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WEST OXFORDSHIRE DISTRICT COUNCIL 

  

UPLANDS AREA PLANNING SUB-COMMITTEE 

 

Date: 1st July 2019 

 
REPORT OF THE HEAD OF PLANNING  

AND STRATEGIC HOUSING 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Purpose: 

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

 

Recommendations: 

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

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

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

 

List of Background Papers 

 

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

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

defined in Section 1001 of the Local Government Act 1972.        

                                                 

Please note that observations received after the reports in this schedule were prepared will be 

summarised in a document which will be published late on the last working day before the meeting and 

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

  

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

Number 

 

Address        Page  

 19/00853/LBC  Albright House, Church Street, Charlbury    3 

 

 19/01077/FUL  39 Witney Road, Long Hanborough     9 

 

 19/01182/FUL The Long Barn, Oxford Road, Old Chalford, Chipping Norton  22 

 

 19/01183/LBC The Long Barn, Oxford Road, Old Chalford, Chipping Norton  31 

 

 19/01315/FUL Valhalla, Church Street, Stonesfield     39 

 

  

https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PONNMNRKH1H00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PPNAZARKHFK00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PQ5CYORKHMJ00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PQ5CYRRKHMK00
https://publicaccess.westoxon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PQV7LFRKHVU00
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Application Number 19/00853/LBC 

Site Address Albright House 

Church Street 

Charlbury 

Chipping Norton 

Oxfordshire 

OX7 3PR 

Date 19th June 2019 

Officer Tara Hayek 

Officer Recommendations Refuse 

Parish Charlbury Town Council 

Grid Reference 435672 E       219453 N 

Committee Date 1st July 2019 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Change of roof materials to rear elevation of Albright House 

 

Applicant Details: 

D Gray, Albright House, Church Street, Charlbury, Chipping Norton, Oxfordshire, OX7 3PR 
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1  CONSULTATIONS 

 

1.1 Historic England Our latest guidance on Stone Slating is in the Practical Building 

Conservation volume on Roofing, but specific recommendations for 

roof pitches for different slating materials aren't given, as a lot of the 

evidence for what works is on local buildings rather than in Standards 

or Codes of Practice, and varies depending on materials and local 

climatic factors. In general, the wider and longer the individual slates 

are, the lower the pitch of the roof can be. With the largest stone 

slates the pitch can be as low as 30 degrees, but most Stonesfield 

slates will be smaller so are likely to require a steeper pitch. Some 

designers of modern buildings compensate for low pitch using 

impermeable roofing membranes, but it is much better to create a 

roof that will work well without relying on such secondary lines of 

defence.  

 

When considering applications for consent for a change of material it 

is incumbent on the applicant to show that the stone slates and the 

existing pitch of the roof are causing water ingress. Most historic 

stone slate roofs would have been constructed to the correct pitch 

and the slates laid with the correct laps, as the builders and roofers 

knew what worked. So, if an old stone-slated roof is leaking, there 

could be other reasons such as loss of traditional torching, or if the 

roof has already been re-roofed at some time in the past (perhaps 

using salvaged materials), it could be that the head lap has been 

reduced to save on slates, or the slates have been badly laid with 

insufficient side lap, leaving the roof more likely to suffer water 

ingress. In these cases, the change of material should be resisted but 

the covering should be re-fixed to the correct laps. More modern 

roofs may of course be roofed in the wrong material for the pitch, 

and there might be more justification for a change of material in such 

cases 

 

1.2 Conservation Officer The applicant has not shown enough evidence for inadequacy of 

either the stone slates and the roof structure - therefore there is no 

clear or convincing justification for replacement materials.  Also, I 

requested new drawings with up-to-date (roof-pitch) measurements 

to ensure accuracy - these have not been forthcoming. 

 

1.3 Town Council No objection. 

 

2  PLANNING POLICIES 

 

EH11 Listed Buildings 

OS4NEW High quality design 

EH9 Historic environment 

EH10 Conservation Areas 

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

 

3.1  This application seeks listed building consent for change of roof materials to the rear elevation 

of Albright House.  Albright House is a Grade II listed building dating from the 18th century with 

mid-19th century alterations and extension, which is located within Charlbury Conservation 

Area.  The key issues for consideration are the impact on the character and architectural 

integrity of the listed building, and character of the conservation area. 

 

Impact on Heritage Assets 

 

3.2  The proposal is to replace the roof materials from stone slates to grey slates.  As Albright 

House is a Grade II listed building, in accordance with Section 66(1) of the Planning (Listed 

Buildings and Conservation Areas) Act 1990, when considering whether to grant listed building 

consent, special regard should be given to the desirability of preserving a listed building or any 

features of special architectural or historic interest which it possesses. Paragraph 193 of the 

National Planning Policy Framework (the Framework) states that when considering the impact 

of any proposal on the significance of a listed building, great weight should be given to its 

conservation.  It continues that significance can be harmed or lost through alteration.  In this 

case, Officers are of the opinion that the current proposal to replace stone slates to grey slates 

at Albright House is insupportable because it will have a deleterious impact on the character and 

significance of this listed building.   

