centres, at the present
time established and reliable services such as WUFA's are all the more needed.

Woodstock Town Council has unanimously resolved (I3th September 2016) and submitted its
objection (published 15th September 2016) to eviction or other forced displacement of WUFA,
having stated in a recent response to the Application:

"Woodstock Town Council objects to any eviction or other forced displacement of the
Woodstock Under Fives Association (WUFA) from its present site, and considers to be
insufficient or unacceptable any Local Authority considerations disclosed publicly to date in
relation traffic, safety, safeguarding and service implications of relocation - including ramifications
for families benefitting from the range of WUFA services, especially those with siblings attending
the primary school and WUFA.

Woodstock Town Council rejects and objects to the County Council's "Final Response” to the
"Land East of Woodstock Proposals” including due to lacking considerations for the impact upon
Shipton Road and insufficient transport-related considerations for which purported "mitigation"
is insufficient”

Clearly any purported "need" to relocate WUFA would go to demonstrate that the Application
amounts to overdevelopment, not only within the boundaries of the Application Site but also
beyond with accompanying threat to the viability of other operations such as WUFA's.

WUFA requests that as a matter of priority the Uplands Area Planning Sub-Committee
conducts site visit to observe in person the existing WUFA facility and operations, and to better
understand the reasons why WUFA's services are so dependent upon continued operation at
the present location.

Objections have been received from a total of 728 local residents by way of proformas (yellow
pre-printed cards). Of these, |4 were annotated with additional comments. These comments
are reflected separately in the list of third party comments.

The proforma referred to objection on the following grounds:

A) This proposal will generate significant levels of traffic on an already overburdened A44
causing further delays in the timeliness and quality of public transport to town centres. It
will add to traffic conflicts, increase the potential for accidents and create more
congestion. It will also promote environmental damage, e.g. air pollution (CO) caused by
an estimated 400 to 600 more vehicles using the A44 close to the centre of
Woodstock.
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B)

Q)

The town centre is the heart of the community. This proposal for retail shops, business
offices and potentially a café, restaurant, snack bar, clinic, health centre, internet café or
even light industry are all possibilities within the category of uses outlined by the
developers (A1/A2/B1/D1). This is certain to have a negative impact upon the town
centre's retailers.

Replacing open productive farmland SE of the town with a sizeable development will
have a significant impact upon the historic setting and appreciation of the World
Heritage Site of Blenheim.

45 Third party objections have been received on the following grounds:

23)
24)
25)
26)
27)
28)
29)
30)
31)
32)
33)
34)
35)
36)
37)

Woodstock referendum voted by a large majority against further development on
greenfield sites on the edge of the town.

Town cannot cope with large increase in its population.

The site will be detached from the town.

The site will detract from rural approach to the town.

The site would be more than double the size of the Hensington Gate estate.
Impact on highway safety.

Environmentally inappropriate.

Impact on the character of the area.

Increase in traffic and congestion.

Impact on parking capacity and provision in the town.

Proposal would encroach on character and openness of the surrounding Green Belt
around Bladon and its Conservation Area.

Further urbanisation should be resisted.

Impact on setting of Blenheim World Heritage Site.

Views of Blenheim Parkland and its listed walls can be seen from the site.
Proposal can be seen from Green Belt around Bladon Heath.

An important buffer from urban sprawl to agrarian land beyond will be lost.
No pressing need for this site to be developed for housing.

Impact of the application weighted in favour of the Blenheim estate.

Impact on capacity of infrastructure.

Lack of integration with existing community.

Increase in noise and air pollution.

Flemings Road and Plane Tree Way will become rat runs.

Depreciation in property values.

Taxpayers and residents should not have to support the Blenheim estate.
Precedent for further development.

Impact on school capacity.

Impact on historic town.

Reduction in attractiveness of the town.

Effect on local ecology.

Design and layout not sympathetic.

Negative impact on retailers and businesses in the town.

Over-development and disproportionate scale.

Would create satellite community.

Development is not affordable housing. Suitable low cost housing should be provided.
Not sustainable.

Trees, hedges and vegetation would be lost.

Discouragement to visitors.
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38) Site fronts some of the most important views of the estate.

39) Loss of farmland cannot be mitigated.

40) SHMA numbers are flawed.

41) Lack of consultation with residents.

42) Brownfield options should be considered.

43) Opportunist aims of developer are evidenced in SHELAA.

44) Reasons for objection are more important post-Brexit.

45) Financial situation of estate remains totally opaque. No details of alternative sources of
funding that were considered.

46) No legally binding commitment has been entered into for the millions of pounds of
development profit that will be made.

47) Blenheim estate manager quoted in Oxford Mail saying that his expectation was to make

£1m per development acre.
48) The development is larger than is justified to support WHS and probably completely

unnecessary.

49) Ownership and land value uplift not clear.

50) Pye's interest is as a housebuilder to make profit.

51) Trustees Stewardship Procurement document is not supported by adequate evidence
and is a gross exaggeration.

52) Living in Bladon is becoming unpleasant.

53) Woodstock needs organic development.

54) Developers targeting Woodstock because of higher values.

55)  Impact on privacy.

56) If under 5s care (WUFA) is moved from the primary school site it would no longer be

possible for the wrap around service to be provided. Provision should remain on the
current site.

57) Relocation of WUFA would have a serious effect on families, working parents and
impact on the community.

58) No intention to increase early years provision, just replace what already exists.

59) Relocation of WUFA would increase car journeys and congestion.

60) This is a rejected proposal returning in a different guise.

61)  Lack of consultation with WUFA.

62) Potential impact on viability of WUFA.

63)  Expansion of the primary school would not be beneficial.

64)  Impact on safety of children.

Two expressions of support have been received referring to the following:

I) Without an increase in the town's population its town centre will not survive as a service
centre. It already shows signs of decline.

2) Woodstock is amongst the most sustainable locations in West Oxfordshire.

3) Woodstock is becoming retirement home. It needs houses and shops and places for younger
people.

Two general comments have been received referring to the following:

1) Application is difficult if not impossible to reject on planning grounds. It is part of SHLAA and
WODC doesn't yet have a local plan.

2) Lack of forward planning for infrastructure. Incremental development has added pressure but
not addressed the problem. If we continue to battle against development under all
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circumstances Woodstock will suffer from lack of infrastructure due to lack of engagement,
whilst inappropriate development is likely to continue. The current application will mitigate
infrastructure impacts.

3) We have to find a sustainable future for Woodstock.

4) The application should be approved. Rejection will not solve any of the infrastructure
problems in Woodstock. The town will continue to decline into a dormitory town for
commuters and a place for the wealthy.

5) The development should include new football pitches with the present pitches handed over
to the Town Council for recreation use, community centre, youth club and town park.

6) The development should include new access road with roundabout and traffic lights so that it
can be main bus route to the Marlborough school.

APPLICANT'S CASE

The following paragraphs are the conclusions of the Planning Supporting Statement provided by
the applicant:

The planning application has been made as a positive step to provide a sustainable financial basis
for the long term maintenance and on-going restoration, maintenance and repair of the
Blenheim Palace World Heritage Site.

Having made the decision to progress the development as a funding method for the WHS, and
taking into consideration the site context, history and status in the SHLAA as well as the
opportunity to create a high quality extension to Woodstock, the Vanbrugh Unit Trust and Pye
Homes submit the application in the context of the Government's requirement to boost land
supply, and the presumption in favour of sustainable development.

Paragraph 14 of the NPPF clearly states that development proposals that accord with the
development plan should be granted permission without delay and, where policies are out of
date, permission should be granted unless adverse impacts would outweigh the benefits or
specific policies within the NPPF suggest development should be restricted. The site is both in a
sustainable location and is suitable for residential-led development.

The proposed land south east of Woodstock is deliverable over the short term and will increase
the supply and choice of housing, including the provision of much needed affordable housing
within West Oxfordshire. Construction will be immediate within Phase | first completions
within |8 months of approval. The submission of reserved matters for subsequent phases will be
progressed to coincide with the seven year construction programme to completion.

Delivery of the development will support economic growth within the region and can be
planned in such a way as to deliver net environmental gains. Existing local business would benefit
from the increased population.

The Design and Access Statement and Parameter plans highlight the sustainable design principles
that have been adopted, that will ensure the delivery of a high quality housing scheme and that
reflects the character and surrounding context of Woodstock settlement.

The development will provide a much needed funding source for the on-going management,
maintenance and restoration of the VWHS assisting its ability to attract vast numbers of visitors
to Woodstock and the surrounding area.



A key principle of the proposed development is the creation of an urban extension to
Woodstock of high quality architecture and urban design to provide a range of accommodation
types, public open space and employment opportunities.

The Environmental Statement and technical assessments demonstrate that there are no
technical or environmental constraints that will prevent the development from taking place. The
inevitable harm associated with the loss of a greenfield site is moderated by the demonstrable
position that: The area proposed for development is not of high landscape or biodiversity value
and is not of the highest agricultural value; the development will not lead to a harmful effect on
the setting of heritage assets; the development will not lead to a severe impact in terms of
transportation; there are no technical constraints to the development of the site, the proposals
address issues such as infrastructure requirements, surface water attenuation and utilities; the
social, economic and net environmental benefits to be derived by the development are
significant; and the adverse impacts of the development as proposed and with mitigation do not
significantly or demonstrably outweigh the benefits.

Setting aside the principle of the development, covered by the presumption in favour of
sustainable development this Planning Supporting Statement has demonstrated how the
development accords with relevant saved policies of the West Oxfordshire Local Plan 201 | and
the emerging Local Plan 2031.

In accordance with planning law and policy guidance, the planning application should be
approved without delay.

PLANNING POLICIES

BEI Environmental and Community Infrastructure.
BE! | Historic Parks and Gardens

BEI2 Archaeological Monuments

BEI3 Archaeological Assessments

BEI8 Pollution

BEI9 Noise

BE2 General Development Standards

BE21 Light Pollution

BE3 Provision for Movement and Parking

BE4 Open space within and adjoining settlements
BES Conservation Areas

BE8 Development affecting the Setting of a Listed Building
NEI Safeguarding the Countryside

NE3 Local Landscape Character

NE6 Retention of Trees, Woodlands and Hedgerows
NEI 3 Biodiversity Conservation

NEI5 Protected Species

T Traffic Generation

T2 Pedestrian and Cycle Facilities

T3 Public Transport Infrastructure

T6 Traffic Management

H2 General residential development standards

H3 Range and type of residential accommodation
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H7 Service centres

HI1| Affordable housing on allocated and previously unidentified sites
E2 New Employment Sites in Towns and Larger Villages (Group C)
SHI New Retail Development

TLCI New Tourism, Leisure and Community Facilities

TLC7 Provision for Public Art

TLC8 Public Rights of Way

OSINEW Presumption in favour of sustainable development
OS2NEW Locating development in the right places

OS4NEW High quality design

OS5NEW Supporting infrastructure

HINEW Amount and distribution of housing

H2NEW Delivery of new homes

H3NEW Affordable Housing

H4NEW Type and mix of new homes

EINEW Land for employment

ESNEW Local services and community facilities

E6NEW Town centres

TINEW Sustainable transport

T3NEW Public transport, walking and cycling

T4NEW Parking provision

EHINEW Landscape character

EH2NEW Biodiversity

EH3NEW Public realm and green infrastructure

EH5NEW Flood risk

EH6NEW Environmental protection

EH7NEW Historic Environment

EWINEW Blenheim World Heritage Site

EW2NEW Eynsham-Woodstock sub-area

TLCI2 Protection of Existing Community Services and Facilities
The National Planning Policy framework (NPPF) is also a material planning consideration.

PLANNING ASSESSMENT

The proposal is an outline planning application (all matters reserved except for means of access
in respect of new junction arrangements) comprising up to a maximum of 300 residential
dwellings, up to | 100sgm of AI/A2/BI/DI floorspace; associated infrastructure, engineering and
ancillary works; provision of public open space; formation of vehicular accesses; and Full
Planning Application for the development of phase | comprising 46 residential dwellings (46 of
the 300 described above) with associated infrastructure and engineering works.

The proposal represents development requiring an Environmental Statement and this has been
provided, with a large volume of supporting information and documentation. lllustrative
masterplans and design documents have been submitted, as well as detailed proposals for the
first phase comprising 46 dwellings.

The application was registered on 28/04/2016 and subsequently reconsulted upon on

16/08/2016 after receipt of amended plans and documentation. This was mainly with regard to
amended house types and designs on Phase |, landscaping, and additional highways information.
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Site description

The site as a whole is approximately 16.67ha in size. It is agricultural land under arable
production and lies between the eastern edge of the existing settlement of Woodstock and a
mature hedgerow boundary running in a north-south alignment between Shipton Road and the
A44. This hedgerow marks the boundary with Cherwell District.

The site is divided by a hedgerow running east-west, splitting the site into two field parcels.

There is an existing dwelling adjoining the site to the east at the Pest Houses which is accessed
down a track from the Shipton Road. Littlecote is a detached house in separate ownership that
lies to the south east corner of the site on the A44. There are residential properties abutting
the length of the western boundary of the site. To the north, on the opposite side of the
Shipton Road is the Marlborough School and Perdiswell Farm. There are some residential
properties on the east side of the A4095 and beyond this is the London Oxford Airport. To the
south of the A44 is Grade | registered parkland to Blenheim Palace, converted listed buildings in
commercial use at The Cowyards, a caravan site and woodland.

The application site is not within the AONB, or Green Belt, and is outside the Woodstock and
Bladon Conservation Areas. It is not currently covered by any landscape or nature conservation
designation. However, there is a Scheduled Ancient Monument (SAM) on the adjoining land to
the east which is below ground remains of a Roman villa. The site is located close to the
Blenheim Palace World Heritage Site.

Planning history

A previous application for "outline planning permission (all matters reserved except for means
of access) for a mixed use development comprising: up to 1,200 dwellings, including affordable
housing and up to a 120 unit care village (C2) with associated publicly accessible ancillary
facilities; site for a new primary school; up to 930sqm of retail space; up to |3,800sgm of locally
led employment (B1/B2/B8) including transport interchange; site for a Football Association step
5 football facility with publicly accessible ancillary facilities; public open space; associated
infrastructure, engineering and ancillary works" was refused on 25th September 2015 for 10
reasons (see 14/02063/OUT). Given that the application red edge included land across the
District boundary in Cherwell District, that authority also determined a duplicate application
which was refused. The site was a large area of land extending from the eastern edge of
Woodstock to the A4095 in the east, the Shipton Road to the north and the A44 to the south.
The current application deals with a portion of this larger site which is within West
Oxfordshire, but its merits should not be seen as establishing a precedent for a reconsideration
of the much larger scheme. The constraints and harm identified in relation to 14/02063/OUT
are undiminished and unaffected by the merits of the current proposal.

The application site was promoted by a developer under the WODC Local Plan 201 1. The
Inspector's Report recommended that "Notwithstanding the existing and proposed landscaping,
the Proposal would constitute a significant incursion into open countryside to the east of the
town. | also consider that the size of the development is excessive when measured against the
scale of this small, attractive market town". The proposed allocation was not taken forward.

More recently, as part of the review of the Local Plan the site has again been put forward for
consideration in the SHLAA. In the 2014 SHLAA it is identified as site number 162 and assessed
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as suitable for housing development for the following reason -"The site is relatively close to the
town centre, access can be achieved from the A44 and development would relate well to the
existing built form. It would not have a significant landscape impact and there are no significant
constraints to development.” This is based on a projected site capacity of 150 to 180 dwellings.
A review of the SHLAA has been carried out and the site is still considered suitable for housing
development in principle. Under modifications to the emerging Local Plan, the site is intended to
be allocated for housing development. However, Policy EW | ¢ notes that proposed development
here should ensure that development does not have a harmful impact on designated heritage
assets and the setting of the Blenheim World Heritage Site and should result in positive
enhancement of the approach to Woodstock from the south east.

Local Plan Status

The West Oxfordshire Local Plan 201 [ (WOLP) is time expired and subject to a saving
direction. Nonetheless, it is the statutory plan and its policies continue to apply, however the
weight to be accorded to them depends on their consistency with the National Planning Policy
Framework (NPPF). The emerging review West Oxfordshire Local Plan 2031 (EWOLP) has
been prepared in the light of the NPPF. The plan was submitted for examination in 2015, with
the first hearing of the examination taking place in November 2015. Following this, and in the
light of the Inspector's preliminary findings, the examination was suspended to allow the Council
to carry out further work, principally in relation to housing land supply matters. Plan
modifications have been put before Members in October 2016.