 

3.3  Currently, the front elevation roof at Albright House has grey slates, and the rear elevation has 

stone slates.  The applicant states that the rear roof elevation is in very poor condition.  The 

justification for replacement is 'that there is unlikely to be more than 10% survival of the existing 

stone slates'.  And, that the roof is not visible, and that the lighter weight roof finish will reduce 

the loading on the roof structure. The applicant has assessed that the harm as 'less than 

significant'. 

 

3.4  However, Officers consider that the evidence the applicant provided with their application is 

inadequate (see points below); it does not show that the roof structure or stone slates are 

deteriorating beyond repair, nor does it show that having stone-slates at this lower roof pitch is 

causing significant problems for this listed building. The fact that a lower-pitch roof-scape has 

retained its stone slates for a significant amount of time testifies to its endurance, and could hold 

valuable archaeological/architectural evidence for its construction techniques and materials.   

 

 Point 1: Confusion with roof-pitch measurement 

 

3.5 After informing the applicant that the application would be refused, they informed us that the 

roof-pitch was too low for stone slates - initially stating it was 35 degrees.  On measuring the 

roof-pitch on Drawing 1425 54 (March 2019) supplied with the application - the measurement 

recorded was over 45 degrees.  The applicant has subsequently sent several drawings showing 

the roof-pitch at 36.1 degrees and 36 degrees. 

 

3.6  Whilst the roof-pitch is visibly lower compared to the adjacent buildings - Officers have some 

doubt about the accuracy of measurements provided.  Officers requested a revised set of plans 

showing up-to-date and accurate sections and pitch measurement.  The applicant has not re-

measured the building; instead they have provided us with 2014 drawings showing the roof pitch 

at 36 degrees. 
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Point 2: Lack of Evidence for the inadequacy of the roof-structure and stone slates 

 

3.7 The applicant sent a photograph showing the rear elevation roof stating that the roof was in was 

disrepair - and not standing up well to a low pitch. However, it is Officers opinion that the 

image of the roof (although in need of some repair) is not showing any signs of failure - it is not 

bowing or sagging, it is fairly level, and the majority of the stone slates look to be in a good state 

of repair.  

 

3.8  Because the applicant has not sufficiently demonstrated that the stone slates or roof structure is 

failing, or that there is any water ingress, Officers requested an assessment/analysis of the roof 

by a roofing company that specialises in historic buildings - looking particularly at the age of the 

building, the wooden framework (trusses, rafters, battens), the fixings -what materials are used, 

the laying techniques, the pitch of the roof, the compatibility (including loading status) of the 

roof that is currently covered by different materials (i.e. slate and stone),  the situation 

(location) of the building (how it weathers), also the current condition of the existing stones. 

This was to determine the current status of the roof, and how it would perform in the future 

with stone or natural slates at a lower pitch.   

 

3.9  Although the applicant has provided a copy of a roofing contractors report and structural 

report - neither report provided sufficient evidence that the stones and roof are failing. 

Furthermore, neither report addresses the queries raised by the Conservation Officer about the 

status of the structure and stone slates. 

 

3.10  The latest research and advice from Historic England stated: 'Our latest guidance on Stone 

Slating is in the Practical Building Conservation volume on Roofing, but specific 

recommendations for roof pitches for different slating materials aren't given, as a lot of the 

evidence for what works is on local buildings rather than in Standards or Codes of Practice, and 

varies depending on materials and local climatic factors… When considering applications for 

consent for a change of material. It is incumbent on the applicant to show that the stone slates 

and the existing pitch of the roof are causing water ingress. Most historic stone slate roofs 

would have been constructed to the correct pitch and the slates laid with the correct laps, as 

the builders and roofers knew what worked…' 

 

3.11  Furthermore, the Stone Roofing Association (English Stone Forum) has stated:  

 

'A change of roof covering should be justified with evidence. So if there are leaks the reason has 

to be investigated and this should distinguish between inherent defect(s) and simple 

deterioration because the roof has come to the end of its life. If there are no leaks and this is 

just speculation "that the pitch is not traditional and therefore is too low" it is not justification in 

itself for a change of cover. 

 

Typically Cotswold roofs are more than 45° pitch. But the issue of roof pitch for Cotswold 

slating is complex. It's not simply a question of using adequate head and side laps on an 

appropriate pitch as is the case for single sized (eg modern Welsh) slates.  

 

In random slating which includes to all stone slates the slater sets out the batten gauging to 

provide an adequate head lap for the locality. These gauges reduce up the roof in relation to 

slate length. They then select and position each stone slate so that it has satisfactory side laps 

over the two slates below. But in the case of Cotswold stone slates in particular choosing and 

placing is complicated by the fact that the stone slates are shouldered and in some cases very 
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heavily so. This means there is a risk of water penetrating over the shoulder. This can be 

prevented by making the side lap at the heavy shoulder larger than it otherwise would be and / 

or using shales (thin pieces of stone) or lead soakers to protect the shoulder. This should not be 

regarded as bad workmanship: it is a legitimate technique. 