The Council has produced a position statement on housing supply matters in October 2016 and
this sets out the housing requirement in the District over the new plan period to 2031, and how
the 5 year supply is to be met. It is intended that the Liverpool methodology will be promoted
through the examination, i.e. addressing the existing shortfall in supply over the whole plan
period, as opposed to the Sedgefield method that seeks to deal with the shortfall over a five
year period. In addition, the apportionment to the District of Oxford's unmet need of 2,750
dwellings is to be addressed post 2021.

Sedgefield is the more conventional approach and, outside of the local plan process, it remains
appropriate to deal with supply matters using this method. Accordingly, with regard to the
identified supply in the recently published position statement, the 5 year supply would be 4.18
years.

Modifications to the EWOLP have been published in October 2016 and the site is included as a
non-strategic allocation under Policy EW | c.

Key Considerations

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

Highways/Transport

Heritage

Trees and landscape impact

Siting, design and form

Ecology
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Employment

Retail

Social Infrastructure, Sport and Leisure
Drainage

Residential amenity

Pollution

Affordable housing

S106 Contributions

Principle

Woodstock is identified under the WOLP and the EWOLP as a service centre. It is a town that
benefits from a range of services and facilities including primary school, secondary school,
library, post office, doctors' surgery, places of worship, shopping, pubs/restaurants, leisure
facilities and employment. It also has a regular bus service linking to Witney and Oxford.

Woodstock is recognised as an appropriate place for some new development under WOLP
Policy H7, although this would be limited to infilling, rounding off within the existing built-up
area, conversion of appropriate existing buildings, and on sites specifically allocated for housing
development. The development proposed does not meet these criteria and is therefore not in
accordance with the policy.

The extent to which the policies for the supply of land for housing can be considered up to date
in the WOLP is open to question in two respects: The plan is time expired and subject to a
saving direction; and the Council cannot currently demonstrate a 5 year housing land supply
because the emerging plan is not sufficiently advanced to give it weight in terms of housing
supply matters. On this basis, prior to the outcome of the examination of the EWOLP
paragraph 49 of the NPPF is engaged and therefore applications must be considered in the
context of paragraph 14 of the NPPF.

Policy OSI of the EWOLP establishes a presumption in favour of sustainable development in

accordance with the National Planning Policy Framework (NPPF). The District is divided into
sub-areas, with Woodstock identified as a service centre within the Eynsham-Woodstock sub
area.

Policy OS2 of the EWOLP refers to service centres being suitable for development of an
appropriate scale and type that would help to reinforce their existing service centre role. A
number of general principles apply to all development, and these will be addressed under the
relevant headings for the main considerations.

Policy HI of the EWOLP sets out the amount and distribution of housing over the new plan
period. The sub-area of Eynsham-Woodstock is expected to contribute 2,800 dwellings to the
housing supply over the plan period to 2031 (excluding the identified allowance for Oxford's
unmet need to be met in this sub-area).

EWOLP identifies the site as a non-strategic allocation under Policy EW c. There is therefore
acceptance that the development of housing here is appropriate in principle.

Concern has been expressed by objectors that this scheme would represent an unacceptable
increase in the size of the town. The 201 | Census indicated that at that time there were 1,418
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households in Woodstock. The proposal for up to 300 dwellings would represent a 21%
increase in households. Whilst significant, this must be viewed in the context of the nature of
the town and its facilities, together with relatively limited housing growth here in recent years.

In summary, as regards the principle of development in this case, the site lies adjacent to the
existing settlement edge, is appropriate for some housing development, and would contribute to
the anticipated housing delivery in the Eynsham-Woodstock sub-area. Such housing delivery is
an acknowledged planning benefit.

Highways

The primary site access is proposed to be a ghosted right turn unsignalised junction on the A44.
The access would be just to the north west of the existing access to The Cowyards site access
and would allow a ghosted right turn lane to also be provided for that site. Previously it was
proposed to protect both right turn lanes with traffic islands although the revised proposals
have omitted these.

In principle, the Highways Officer is satisfied that the form of junction is appropriate and the
detail of visibility splays have been calculated and marked on the revised drawing. The applicant
has also clarified that sufficient vegetation (including trees) can be kept clear in the visibility
splay. Whilst it is accepted that the current speed limit in the location of the proposed site
access may well be altered, the dimensions of the visibility splay have rightly been calculated
according to Design Manual for Roads and Bridges using a recent speed survey. A suitable speed
limit and locations for a change of speed limit can be agreed as part of a separate 5278
agreement with the Highways Authority.

The secondary access is proposed at the north of the site joining Shipton Road. The priority is
proposed to be altered so road users approaching along Shipton Road from the A4095 would
need to give way at the access. As with the primary access, the Highways Officer does not have
any concerns about the principle of the form of this access and details have now been provided
to show that the necessary existing vegetation can be removed to keep the visibility splay clear
for safety purposes.

The Transport Assessment (TA) accompanying the planning application seeks to estimate the
amount of traffic that the development would generate and what impact this might have on the
surrounding transport network. The volume of traffic as set out in the TA and the subsequent
Addendum is a reasonable prediction of what might generally be generated on a day to day
basis.

Having calculated the level of new traffic generated by the development (including the
Al1/A2/B1/DI uses) and where it will go, the TAA considers what impact it would have in 2023
(the year when the development is predicted to be fully built) taking into account background
traffic growth.

The TAA concludes that the operation of a number of the junctions tested will worsen enough
to require improvements (mitigation) as a result of the addition of development traffic (including
the AI/A2/BI/D1 uses) to the background traffic. However, rather than propose specific
highway improvement schemes to address the specific amount of worsening of the transport
network as a result of the newly generated traffic, the TAA proposes a S106 financial
contribution that would instead be used by the County Council towards the construction of the
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new long distance Oxford Park and Ride site at the junction of A4095/A44 as set out in the
Oxford Transport Strategy. The operation of the Park and Ride site would encourage less use of
cars on the A44 towards Oxford and as such is considered to appropriately mitigate the impact
of any additional traffic generated by this development (including at the A44 junction with Sandy
Lane).

The TAA confirms that the junction of Shipton Road with the A4095 operates satisfactorily
when the development traffic is added in. A drawing of the junction with the appropriate DMRB
visibility splays has been submitted with the TAA which shows that clear vision is possible for
drivers emerging from Shipton Road.

A44 Bladon Roundabout - given that the main cycle route (National Cycle Network Route 5) to
and from Oxford crosses the western arm of the roundabout, the changes there at the very
least must not result in a worsening of conditions for cyclists. A more detailed preliminary
design layout has now been provided to show the proposed changes including how the cycle
route crosses the western arm. These proposals are satisfactory (they are covered in the Safety
Audit).

The site is located adjacent to the Premium Bus Route from Woodstock to Oxford, which
currently operates up to 6 times per hour in the morning peak, generally 3 times per hour in the
off-peak and once per hour in the evening. This service is generally considered to provide an
attractive service to Oxford city centre and rail station. However, there are some service
deficiencies which require some additional journeys on a pump-priming basis, for example the
complete lack of a Sunday evening service. Ideally, this service would operate 4 times per hour
to meet the Premium Route specification.

The 233 bus service to Woodstock operates once per hour, Mondays to Saturday daytimes.
The A4095 corridor to Witney passes Hanborough rail station, and the County Council's
strategy is to improve the frequency of the bus service to twice per hour, to provide improved
connections with the railway, but also to provide a more credible level of service for journeys to
work. There is also an aspiration to provide a much improved bus service to Langford Lane, and
thence to Oxford Parkway and towards Oxford's Eastern Arc. Ideally this service would also
operate twice per hour, at a credible frequency for interchange with rail and for journeys to
work in the Eastern Arc.

A contribution of £1,000 per dwelling has been requested and agreed by other developers in the
Woodstock and Hanborough area, and a similar rate is proposed in this location. This is
considered to be fair and reasonable in scale and directly related to the development as the
improved bus services will encourage people living there to travel sustainably in line with NPPF.

A S106 contribution is required to allow the installation of a pair of new bus shelters including
flag poles, information cases and real time information displays in order to make travel by bus
for people living in the development as attractive and accessible as possible in line with the
NPPF.

A separate contribution is required to be put together (in line with the CIL regulations) with
contributions from other developments in the area towards the delivery of strategic public
transport improvements on the A44 corridor including the A44 Park and Ride site as set out in
the adopted Oxford Transport Strategy. The County Council considers that, in accordance with
NPPF, the cumulative impact of development along the A44 will be severe if appropriate
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contributions are not secured from all sites towards public transport improvements in order to
mitigate the increased transport movements. The need to have A44 corridor that functions
reliably for public transport, connecting homes to employment on Langford Lane, Kidlington,
Northern Gateway and the rest of Oxford is a key aspect of the recently adopted Oxford
Transport Strategy.

The site is well located for new residents to walk and cycle to the local services on offer in
Woodstock. It is around Ikm to the centre of Woodstock. Woodstock Primary School and the
Marlborough School are both within easy walking distance of the development. The proposed
pedestrian connections from the site into the adjacent residential area are welcome and would
help to encourage non car trips in that direction, specifically to the schools. These connections
would include the surface improvement of the public footpath 413/8 as it runs through the
application site (to accommodate the inevitable increased use the footpath will experience).

To make journeys by foot and bicycle into Woodstock Town centre as attractive as possible,
access to the existing shared footway/cycleway on the south west side of the A44 is required.
There is no direct cycle route connection proposed from the south west corner of the
development into the adjacent residential area and the footway connection at this point via
Churchill Gate is not sufficiently clear and direct. Providing a traffic signal pedestrian and cycle
crossing of the A44 just north of the site access junction would also ensure that there is safe
and suitable access to the proposed northbound bus stop for the S3 bus service.

Given the proximity of the A44 cycle track to the development it is realistic to assume that new
residents could cycle south to a number of destinations including Langford Lane and Begbroke
employment areas (approx. 3.5km and 4.5km away) and even Oxford. In order to ensure that
the opportunity is given to as many of the new residents as possible to use this sustainable
mode of transport in line with the NPPF, an additional crossing point of the A44 close to the
south east corner of the development will need to be considered further. This will make the
route to and from the A44 cycle track as direct as possible.

Another measure that the developer must deliver is the widening of the A44 footway/cycleway
where it is currently substandard - between the Bladon roundabout and the junction of the road
that leads to the Bladon Chains caravan park. This should be 2.5m wide. In line with the NPPF,
this would ensure the journeys by bicycle to/from this development to the south are sufficiently
attractive and that the additional movements can be accommodated safely. This widening has
now been proposed by the applicant.

According to county council parking standards, the 46 dwellings shown on the site layout should
have 92 allocated spaces and |9 unallocated spaces i.e. a total of | | |. On the parking plan
(Adam Architecture drawing 5903/16) there are 101 allocated spaces and 28 unallocated i.e. a
total of 129. This has now been revised to 128 spaces. This slight overprovision compared to
the standards is acceptable as it will help to ensure informal on street parking is kept to a
minimum.

Heritage

This section will deal with the impact of the proposal on heritage assets and the historic
environment. In this case these are considered to be: Blenheim Grade | registered park and
garden, and World Heritage Site (this includes a number of separately listed buildings and
structures including the park wall), Woodstock Conservation Area, Bladon Conservation Area,
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The Cowyards, Scheduled Ancient Monument (Blenheim Villa), unlisted Pest House, and "Heh
Straet" (medieval ridgeway) .

All the designated heritage assets lie outside the red line site area. Therefore the impacts are
not considered to be direct, but are rather concerned with setting, visual impact, perception and
experience.

Policy

WOLP Policy BES requires that every effort is made to ensure that the character and
appearance of Conservation Areas is not eroded by the introduction of unsympathetic
development proposals either within or affecting the setting of the designated area.

WOLP Policy BES8 states that development should not detract from the setting of a listed
building.

WOLP Policy BEI | precludes development that adversely affects the character, setting,
amenities, historical context or views within, into or from a Park and Garden of Historic
Interest.

WOLP Policy BEI2 states that development proposals that adversely affect the site or setting of
nationally important archaeological monuments and monuments of local importance, whether
scheduled or not will not be permitted.

EWOLP Policy EH7 requires that all development proposals should conserve or enhance the
special character and distinctiveness of West Oxfordshire's historic environment, and preserve
or enhance the District's heritage assets, and their significance and settings. It is noted that harm
to heritage assets will only be accepted where there is clear and convincing justification in
relation to public benefits arising from a scheme. It is further highlighted that considerable
weight and importance will be given to the conservation of the universal value of the Blenheim
WHS.

EWOLP Policy EWI recognises the exceptional cultural significance (Outstanding Universal
Value - OUV) of the WHS. The policy reflects the requirements of the NPPF as regards heritage
assets. When assessing the impact of a proposed development on the OUV, great weight will be
given to the conservation and enhancement of the OUV and to the integrity and authenticity of
the WHS, as well as its setting.

Section 12 of the NPPF deals with the conservation and enhancement of the historic
environment. Paragraph |32 states - "When considering the impact of a proposed development
on the significance of a heritage asset, great weight should be given to the asset's conservation.
The more important the asset, the greater the weight should be. Significance can be harmed or
lost through alteration or destruction the heritage asset or development within its setting. As
heritage assets are irreplaceable, any harm or loss should require clear and convincing
justification."

Historic England has produced a number of good practice advice notes. Note 3 deals with "The

Setting of Heritage Assets". Paragraph 4 reads - "All of the following matters may affect the
understanding or extent of setting:
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* While setting can be mapped in the context of an individual application or proposal, it does
not have a fixed boundary and cannot be definitively and permanently described for all time as a
spatially bounded area or as lying within a set distance of a heritage asset because what
comprises a heritage asset's setting may change as the asset and its surroundings evolve or as
the asset becomes better understood or due to the varying impacts of different proposals; for
instance, new understanding of the relationship between neighbouring heritage assets may
extend what might previously have been understood to comprise setting.

*Extensive heritage assets, such as landscapes and townscapes, can include many heritage assets
and their nested and overlapping settings, as well as having a setting of their own. A
conservation area will include the settings of listed buildings and have its own setting, as will the
village or urban area in which it is situated (explicitly recognised in green belt designations).

* The setting of a heritage asset may reflect the character of the wider townscape or landscape
in which it is situated, or be quite distinct from it, whether fortuitously or by design (e.g. a quiet
garden around a historic almshouse located within the bustle of the urban street-scene).
*Setting in urban areas, given the potential numbers and proximity of heritage assets, is
therefore intimately linked to considerations of townscape and urban design and of the
character and appearance of conservation areas. The character of the conservation area, and of
the surrounding area, and the cumulative impact of proposed development adjacent, would
suggest how much impact on the setting should be taken into account."

The advice note advocates a staged approach to decision taking.

(i) ldentify which heritage assets and their settings are affected;

(ii) Assess whether, how and to what degree these settings make a contribution to the
significance of the asset(s).

(i) Assess the effects of the proposed development, whether beneficial or harmful on that
significance;

(iv) Explore the way to maximise enhancement and avoid or minimise harm;

(v) Make and document the decision and monitor outcomes.

At paragraph 21 a number of attributes are listed which are likely to be important in relation to
any single asset. These include physical considerations such as topography, landscape, openness,
boundaries and vegetation. There are also a number of experiential aspects, for example: views;
inter-visibility; tranquillity; sense of enclosure; and associative relationships between heritage
assets.

Paragraph 25 assists with the assessment of the effect of development under the following
headings: Location and siting of development; the form and appearance of the development;
other effects of the development (such as noise, lighting, changes to general character);
permanence of the development; and longer term consequential effects.

In relation to listed buildings, the Planning (Listed Buildings and Conservation Areas) Act 1990,
section 66(1) states that 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". Therefore, aside from local planning policy and the NPPF, listed
buildings and their settings attract statutory protection and great weight needs to be attached to
them in planning decisions.

Blenheim Palace and Park.
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Blenheim Palace and its Park are statutorily designated as a Grade | listed building (listed
27/08/57) and Grade | registered park and garden (registered 01/06/84). In addition, the Palace
and Park were inscribed by the United Nations Educational, Scientific and Cultural Organisation
(UNESCO) as a World Heritage Site (WHS) in 1987. There are therefore 3 overlapping
nationally important designations that need to be considered. The boundaries of the registered
Park and WHS are not identical, but this is not considered material to the overall assessment.
Throughout the report the three designations will be referred to collectively as the "Park”.