 

So slating a Cotswold roof is a matter of judgement every time a slate is fixed and this requires 

experience and skill. If a roof has a steep pitch the vulnerability of the head and side laps and 

especially the shoulder laps is less than for a lower pitch. So the slating is easier. On a lower 

pitch the slater has to take much more care and it can place him in great difficulty. So lower 

pitches than are traditional are best avoided but it cannot be categorically said that they cannot 

work. And they may only leak in the most extreme and rare, weather events - so see underlays 

below. 

 

There are other issues. Slating is not a simple array of pieces of stone or slate, it is a system. In 

Building Regs terms it is a water resistant roof. Torching contributes to the water tightness in 

traditional roofing and the shales etc are also part of the system. Today torching is often 

substituted by an underlay of some sort and one role this plays is to prevent any water that 

might occasionally pass through the slating getting into the building and to carry it out at the 

eaves. So I believe you are correct in resisting the change of covering and to insist on evidence 

of inadequacy'.  

 

Impact on Conservation Area 

 

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

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

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

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

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

relevant to consideration of the application. Having assessed the proposal against the NPPF and 

Local Plan policies, the proposed changes for replacement materials will have a deleterious 

impact on the Conservation Area; it does not uphold the roofing tradition for having stone 

slates in Charlbury, therefore it does not respect the special qualities and historic context of the 

Conservation Area and would not maintain the appearance of the heritage asset.   

 

Conclusion 

 

3.13  The evidence the applicant provided with their application is inadequate; it does not show that 

the roof structure or stone slates are deteriorating beyond repair, nor does it show that having 

stone-slates at this lower roof pitch is causing significant problems for this listed building.  The 

fact that a lower-pitch roof-scape has retained its stone slates for a significant amount of time 

testifies to its endurance, and could hold valuable archaeological / architectural evidence for its 

construction techniques and materials.  Therefore, it is not considered that the special interest 

and significance of the listed building would be preserved and the proposal does not comply 

with policies EH9, EH11 and OS4 of the adopted Local Plan, West Oxfordshire Design Guide 

and relevant paragraphs of the NPPF. 

 

3.14  Furthermore, it does not preserve or enhance the Charlbury Conservation Area, contrary to 

the provisions of the NPPF and policies EH9 EH10 and OS4. 
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3.15  In conclusion, Officers consider the proposal in its current form would not conserve and 

enhance the heritage assets and their settings, which have been given special weight in this 

assessment, and is contrary to policies OS4 and EH9, EH10 and EH11 of the adopted West 

Oxfordshire Local Plan 2031, and section 16 of the NPPF. 

 

4  REASON FOR REFUSAL 

 

1   The replacement of roof materials from stone slate to grey slate will result in a detrimental 

impact to the traditional historic appearance of the Listed Building; it would not conserve or 

enhance the special historical and architectural character and significance.  Furthermore, the 

proposed loss of the traditional local roofing material would not conserve or enhance the 

special qualities and appearance of the Charlbury Conservation Area. Therefore the less than 

substantial harm which would result from the development proposed would not be outweighed 

by any discernible public benefits.  As such the proposal is contrary to Policies EH9, EH10, EH11 

and OS4 of the adopted West Oxfordshire Local Plan 2031, the West Oxfordshire Design 

Guide 2016 and the relevant paragraphs of the NPPF 2019. 
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Application Number 19/01077/FUL 

Site Address 39 Witney Road 

Long Hanborough 

Witney 

Oxfordshire 

OX29 8BH 

Date 19th June 2019 

Officer Chloe Jacobs 

Officer Recommendations Approve 

Parish Hanborough Parish Council 

Grid Reference 441297 E       214139 N 

Committee Date 1st July 2019 

 

Location Map 

 

 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 100024316  
 

 

Application Details: 

Convert existing dwelling into three one bed flats, erection of four one bed flats, re-sited access, 

associated car parking and bio-diversity enhancement scheme. 

 

Applicant Details: 

Mr Luke Carter, South Lodge, Barnard Gate, Eynsham, OX29 6XD 
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1  CONSULTATIONS 

 

1.1 WODC Drainage 

Engineers 

 

No objection subject to all comments above being taken on board 

and pre-commencement surface water condition being adhered to in 

full. 

 

1.2 OCC Highways 

 

The proposal, if permitted, will not have a significant detrimental 

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

highway network. 

 

Recommendation: 

  

Oxfordshire County Council, as the Local Highways Authority, 

hereby notify the District Planning Authority that they do not object 

to the granting of planning permission, subject to condition. 

 

1.3 WODC Planning Policy 

Manager 

 

No response received to date. 

 

1.4 Parish Council 

 

Hanborough Parish Council (HPC) objects to planning application 

19/01077/FUL in its current form, but not to the principle of allowing 

a few single-bedroom dwellings (e.g. 2 from converting the existing 

house and 2 new builds in sympathetic materials) on the proposed 

site.  

  

A local Strategic Housing and Development Officer has identified 

"reasonably healthy demand" for such dwellings in the surrounding 

area, although it is unclear how much demand there is in the parish of 

Hanborough itself. We have found no evidence to suggest that the 

situation is such that desperate measures are required, so we cannot 

support the applicant's high density of development and its 

concomitant sacrifices: inadequate parking, recycling and rubbish 

areas, combined with meagre amenity space and no commitment to 

sustaining green areas after planting.  

  

If single-bedroom dwellings were to become available for affordable 

rent in Hanborough, demand would probably be much higher than it 

would for market sales: the Homeseeker system has recorded 123 

people, who have selected Long Hanborough as one of their 

preferred locations, interested in renting a single-bedroom home. For 

that reason, there has been recent interest from housing associations 

in purchasing entire developments for affordable housing.  

  

However, HPC believes planning application 19/01077/FUL would fail 

to meet housing association standards for the same reasons as those 

mentioned above and because indoor living space would not 

compensate for external restrictions.   
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While WODC's Local Plan tells us to expect a modest amount of 

"windfall" housing, we should not like to see the applicant's proposed 

level of density and compromise set a precedent.  

  

The applicant has reportedly been canvassing opinion on the 

development of another confined site in the parish. Neighbours of the 

19/01077/FUL site have expressed considerable concern about the 

potential adverse impact on their amenity (e.g. parking overspill into 

Slatters Court) and about wider issues, such as having several vehicles 

emerging from an entrance-cum-exit close to an increasingly busy 

new junction that serves the adjacent Hanborough Gate 

development.  

  

HPC urges WODC to refuse permission for this overly dense 

development, which would be unlikely to provide a "good standard of 

amenity for all existing and future occupants" as the NPPF requires, 

and which is anticipated to have a negative impact on neighbours, 

other residents in the nearby streetscape and road users. 

 

1.5 Biodiversity Officer 

 

No ecological assessment report has been submitted with the 

application, but the aim to enhance biodiversity as part of the 

proposed development is welcomed. 

 

It is not clear whether the existing garage building will be demolished 

to facilitate the construction of the new flats, but it is considered to 

be likely. From the image of the building available on Google Street 

View, it appears to have limited potential for roosting bats. The 

conversion of the existing dwelling into flats will not impact upon the 

roof structure of the building. The floor plans do not show any 

habitable rooms within the roof space/attic as they are only proposed 

as being 1 bedroom flats. Therefore, I recommend that no bat survey 

is required in this case. An informative should be attached to planning 

consent with regard to the low risk that bats may be present.  

 

I note that the description of the proposed development includes a 

"bio-diversity enhancement scheme", but there is limited information 

submitted with the application. The site is small and there is limited 

opportunity for enhancement for biodiversity, but it appears that the 

applicant is willing to create new habitats, including a small pond, 

wildflower area and tree/hedge planting. However, I do not agree 

with the assertion that 'BAP habitats' would be created, as shown on 

the Proposed Site Layout Plan, apart from the small pond and the 

native hedgerows, depending on how they are created. I recommend 

that the landscaping of the site needs more thought and a landscaping 

scheme should be submitted for approval as a condition of consent.  

 

The small pond will need to be carefully designed to incorporate 

shallow margins to ensure that hedgehogs and other wildlife can 

escape from the pond. The details of the pond could be included 

within the landscaping scheme with pond profile drawings to 
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demonstrate the shallow edges. It can be left to colonise naturally for 

2 years and then planted with marginal and aquatic plants if necessary 

after this period. Native plants from a reputable supplier would need 

to be guaranteed to ensure that non-native invasive species are not 

inadvertently introduced. Guidance on this issue is available on the 

Non-Native Invasive Species website.  

 

Hedgerows should be planted as native and species-rich habitats 

(containing at least 6 woody tree/shrub species) along the southern, 

western and northern boundaries with wildflower meadow strips 

alongside (probably only the western and southern boundaries) 

rather than a small rectangular area of wildflowers. Hedgerow shade-

tolerant wildflowers could be used. I would recommend that the 

"wildlife area" be located within the southwestern corner/part of the 

site rather than next to the car parking area (as there may be issues 

for operational management). 

 

The 1.8 metre high fencing proposed along the southern boundary 

would need to incorporate hedgehog gaps beneath or holes through 

to ensure permeability for this species to be able to continue to 

access the neighbouring gardens. A hedgehog box could be installed 

in the southwestern corner of the site within/next to the hedgerow.  

 

Bird and bat boxes should be incorporated within the walls (side 

elevations) of the new building and externally mounted onto the rear 

elevation of the existing converted building. Details can be submitted 

as a condition of planning consent.  

 

The existing trees along the frontage of the existing property (on the 

northern boundary) are considered to have low value for biodiversity, 

as they are non-native conifers forming a domestic boundary. 

However, they do have potential for nesting birds. 

 

There are existing records of hedgehogs and reptiles (e.g. slow 

worms) being present within local area and there is potential for 

nesting birds, so a precautionary approach to site clearance and 

vegetation removal should be taken.  

 

2  REPRESENTATIONS 

 

2.1  There have been a number of objections to the proposed scheme. The objections are as 

summarised: 

 

 Will increase traffic issues along the A4095. 