Henry | (1100-35) appears to have first enclosed the park at Woodstock at the beginning of the
C12, it subsequently becoming an important royal hunting park. The park was focused on
Woodstock Palace, a medieval hunting lodge of C12 origin, occupied by many monarchs and
their spouses, who developed the buildings and surrounding gardens.

John Churchill, first Duke of Marlborough, was rewarded by Queen Anne in 1705 for his
services in defeating the French in Europe, by the grant of the Royal Manor of Woodstock, given
with the understanding that she would build him, at her own expense, a house to be called
Blenheim (named after the 1704 victory at the battle of Blindheim, close to the Danube). The
former royal hunting park was probably then in poor condition, and the remains of Woodstock
Palace were pulled down (despite a letter from Sir John Vanbrugh (1709) to the Duchess
pleading for its retention, on grounds of historical association, as an eyecatcher) and its gardens
removed.

The new palace, built 1705-22, was designed, together with the monumental Grand Bridge over
the little River Glyme, by Sir John Vanbrugh (assisted by Nicholas Hawksmoor), and was set
within a great formal garden designed by Henry Wise (1653-1738), Queen Anne's Royal
Gardener. Following the Duke's death in 1722, a formal canal scheme designed by Colonel
Armstrong, his chief engineer, was implemented by the Duchess along the course of the River
Glyme. In 1764 Lancelot Brown (1716-83) was called in, producing a plan to landscape the
central core of the park which included flooding the river valley to produce a large lake, and
landscaping the surrounds, with new belt plantings around the park boundary. In the early CI9
the fifth Duke created a substantial rock garden and series of flower gardens (mostly gone)
south of Brown's lake. In the late Cl9/early C20 the ninth Duke carried out much restoration
and replanting within the park, and created formal gardens to the west and east of the house,
designed 1908-30 by Achille Duchene. Restoration of park planting has continued during the
C20, and the estate remains in private ownership.

The Palace was inscribed as a World Heritage Site in 1987. The statement of significance reads
as follows: "Blenheim Palace near Oxford was inscribed as a World Heritage Site in 1987 for
for its architectural importance, as the design and building of the Palace between 1705 and 1722
represented the beginning of a new style of architecture and for its landscaped Park designed by
Lancelot 'Capability' Brown which is considered as "a naturalistic Versailles". In tangible form
Blenheim is an outstanding example of the work of John Vanbrugh and Nicholas Hawksmoor,
two of England's most notable architects. Blenheim represents a unique architectural
achievement celebrating the triumph of the English armies over the French. Blenheim and its
associated Park has exerted great influence on the English Romantic movement which was
characterised by the eclecticism of its inspiration, its return to national sources and its love of
nature. The original landscape set out by John Vanbrugh who regulated the course of the River
Glyme was later modified by Lancelot 'Capability' Brown who created two lakes seen as one of
the greatest examples of naturalistic landscape design. Blenheim Palace was built by the nation to
honour one of its heroes the first Duke of Marlborough and is also closely associated with Sir
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Winston Churchill. By their refusal of the French models of classicism, the Palace and Park
illustrate the beginnings of the English Romantic movement which was characterised by the
eclecticism of its inspiration, its return to national sources and its love of nature. The influence
of Blenheim on the architecture and organisation of space in the 18th and 19th centuries was
greatly felt in both England and abroad. Built by the nation to honour one of its heroes,
Blenheim is, above all, the home of an English aristocrat, the Ist Duke of Marlborough, who was
also Prince of the Germanic Holy Roman Empire, as we are reminded in the decoration of the
Great Drawing Room by Louis Laguerre (1719-20). In virtue of this criterion, just like the
Residence of Wurzburg (included in 1981) and the Castles of Augustusburg and Falkenlust in
Bruhl (included in 1984), Blenheim is typical of 18th century European princely residences, a
category which is still under-represented on the World Heritage List."

At its closest point on the southern boundary of the site, the Park is approximately 35m away
on the south side of the A44. The Palace itself is approximately 1,000m away, and although
acknowledged to be some distance from the site, its scale and relationship with the surrounding
landscape is of relevance to the overall consideration of setting. The site is therefore considered
to be located within the setting of the 3 designations associated with the Palace.

The International Council on Monuments Sites (ICOMOS) has a special role as official advisor to
UNESCO on Heritage Sites. The maintenance of the Outstanding Universal Value (OUV) of the
UK WHS and their settings is a key objective.

ICOMOS previously commented on the larger development which included this site
(14/02063/OUT). At that time they objected as follows: "It remains our view that the town of
Woodstock forms a key element in the setting of the WHS. The town was always dependent on
the adjoining estate, developing from the medieval period to service the Palace/Park and its
visitors. This role which continues today gives Woodstock its distinctive character. While it can
be argued that the intended maintenance of a strong link between the Blenheim Estate and the
proposed new development would reflect and strengthen the historic relationship, we continue
to believe that the development would physically overpower the existing settlement while
remaining distinct from it and providing an alternative focus. Unbalancing the physical
relationship between town and park/palace and changing the character of Woodstock would
further harm the setting of the WHS".

ICOMOS have provided comments on the current application which place their consideration in
the context of the previous application and recognise that the scale of development has been
reduced and certain elements have been omitted, e.g. the sports facilities. Their preference is
that the site should remain undeveloped, however their concluding remarks are as follows: "We
do not believe that the OUV of the Blenheim Palace WHS would be significantly compromised
by the proposed development. Our principal concern remains the further erosion of the
surviving open setting of the WHS south east of Woodstock.... While it can be argued that the
current application follows the precedent of suburban housing outside the park wall established
from the 1950s, these developments were largely built before the inscription of Blenheim as a
WHS in 1987. We have explained as clearly as possible why we consider that the application
site should remain undeveloped but we recognise that the balance of judgement in determining
the application rests with the local planning authority. The concerns raised by the present
application would be greatly increased by any future attempt to resurrect larger-scale
development proposals of the kind for which consent was refused in September 2015 and which
we strongly opposed. Any decision to approve the current application should be taken not as a
precedent but as allowing the existing settlement to be satisfactorily terminated against an

30



5.66

5.67

5.68

5.69

historic boundary. Beyond this, a halt should be called to all further development before
progressive salami-slicing of the remaining open land results over time in its entire loss". Officers
concur that approval of the current scheme should not be seen as a precedent for allowing
further development to the east.

Historic England (formerly English Heritage) has provided detailed comments which are
summarised as follows: "It is considered that the development would not have an impact on the
reasons for inscription of the WHS. The visual relationship between the park and its wider
landscape is confined to very narrow views out or specific views in. However, there will be an
impact on the setting of the registered park by replacing countryside with housing. Nonetheless,
the set-back of houses, strengthening of hedge and tree planting and landscape buffer would
partially screen the development. Once mature the impact is likely to be similar to the suburban
housing currently lining the north side of the A44. Therefore whilst there would be some harm
to the setting of the park, it is considered to be low level. The intention for the development to
act as "supporting development” for conservation obligations within the WHS is noted. The
moderate harm identified should only be considered justified if outweighed by public benefits. If
the "supporting development" forms a crucial element of this planning balance then the Council
should seek more details to quantify the scale of this benefit". In this context, Officers are in
on-going discussions with the applicant regarding a suitable mechanism to ensure that funds
arising from the development contribute to the programme of works required to the WHS. It is
considered that such works could be a significant public benefit of the development, given that
as a private heritage asset, public funding, for example through the heritage lottery fund, is not
available.

The topography of this part of Woodstock is relatively flat. The site is made up of large open
fields with some sub-division with hedgerow, and some tree cover. The presence of the A44,
footways, a public footpath through part of the south west of the site, and public access to the
Park allows public views across the landscape in this location and inter-visibility of the site and
Park. The development would be a significant change in this very visible location which provides
an approach to the Park and Palace for existing residents of Woodstock and large numbers of
visitors.

The proposal seeks to introduce substantial planting along the frontage with the A44 and around
the eastern boundary. This is located and designed to help screen the development rather than
simply being incidental landscaping, and signals a recognition on the part of the applicant that the
development would need to be at least partially obscured from view. The inter-visibility and
visual permeability of the area between the site and the Park would be significantly reduced and
the visual relationship of the Park and agricultural landscape beyond would be materially
affected. However, the degree of set-back of the built form and its loose layout on the periphery
of the site would be helpful in reducing the visual impact.