 Too many dwellings are proposed for the size of the site. 

 Proposal would allow for inadequate standards of living space. 

 Not enough parking both on site or nearby, this would lead to people parking in the 

medical centre or bus lay by. 

 Not enough space on the site for parking spaces and an adequate turning area. 
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 Not all 3/4/5 bedroom houses are being built at the PYE Homes development. There are 6 

1-bed houses (low cost) on the site. 

 If this project gets the go ahead can the boundary fence be made of sound proofing 

materials as some of the parking bays will be close to two of our bedrooms. 

 Long Hanborough cannot manage any more pressure on the local amenities, on the utilities, 

water, sewers, doctors and schools. 

 The environment from air pollution is getting worse every day due to queueing traffic- this 

will get worse. 

 The development would be overcrowded. 

 The density of dwellings and the attendant lack of space would cause problems for 

residents of the site and surrounding neighbourhood. 

 Where would visitors of the residents park? 

 

2.2  There have also been a number of support comments in relation to the application. These 

comments are as summarised: 

 

 The distance between the proposed flats and neighbouring dwellings across the road 

exceeds the Council's informal guidelines of 21 metres and measures at approximately 36 

metres. 

 County Highways in their parking standards state 1.2 spaces for each one bed flat, which is 

a total of 8.4 in this case, and they advise to round this figure down to 8. We believe the 

car space provision satisfies this requirement. 

 There is a need for more small houses. 

 There is a need of more lower cost housing for starter homes, for local young people and 

couples. 

 Small affordable flats are needed everywhere. 

 Support for the application of smaller starter properties being built. 

 I can't see any issues with developing this proposal for smaller more affordable housing and 

given the disruption and cost of the large new housing developments with minimum 

affordable housing options on these current sites it only seems logical. 

 This proposal gives the younger generation the chance to get on the housing ladder without 

being supported. 

 These are to be built out of natural stone too so often flats are poorly built but this look 

like a quality building. 

 

2.3  Full comments can be found on the council's website 

 

3  APPLICANT'S CASE 

 

3.1  In support of the proposal the agent has provided a Design and Access Statement as part of the 

application. This document concludes: 

 

3.2  The aims of this application are to seek a viable, and planning compliant scheme that results in 7 

small scale homes where at present only one exists. 

 

3.3  The submitted scheme is the result of listening to the advice of the case officer supported by the 

team leader. With time to consider the suggested changes by the case officer, we fully 

acknowledge that though this will add to sale prices, the quality for living and the impact upon 

the neighbour and the natural environment have all been improved as a result. 
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3.4  The NPPF supports the view that encouraging housing mix is good for social cohesion in local 

communities.  The case officer also mentioned that in principle the provision of good quality 

smaller homes was supported by the District Council.  An article in "The Planner" magazine for 

April 2019 commented on the provision of smaller scale one bed homes, and their 

attractiveness both for economic and life style reasons. Whether for first time buyers or 

renters, or downsizers, this addition to the housing mix, the demand for small scale flats and 

apartments is a growing trend across the UK. 

 

3.5  With brief reference again to the 2031 Local Plan, we fully support the case officer whose 

overall advice could be said to be echoed in these statements: 

 

"Policy OS4 - High Quality Design 

"High design quality is central to the strategy for West Oxfordshire. New development should 

respect and contribute to local distinctiveness …" 

Policy CO4 - "Locate new residential development where it will best help to meet local housing 

needs and reduce the need to travel." 

 

3.6  The applicant is willing to accept all relevant planning conditions, where needed.  On this basis 

we hope to achieve a highly sustainable development. 

 

4  PLANNING POLICIES 

 

OS1NEW Presumption in favour of sustainable development 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

H1NEW Amount and distribution of housing 

H2NEW Delivery of new homes 

H4NEW Type and mix of new homes 

H6NEW Existing housing 

T1NEW Sustainable transport 

T3NEW Public transport, walking and cycling 

T4NEW Parking provision 

EH2 Landscape character 

EH9 Historic environment 

NPPF 2019 

DESGUI West Oxfordshire Design Guide 

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

 

5  PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The application seeks planning permission for the redevelopment of no.39 Witney Road, Long 

Hanborough. This redevelopment includes the conversion of the existing dwelling at no. 39 

Witney Road, into three one bed flats and for the erection of a new building to accommodate 

four one bed flats. Included within this application is the re-siting of the access, associated car 

parking and a bio-diversity enhancement scheme.  
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5.2 The application site is located on the southern side of Witney Road (A4095), the main 

distributor route between the A44 and Witney. The site is roughly square and comprises mainly 

the garden area for the existing host dwelling no.39 Witney Road, the host dwelling is sited hard 

against the eastern boundary with its northern gable-end fronting immediately onto Witney 

Road. The dwelling is understood to date from the 19th century and has a traditional vernacular 

cottage appearance. The principle elevation fronting onto the garden contains two front door 

openings, indicative that the current property was formerly two conjoined dwellings; there is a 

modern two-storey extension to the southern end. 

 

5.3 The site is within the built up residential area of Long Hanborough with Nos.1-7 Slater's Court 

to the east of the site, No37 to the rear, and to the west is the previously consented 

development of 170 dwellings which is currently under construction. 

 

5.4 Vehicular access is taken from the north-western corner and comprises a shallow driveway 

leading to a detached garage. Pedestrian access is via a short stretch of public footpath along the 

length of the gable-end which culminates at a footpath leading into the site from the public 

highway to the front of the host dwelling. The remainder of the frontage is unmade grass verge. 

 

5.5 The site falls outside the Long Hanborough Conservation area and there are no listed buildings 

nearby. Except of the neighbouring development site, the wider landscape particularly to the 

north comprises a high degree of openness though typically edge of settlement in feel and 

appearance, comprising a mix of rural and built form. 

 

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

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

are: 

 

Principle 

Siting, design and scale 

Neighbouring amenity 

Highways 

Biodiversity 

Affordable housing  

 

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

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

are: 

 

Principle 

 

5.8 The current statutory development plan for West Oxfordshire is the West Oxfordshire Local 

Plan 2031 which was adopted on 27 September 2018 and must therefore be given full weight. 

For the purposes of housing delivery the site falls within the Eynsham and Woodstock Sub area 

the total anticipated housing delivery for this sub-area is 5,596 homes. In accordance with the 

overall housing strategy additional housing development in this sub area will be focused primarily 

at designated Rural Service Centres with any additional development steered towards the larger 

villages. It is anticipated that this overall level of provision will be met through a combination of 

inter alia homes already completed, existing commitments, non-strategic housing allocations and 

windfall development, which are of relevance to this proposal.  
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5.9 Policy OS2 of the Local Plan Locating Development in the Right Places sets out the overall 

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

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

service centres. Given that the site is located within Long Hanborough, a designated Rural 

Service Centre (as identified in Policy OS2), further housing as indicated within the enquiry, 

would accord with policy EW10 of the Local Plan and would contribute towards the general 

level of housing delivery and the mix of housing provision within the sub area.  

 

5.10 As set out in Policy H2, windfall housing development is supported in the main service centres 

on previously developed land within or adjoining the built up area provided that: the loss of any 

existing use would not conflict with other plan policies; and the proposal complies with the 

general principles set out in Policy OS2 and any other relevant policies in this plan. In this case 

there would be a continued residential use on the site, albeit the replacement of the bungalow 

with flats requires consideration in the context of meeting specific housing needs as explained 

above. 

 

5.11 The particular general principles of Policy OS2 relevant to this case include the requirement that 

development: 

 

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

cumulative impact of development in the locality;  

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

character of the area; and be compatible with adjoining uses and not have a harmful impact 

on the amenity of existing occupants. 

 

5.12 The sub-division of the no. 39 Witney Road would be subject to Policy H6 which supports 

development that respects the character of the surrounding area and that will not unacceptably 

affect the environment of people living in or visiting that area. Officers consider that the 

principle of new development is acceptable in this sustainable location.  Whilst officers had 

concerns at pre-application stage, the scale of the flats has now been decreased.   

 

5.13 Policy H4 of the Local Plan requires developers to demonstrate how their proposal helps to 

create a more balanced housing stock and meet the needs of a range of different groups having 

regard to specific local needs.  Officers consider that the chosen scale is acceptable and will 

meet the needs of a range of different groups, and as such compliant with the proposal. 

 

5.14 Policy H3 requires schemes in areas of the district outside of the Cotswolds AONB to provide 

affordable housing on-site only where a minimum of 11 dwellings, or a maximum combined 

gross floor space of more than 1,000m² is proposed. As this scheme proposes the development 

of 7 flats, the applicant is not required to make a contribution towards the provision of 

affordable housing. 

 

5.15 On the basis of the policies outlined above, the principle of development of the site is 

considered to be acceptable. The development proposes the reuse an existing housing site 

within a Rural Service Centre, the proposed development would therefore comply with the 

locational requirements of the plan. 

 

5.16 That said, the council has recently adopted the West Oxfordshire District Council Local Plan 

(2018) and can demonstrate a 5 year housing land supply targets, plus surplus. The Council is 

not therefore obliged to support housing development that would not represent good quality 
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design and provide high quality residential accommodation for its occupiers, neighbours and 

visitors. In bringing forward a development proposal for residential accommodation, the 

applicant is strongly advised to give particular regard to policies of the local plan with a 

particular regard to policies OS2 and OS4 of the local plan. 

 

Siting, Design and Form 

 

5.17 In terms of the design, there are two aspects of the planning application to consider, the 

conversion of no.39 Witney Road and the proposed new building.  Policy OS2 serves to 

elucidate the design aims of the plan with respect to the appearance and the impact of 

development upon the character and appearance of the location. With regard to the aims of the 

policy it is acknowledge that the linear form of Long Hanborough and the wider street scene 

context varies considerably and comprises a mix of building types, heights and materials, such 

that there is no established architectural language.  