Notwithstanding the intention to screen the development, its siting and scale would still be
perceived as a result of the height and layout of built form, physical features and sensory factors.
It would have an effect in terms of light pollution, noise, vehicle movements, general activity
from a large resident population and additional street furniture/signage/road markings, all of
which are cues as to an urban environment. The main proposed access to the A44 is located
opposite the Park, but relatively close to the existing development on the north side of the
road. This position is considered to be less harmful than providing access further east where
street furniture, road markings, etc. would have a greater impact on the setting of the Cowyards
and the rural character of the approach to the town. An urbanising effect and influence of the
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scheme on the character and appearance of the area cannot be completely mitigated, but on
balance the location of the proposed access and substantial landscaped belt along the frontage
would largely off-set the harm in terms of these urbanising effects.

WODC has acknowledged previously that subject to appropriate access, layout, design, density
and landscaping the site could accommodate some development. However, for the reasons
expressed above, identified by ICOMOS and Historic England, and notwithstanding works of
mitigation, there would remain some residual harm to the settings of the Grade | Registered
Park and Garden and World Heritage Site.

Paragraph 134 of the NPPF establishes that "where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal”. The applicant has suggested that such a public
benefit arises from a requirement to fund restoration works at the Palace, although the applicant
has resisted making an argument that the scheme would constitute "enabling development” in
connection with works to the Palace. This is defined by Historic England in its document
"Enabling Development and the Conservation of Significant Places" as "development that would
be unacceptable in planning terms but for the fact that it would bring public benefits sufficient to
justify it being carried out, and which could not otherwise be achieved. While normally a last
resort, it is an established and useful planning tool by which a community may be able to secure
the long term future of a place of heritage significance, and sometimes other public benefits,
provided it is satisfied that the balance of public advantage lies in doing so. The public benefits
are paid for by the value added to land as a result of the granting of planning permission for its
development".

A mechanism by which it could be ensured that funds arising from the development would be
used to facilitate the conservation of the WHS has not yet been agreed. Nevertheless, this
would be a potential benefit of the scheme. This, and other public benefits need to be
considered in addressing paragraph 134 of the NPPF. These are dealt with elsewhere in this
report.

Scheduled Ancient Monument/Archaeology

Romano-British villas were extensive rural estates, at the focus of which were groups of
domestic, agricultural and occasionally industrial buildings. The term "villa" is now commonly
used to describe either the estate or the buildings themselves. The buildings usually include a
well-appointed dwelling house, the design of which varies considerably according to the needs,
taste and prosperity of the occupier. Villa buildings were constructed throughout the period of
Roman occupation, from the first to the fourth centuries AD. Roman villa buildings are
widespread, with between 400 and 1000 examples recorded nationally. As a very diverse and
often long-lived type of monument, a significant proportion of the known population are
identified as nationally important.

Blenheim Villa was built on the low lying land between the Thames tributaries, the Rivers Glyme
and Cherwell, about 2km from both, and about 6km north of the Thames. It was first identified
by aerial photography in the summer of 1971, when the buried stone walls and surrounding
enclosure ditches showed clearly as cropmarks. The outline and internal arrangement of rooms
were clearly visible, and the plan and dimensions were subsequently confirmed by limited
excavation in 1985, when the walls were traced by trial trenching.
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The "Setting of Heritage Assets" paragraph 9 makes clear that buried remains can have a setting,
"...Buried archaeological remains may also be appreciated ... in relation to their surrounding
topography or other heritage assets or through the long-term continuity in the use of land that
surrounds them. Whilst the form of survival of an asset may influence the degree to which its
setting contributes to significance and the weight placed on it, it does not necessarily follow that
the contribution is nullified if the asset is obscured or not readily visible."

The guidance is therefore clear that a buried historic asset can: have a setting; that this setting
can contribute to the significance of a historic asset; that this setting can be affected; and that
the effect upon this setting can impact upon the significance of the historic asset.

Roman villas were a predominantly rural phenomenon, and this villa falls into that category. The
word 'villa' itself is often taken as synonymous with ‘farm’, but perhaps 'Romanised farmstead'
would be a better definition. As an economic entity, the villa drew its wealth from agricultural
activity in the countryside which surrounded it, from its estate. Villas represented a rural
lifestyle to which wealthier Romans, and those who wished to be associated with Rome, aspired.

The buried archaeological remains have a setting which is currently rural, and that contributes

to the significance of the monument. The villa was clearly designed to enjoy an aspect over the
surrounding countryside predominantly towards the south east. As the proposed development
is to the west, this aspect would be retained.

Historic England had significant concerns about the setting of the villa in respect of the previous
application. However, their advice is now: "The proposals would undoubtedly have some impact
on the setting of the Blenheim Villa SAM, as the edge of the town of Woodstock would be
brought much closer and there would be some harm through the loss of a sense of rurality
which is key to understanding the significance of the villa. However, the key vista that the villa
once enjoyed looking ESE would be preserved. The effect on the setting would be moderate
adverse and could be partially mitigated by better management of the site. The immediate rural
setting would be protected by keeping new development at least 30m from the monument and
partially screened by landscaping”.

The harm to the setting is judged less than substantial and the harm needs to be balanced with
public benefits.

Conservation Areas

Woodstock is a market town, within which a Conservation Area was designated in 1975. The
historic core around the Market Place, Park Street and High Street is predominantly made up of
listed buildings fronting the streets. The west and south edges of the town adjoin the registered
park around Blenheim Palace which is marked by a substantial stone wall.

The site is located approximately 600m from the Woodstock Conservation Area along the A44.
It is considered that the development would not have a direct impact on the immediate setting
of the Conservation Area, given the distance between the two and the intervening development
to the north side of the A44. The Bladon Conservation Area is approximately 740m away along
the A4095. Likewise, is not considered that there would be a direct impact on this
Conservation Area. However, the development has the potential to have a significant adverse
impact on the approach to, and wider setting of, both Woodstock and Bladon Conservation
Areas.
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Travelling along the A4095 in an easterly direction, leaving Long Hanborough, a real perception
of the Blenheim Park becomes apparent around the Hanborough Bridge over the River
Evenlode. A few yards beyond this the estate wall then begins and continues into the village of
Bladon. On passing through the village, the presence of the more formal part of the park is
announced by the wide landscaped verge and gatehouse at Eagle Lodge on the west side of the
road. The estate wall then continues around to the left and past the caravan site onto the A44
and then proceeds to the Hensington Gate to the park on the edge of the Woodstock
Conservation Area. In this regard the park provides a continuous visual and physical link
between Bladon and Woodstock and connects the Conservation Areas of both. The perception
and experience of these heritage assets along this route would be affected by the substantial
new development envisaged.

The land around the route between Bladon and Woodstock has been subject to limited
development, and an agricultural setting for both settlements is retained. The development
proposed would be substantial and visible, and the appearance of the area would be altered
significantly. The perception of a transition from one historic settlement to another, through an
agricultural landscape which is clearly influenced by the presence of the Park and its setting
would be affected. However, Historic England note that as Woodstock has already been greatly
expanded from its historic core, it is considered that further expansion onto the application site
would not necessarily be harmful to the Conservation Area. The proposals set out in the full
application should be adequate to ensure that the impact on the setting of the Conservation
Area is low.

The wider setting of Bladon and Woodstock Conservation Areas would be affected, although
any harm would be less than substantial, and on Historic England's assessment judged "low".
Such harm is less than substantial but needs to be outweighed by public benefits.

Cowyards

The Cowyards and Cowyards Cottage are Grade Il listed and lie to the south of the A44
opposite the application site. They were designated in 27/07/88 and comprise a range of
buildings c.1860 in date consisting of natural stone, former agricultural buildings with slate roofs.
The cottage is of similar materials.

The buildings lie within the registered park and garden and the WHS and represent part of the
evolution of the estate. Being on the edge of the park and close to the agricultural land beyond
it, they have an affinity with the wider rural landscape. The site is considered to be within the
setting of these buildings and the full application component of the scheme indicates that
buildings would be sited along the southern edge of the site albeit somewhat set back behind
landscaping.

The listed buildings are readily visible from the A44 and from within the park and there is
intervisibilty between the listed buildings and the site, albeit that the view is significantly filtered
by existing hedgerow and trees in the summer.