 

5.18 No. 39 readily divides into 3 flats. The scheme does not propose any major external changes 

other than the addition of one door to the front elevation.  No other changes are proposed as 

part of this conversion. Given that there is little proposed by way of alteration or 

reconstruction, officers are of the opinion that the proposed development would not alter 

significantly the appearance of the dwelling and given its tradition appearance, its retention and 

reuse would be welcomed in preserving the character and appearance of the street scene. 

 

5.19 The second part of the development relates to the proposed new building. This has been 

designed to have a similar appearance to that of two, small scale cottages. The external facing 

and roofing materials of these cottage-style buildings are to be constructed using natural local 

stone under a concrete tile roof. These materials are considered to be acceptable as they would 

harmonise with those of the existing dwelling at no.39 Witney Road and within the wider street 

scene. The new building would be 2 storeys in height and would comprise of 4 flats; 2 to be 

located at the ground floor level and 2 to be located at first floor.  The ground floor flats would 

be accessed from the front of the dwelling which fronts the Witney Road whereas the 2 flats at 

first floor are to be accessed at the rear via a staircase. 

 

Highways 

 

5.20 Vehicular access would be located centrally between the buildings with new pedestrian access 

taken directly from Witney Road to the new building. The scheme proposes to create 8 parking 

spaces to serve the proposed flats. A number of objectons have been raised with concerns over 

the number of parking spaces provided to serve the new flats and that there is little to no space 

for any visitor parking. The number of spaces and their dimensions of these spaces have been 

created in line with the parking standards set by OCC Highways. Given that these standards 

have been adhered to, OCC Highways have raised no objection to the proposed scheme 

(subject to conditions) and on this basis, officer's cannot justify a reason for refusal on the 

grounds of highways safety and convenience.  

 

5.21 Furthermore, public transport and rail is readily accessible from this site, and close by.  The 

footpath outside the site leads to many pedestrian options into and out of the village.  On this 

basis, the scheme is considered to be accessible and therefore is acceptable in terms of access.  
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Residential Amenities 

 

5.22 The proposed flats will have an amenity area which would equate to c. 25 square metres per 

flat. The 3 flats created from No. 39 would have private areas attached to them. The residents 

of these 3 flats would also have access to the communal, green areas set out on the western 

side of the site, and shown marked on the "Proposed Site Plan".  

 

5.23 In terms of the impact of the proposed development on neighbouring amenity, this has been 

carefully assessed. Concerns were raised about the proposed development having car parking 

up to and against the shared boundary with no37. To address these concerns, The applicant 

proposes to add additional planting along the south and west elevations in order to create a 

buffer to mitigate the potential noise and visual impacts to these neighbouring properties.  

 

5.24 Overall, it is not considered that the proposed development will have an undue overbearing or 

loss of light and/or privacy impact on the adjacent properties. There will be a change in outlook 

from no 39 and no. 37 however, the provision of the additional dwelling would not have such an 

impact as to justify the refusal of Planning Permission. 

 

Other matters 

 

5.25 The application proposes the provision of bin storage and cycle rack facilities to serve the 7 

flats. The development provides sufficient space for parking, bin storage and collection points, 

and amenity space, each of which contributes to the overall well-being of the occupants and 

creates a proportionate development that is of an appropriate scale.  

 

Affordable Housing 

 

5.26 As previously mentioned, Policy H3 requires schemes in areas of the district outside of the 

Cotswolds AONB to provide affordable housing on-site only where a minimum of 11 dwellings, 

or a maximum combined gross floor space of more than 1,000m² is proposed. As this scheme 

proposes the development of 7 flats, the applicant is not required to make a contribution 

towards the provision of affordable housing. 

 

Ecology 

 

5.27 The application includes the provision of biodiversity enhancements including the insertion of 

BAP habitats, a 25 year environment plan which includes conservation ponds, trees, hedges and 

a wildflower strip. The WODC Ecologist was consulted as part of the application but had not 

received comments by the time of writing. Their comments will be added as part of the 

additional representations prior to Committee. 

 

Conclusion 

 

5.29 In light of the above, the location of the development is considered to be acceptable in terms of 

housing delivery and would comply with the housing strategy for the Eynsham and Woodstock 

sub area as set out in the Local Plan. It is considered that the proposed development would 

contribute positively to the range and mix of housing within the area.  
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5.30 With respect to design, the proposed development would preserve the character and 

appearance of the area and the immediate vicinity and preserve and retain and re-use a historic 

building of local significance. 

 

5.31 Therefore, the application is recommended for approval in accordance with the policies listed, 

subject to the responses of the Ecology Officer and the Planning Policy Manager. 

 

6  CONDITIONS 

 

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

date of this permission. 

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

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

 

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

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

 

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

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

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

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

 

4   Prior to the commencement of development, a full surface water drainage scheme shall be 

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

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

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

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

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

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

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

the management plan thereafter.  

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

is not exacerbated in the locality (The West Oxfordshire Strategic Flood Risk Assessment, 

National Planning Policy Framework and Planning Practice Guidance). If the surface water design 

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

site or alterations to the approved site layout being required to ensure flooding does not occur. 