This group of buildings forms part of the Park and WHS and therefore an impact on one would
necessarily suggest an impact on the other. The findings on the setting of the Park and WHS are
expressed above. However, since the Cowyards is separately listed, it is reasonable to reach a
separate conclusion about the effect of the development in relation to these buildings.
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The Cowyards are unusual in this context, being buildings of a more utilitarian nature, although
it is notable that this is a model farm group, and that considerable care was nonetheless taken
with the architecture, which is of some quality, and which even included a cottage for the
cowman, in addition to the animal ranges. The buildings were converted for office use in 1999,
although the original form was carefully preserved. It is important to note that these were
agricultural buildings, for stock, and that they were deliberately set in a less manicured part of
the Park, hard by the eastern boundary, in fairly open countryside, well away from other
development, and in a setting which survives to this day.

The applicant has located the site access closer to the town than that shown in the previous
application and it is set way from the entrance to the Cowyards by approximately 70m.
Opposite the Cowyards there would be a landscaped strip approximately |16m wide and built
form set back from this. The overall distance between proposed dwellings and the Cowyards
buildings would be approximately 95m at its closest point. Although there would be some
urbanising effect from new road markings and street furniture, the set-back and loose form of
the frontage within the application site would, on balance, lead to less than substantial harm.
This harm needs to be assessed against public benefits.

Pest House

A small building is shown on historic maps from at least 1750 on the border between West
Oxfordshire and Cherwell District. On historic maps from the 1880s onwards it is identified as
a "Pest House" (a colloquial term for infectious diseases). There is a building on the site still in
existence which is constructed in local vernacular style and materials. It is unclear how rare this
form of structure was nor how many such buildings remain.

The house is considered to be an undesignated heritage asset and the setting of this asset would
need to be carefully considered at reserved matters, should outline planning permission be
forthcoming. As currently illustrated, the building would remain but it would have development
to its west side.

At this stage not enough is known about the house, and ultimately how it will relate to the
scheme which is currently in outline where it interfaces with this building. It is therefore not
possible to fully assess the extent of harm to this asset, but a reserved matters application could
address appropriate siting of development in relation to it. It is not considered to be a significant
constraint.

Heh Straet

The ancient routeway of the ridgeway appears to survive along the east side of the site. This is
identified on the Historic Environment Record as "Witney Branch Ridgeway" and is identified as
early medieval to medieval in date. The route is aligned along the boundary between West
Oxfordshire and Cherwell and also runs alongside the villa site.

The alignment is shown on historic OS maps as being a defined earthwork. The route
incorporates part of the Shipton Road and passes alongside the Pest House. The masterplan
shows that the route would be retained as part of the layout and would fall to the east of the
landscaped area on the eastern boundary of the site. It is not considered to be an impediment
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to the scheme. Subject to sufficient buffering with landscaping it is not considered that this
heritage asset would be materially affected.

Trees/ Landscape Impact

The application site is agricultural land in open countryside to the east of Woodstock. The
boundaries to the site are predominantly marked with hedgerow and trees. The eastern
boundary running north-south is well established and marks the District boundary.

Some loss of trees and hedgerow will be required to provide the main points of access from the
highway and pedestrian/cycle connections within the site, and to the highway network around it.
However, taking the site as a whole, trees and hedgerow would be substantially retained and
development would be set back from these features, allowing appropriate tree protection
measures to be employed.

Around the periphery of the site, it is proposed to introduce new planting, particularly on the
east and south sides. A detailed planting plan has been provided for Phase | (full application) and
is acceptable to the Landscape and Forestry Officer. Landscaping details for the rest of the site
would need to be provided at the reserved matters stage to show tree species, size and planting
density. The creation of a landscaped margin to the site's eastern edge will be particularly
important in reinforcing the separation between built form and open agricultural landscape. The
agricultural land in this location forms a rural setting for Woodstock and its heritage assets and
buffering and screening are important components of the proposed scheme.

The following local plan policies are of relevance to the consideration of landscape impact:

WOLP -

Policy BE2 - New development should respect and, where possible, improve the character and
quality of its surroundings....Proposals will only be permitted if .... (a) the proposal is well
designed and respects the existing scale, pattern and character of the surrounding area...(d)
existing features of importance in the local environment are protected and/or enhanced... (e)
the landscape surrounding and providing a setting for existing towns and villages is not adversely
affected... (f) in the open countryside, any appropriate development will be easily assimilated
into the landscape and wherever possible, be sited close to an existing group of buildings.

Policy BE4 - Proposals for development within or adjoining the built up area should not result in
the loss or erosion of (a) an open area which makes an important contribution to: (i) the
distinctiveness of a settlement; and/or (ii) the visual amenity or character of the locality.

BEI | - Development will not be permitted that adversely affects the character, setting,
amenities, historical context or views within, into or from a Park and Garden of Historic
Interest.

NEI -Proposals for development in the countryside should maintain or enhance the value of the
countryside for its own sake: its beauty, its local character and distinctiveness.

NE3 - Development will not be permitted if it would harm the local landscape character of the
District. Proposals should respect and where possible enhance the intrinsic character, quality
and distinctive features of the individual landscape types.

H2 - Proposals ... should not (a) erode the character and appearance of the surrounding area,
including important buildings and public and private open space; (b) adversely affect features of
historical, architectural ... importance and their setting; ... (f) set an undesirable precedent for
other sites where in equity development would be difficult to resist and where cumulatively the
resultant scale of development would erode the character and environment of the area.
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EWOLP-

OS2 - All development should be located where: It forms a logical complement to the existing
scale and character of development and/or the character of the area..; it protects or enhances
the local landscape and the setting of the settlement/s...; it does 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.

EHI - The quality, character and distinctiveness of West Oxfordshire's natural environment,
including its landscape, cultural and historic value, tranquillity, ... [and] countryside.... will be
conserved and enhanced... New development should respect and where possible enhance the
intrinsic character, quality and distinctive natural and man-made features of the local landscape.

At present the site is quite visually contained by mature hedgerows to the south and east
boundaries. The boundary to the north with the school playing field has less screening and
allows views across the site from the north. The western boundary follows the existing urban
edge and the site can be viewed publically from the west at the corner of Flemings Road and
Hedge End. Public views can also be readily gained from a short stretch of public footpath that
emerges into the site from Hedge End and joins the A44 at the south west corner. A large
number of private views from neighbouring houses is gained across the site from the west, and
there are also private views from Littlecote and the Pest House.

The A44 is the main route into the town and the site forms part of the approach, thereby being
experienced by walkers, cyclists and those in vehicles. Tourists in particular travelling by coach
would have an elevated view towards the site. The visual amenity of the site and how it is
experienced by people is very important, as this part of the A44 is where there is perhaps the
greatest degree of anticipation of reaching Blenheim and the town. This combined with the
location of public rights of way here heightens the sensitivity, requiring a carefully considered
approach to layout and design.

Views would be dramatically altered by the proposed development. At the moment the
relatively flat agricultural field is not prominent and forms part of a patchwork of fields in this
location. Notwithstanding the introduction of new landscaping, the development would rise
above existing hedgerows and be clearly visible from most directions, albeit that some views
would be more filtered than others. The layout proposed seeks to ameliorate the impact,
particularly on the frontage to the A44. This would feature a wide landscaped belt with a mix of
trees and hedgerow. At the south east corner there would be a large triangular area including a
detention basin which would mean that the public's first view of the site from the A44 would be
across a substantial green space.

The applicant has sought to set built form back from the north side of the A44. The existing
frontage development to the west is well established and although visible is not prominent or
especially intrusive from the road. The relationship with the Park is very similar to what is now
proposed, with variable amounts of tree cover within the Park boundary.

The magnitude of change is high because of the drastic change from the open to the built
environment, resulting in harm to the receptor's experience of the approach to Woodstock's
historic core and the Palace. Therefore the significance of effect result is obviously going to be
substantial. However, in view of the existing modern built form in this location and its layout
and character, it is considered that on balance the layout and form of the proposal, combined
with substantial landscaping would not be so harmful in visual terms as to warrant refusal.
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Siting, design and form

The application is principally in outline, with Phase | for 46 dwellings being submitted in full. The
layout is to a large extent driven by the main access through the site from the A44 to Shipton
Road.

The submissions include a Design Code document. This seeks to set out the design and layout
parameters in terms of: land use; unit type and mix; building heights; hierarchy of streets; open
spaces; landscaping; design influences; use of materials; surfacing, etc.

The Design Code addresses the rationale for the evolution of the scheme, the influences on its
design, and a vision for the future of the development.

The reason for proposing the first phase as a full application was that it would be the most
visible part of the site for most people visiting VWoodstock and would set the tone for the whole
scheme in terms of the quality of design, landscaping and use of space. This phase incorporates
a strong main street with balanced form announcing the entrance to the development. The
southernmost buildings will be arranged in a loose form behind a wide landscape belt. Most
plots are two storey, with the exception being an apartment building at 3 storey, albeit that the
upper storey is in the roof space.

Close attention has been paid to house types and street scene, and the plans for each plot have
been subject to revision to ensure a high quality of form is maintained throughout. Adherence
to the submitted design code would be the subject of a condition to ensure that appropriate
standards are maintained for all phases of the scheme.

Early planting of the landscaping around Phase | will be important to ensure that this becomes
established as soon as possible. The phasing of essential infrastructure, such as the expansion of
the primary school will also be important. This would be the subject of a legal agreement.

It is understood that the applicant would maintain a long term interest in the site and its
management. Should permission be forthcoming, an open space/public realm management
strategy would need to be agreed.

Ecology

The bulk of the site is made up of arable land under cultivation. The margins of the parcels of
land that make up the site are categorised as semi-improved grassland and the boundaries are
largely marked with hedges and woodland belts.

Appropriate ecological surveys have been carried out including, assessments in relation to
protected species and designated ecological sites nearby. The assessment and mitigation is very
comprehensive for each of the habitats and the identified species.

The masterplan has been developed so as to avoid and minimise the loss of important habitats
and features within the site. It is intended that field margins and hedgerow would be largely
retained and enhanced by the provisions of a network of green infrastructure creating functional
ecological corridors.
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5.125

The vehicular and pedestrian routes proposed will necessitate the removal of some hedgerow
and trees, but it is considered that this loss would be compensated for by the introduction of
significant new planting and extensive areas of landscaped open space. The network of green
spaces envisaged, combined with mitigation measures, should result in overall gains for
biodiversity which would be policy compliant.

The pressures that all the retained habitats and created habitats will be under as a result of the
proposed land uses and their scale is noted. An on-going Management Plan would be required
which would detail appropriate future management of planting and open spaces to ensure that
their habitat value is maintained.

No objection in relation to ecology matters is raised by the WODC Biodiversity Advisor or
Natural England. Subject to condition, further details as part of a reserved matters application
and implementation of the mitigation and enhancement measures envisaged, the proposal would
comply with WOLP Policies NEI3 and NEI5, EWOLP Policy EH2, and the NPPF, in particular
paragraphs |17 to 1 19.

Retail/Employment

Woodstock is a thriving town with a population at the last census of 3,100. It has a good mix of
commercial uses that provide employment opportunities.

It is understood that the main employer is Owen Mumford which manufactures medical
products, although Woodstock does not have an industrial area or business park. Other
significant employers in the area are located at Long Hanborough, London-Oxford Airport, and
Begbroke Estate. The area has low unemployment.

The scheme would incorporate up to |,100sqm of AI1/A2/B1/DI floorspace, envisaged to be
provided towards the middle of the site as part of a later phase of development in connection
with a public square. The nature of uses falling within these use classes is shops, financial and
professional services, offices, light industry and public facilities such as halls, galleries and day
nurseries. None of these uses would be incompatible with residential in principle.

Woodstock is a small market town with a town centre that provides services for the existing
local population of around 3,000 and the nearby villages, together with the high number of
visitors that are attracted to the area, in particular the Blenheim World Heritage Site.

Whilst Woodstock Town Centre can be considered "healthy," this is heavily influenced by the
town's heritage and leisure role. Although identified as a secondary order service centre, most
convenience shopping done by residents takes place outside of Woodstock in other nearby
towns. The nearest supermarket is in Kidlington. Nevertheless, the small Co-op supermarket
appears to thrive in catering for day to day shopping. Alongside this there are other small
independent shops that attract both residents and visitors.

In your Officers' view there is no reason to believe that a modest commercial offer at the
application site would be detrimental to the vitality and viability of the town centre. The centre
would remain the focus of commercial activity and its attraction to visitors would not be
diminished.
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The increase in population as a result of the proposed development could make other types of
convenience and comparison retail and service provision more sustainable by providing a larger
background population to support independent retailers and by growing the expenditure
catchment for the Town Centre for service and day to day shopping.

The exact amount of retail, leisure and office space to be provided as part of the |,100sqm of
floorspace is not defined. However, the overall quantum is well below the NPPF floorspace
threshold of 2,500sqm (paragraph 26) that would require a full impact assessment as regards
town centre uses and vitality and viability.

The functioning of the town centre is made a more complex issue by the shortage of car
parking, and the fact that public car parks and on street parking in the town are free of charge. If
local shoppers or visitors cannot park they will be forced to return at other times or shop
somewhere else entirely. The parking situation is currently intractable and parking demand is
consistently high. Although an increase in population has the potential to increase demand for
parking, new residents would become aware of the difficulties and choose a sustainable mode of
transport to reach the town centre if desirous to do so. The availability of parking, which is
often at saturation, could not logically be made worse by an increase in population.

The concerns regarding retail impact are understood. Nevertheless, on balance, it is considered
that there would be likely to be significant demand for local shopping provision should the
development proceed as envisaged. Officers consider that such provision on the site would be
likely to complement rather than compete with the existing offer in the town.

Social Infrastructure, Sport and Leisure

Education

OCC has commented as follows as regards education needs:

(i) Based on the unit mix stated in the application, this proposed development has been
estimated to generate 93 primary pupils, 72 secondary pupils (including 8.84 sixth formers and |
pupil requiring SEN education).

(ii) Woodstock CE Primary School is forecast to operate at capacity and would need to expand
from its current 1.5 form entry size to 2 form entry (an additional 105 places) in order to
accommodate the primary aged children generated by the proposed development.

(iii) Due to the school's constrained site, such expansion would require a new classroom block
as well as other alterations to the school's facilities, including an all-weather multi-use games
area (MUGA) to support the PE curriculum needs for a larger school. The applicant has, in
consultation with OCC Education officers, submitted indicative school expansion plans that
would accommodate the additional pupils but which would require the early years provision on
the school's site currently run by Woodstock Under Fives Association (WUFA) to be re-
located.

(iv) An initial estimate by the County Council of the cost of this expansion is £2,108,948
(@4Q14 values), equivalent to a rate of £20,085 per pupil generated.

(v) Based on an estimated pupil generation of 93, a developer contribution will be required of
£1,867,905 (4Q14 values).

(vi) A commuted sum is also required to cover MUGA maintenance, the amount of which is to
be confirmed.

(vii) In order to facilitate the necessary expansion of the primary school it would be necessary
for the building currently used by WUFA to be moved off Woodstock CE Primary School's site.
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The proposed development includes the provision of D1 space, which could be used for this
purpose. The new early years provision needs to be not less than 24- full time equivalent places
(the capacity of the facility currently occupied by WUFA).

(viii) The Marlborough CE School is forecast to operate at capacity and would need to expand in
order to accommodate the secondary aged pupils generated by the proposed development.
Based on an estimated pupil generation of 72 (62 of | 1-15 year olds, | SEN plus 8.84 6th form)
£1,387,705 (4Q14 values) section 106 is required for the necessary expansion of permanent
secondary school capacity at The Marlborough CE School.

Officers are mindful of the objections raised by residents to the removal of WUFA from the
primary school site, which would be necessitated by school expansion. The advantages of the
nursery being located next to the school in terms of convenience, interaction of different age
groups, and provision of before school and after school care for families is clearly of great value
to the families involved, but also has wider community value. As currently instituted this
provision chimes with Government objectives expressed in the NPPF for promoting healthy and
cohesive communities.

Whilst the WUFA, or similar early years provider, could be catered for on the application site
and therefore meet the requirement for not less than 24 full time equivalent places, there are
clear potential social disbenefits of relocation that need to be factored into the overall balance
of considerations.

The location, nature of accommodation, and timing of intended delivery of school expansion and
a replacement nursery would all need to be fully set out by way of legal agreement to ensure
that there is no gap in provision and that provision is appropriately coordinated with the
occupation of the new dwellings.

Sports and recreation

The proposal does not include formal provision for sports, but a large area of land to the north
end of the site, adjacent to the existing school playing field, is identified as recreation space and
would lend itself to informal ball games or group 