 

5   The window and door frames shall be recessed from the face of the building to match windows 

and doors on the existing building.  

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

of the existing building.  

 

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

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

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

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

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

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

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

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

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

retained and used for no other purpose. 

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

safety. 

 

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

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

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

Planning Authority. 

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

highway to the detriment of road safety.  

 

9   A full surface water drainage scheme shall be submitted to and approved in writing by the Local 

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

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

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

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

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

Water Management Act 2010.  

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

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

management plan thereafter.  

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

is not exacerbated in the locality. 

 

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

shall be submitted to and approved in writing by the Local Planning Authority, including full 

details of all biodiversity enhancements (native, species-rich hedgerows, small wildlife pond, 

wildflower meadow strips/areas and gaps/holes for hedgehogs) and a 5-year aftercare 

maintenance plan. The scheme must show details of all planting areas, tree and plant species, 

numbers and planting sizes. The proposed means of enclosure and screening should also be 

included, together with details of any mounding, walls and fences and hard surface materials to 

be used throughout the proposed development. 

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

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

the sooner. 

REASON: To provide full details of proposed landscaping and biodiversity enhancements in 

accordance with paragraphs 170 and 175 of the National Planning Policy Framework, Policy EH3 

of the West Oxfordshire Local Plan 2011-2031 and in order for the Council to comply with 

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

 

11   If within a period of five years from the date of planting of any tree/hedge/shrub that tree/hedge 

/shrub, or any replacement, is removed, uprooted or destroyed, or dies, or becomes seriously 

damaged or defective, another tree/hedge /shrub of the same species and size as that originally 

planted shall be planted in the same location as soon as reasonably possible and no later than 

the first available planting season, unless otherwise agreed in writing by the local planning 

authority.  
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REASON: To ensure effective delivery of approved landscaping and to secure enhancements for 

biodiversity in accordance with paragraphs 170, 174 and 175 of the National Planning Policy 

Framework, Policy EH3 of the West Oxfordshire Local Plan 2031 and in order for the Council 

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

 

12   No vegetation/site clearance works shall take place until a Precautionary Working Method 

Statement (PWMS) for reptiles, hedgehogs and nesting birds has been submitted to and 

approved in writing by the Local Planning Authority. The approved PWMS shall be implemented 

in full according to the specified timescales, unless otherwise agreed in writing by the local 

planning authority. 

REASON: To ensure that reptiles, hedgehogs and nesting birds are protected in accordance 

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

Planning Policy Framework (in particular Chapter 15), Policy EH3 of the West Oxfordshire 

District Local Plan 2031and in order for the Council to comply with Part 3 of the Natural 

Environment and Rural Communities Act 2006. 

 

13   Before the erection of any external walls, details of bat and bird boxes into/onto the converted 

and new buildings shall be submitted to the local planning authority for approval. The details 

shall include technical drawings showing the types of features, their locations within the site and 

their positions on the elevations of the buildings, a specification for the types of boxes and a 

timetable for their provision. The approved details shall be implemented before the dwellings 

hereby approved are first occupied and thereafter permanently retained. 

REASON: To provide additional roosting for bats and nesting birds as a biodiversity 

enhancement in accordance with paragraphs 170, 174 and 175 of the National Planning Policy 

Framework, Policy EH3 of the West Oxfordshire Local Plan 2031 and Section 40 of the Natural 

Environment and Rural Communities Act 2006. 

 

NOTES TO APPLICANT 

 

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

Techniques in order to ensure compliance with; 

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

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

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

     -   The local flood risk management strategy published by Oxfordshire County Council 2015 - 

2020 as per the Flood and Water Management Act 2010 (Part 1 - Clause 9 (1)) 

-     CIRIA C753 SuDS Manual 2015 

 

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

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

Conservation of Habitats and Species Regulations 2017, or any other relevant legislation such as 

the Wild Mammals Act 1996 and Protection of Badgers Act 1992. In the event that your 

proposals could potentially affect a protected species you should seek the advice of a suitably 

qualified and experienced ecologist and consider the need for a licence from Natural England 

(for European protected species such as bats) prior to commencing works. 
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1  CONSULTATIONS 

 

1.1 WODC Landscape And 

Forestry Officer 

No Comment Received. 

 

 

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

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

highway network 

 

Recommendation: 

  

Oxfordshire County Council, as the Local Highways Authority, 

hereby notify the District Planning Authority that they do not object 

to the granting of planning permission 

 

1.3 Parish Council Enstone Parish Council has no objection to this planning application. 

 

2  REPRESENTATIONS 

 

  No third party comments have been received in support or objection to this application.  

 

3  APPLICANT'S CASE 

 

3.1  In support of the proposal the agent has provided a design and access statement as part of the 

application. The following paragraphs are the conclusion of the document: 

 

3.2  The application proposes a small single storey addition to the existing structure to form 

additional space for existing EIM staff employed at the site. The proposed development will 

provide a small addition to the rear of the building which will read as a clearly later phase of 

development and will be reversible. The proposal is considered to lead to less than substantial 

harm to the remaining significance of the Listed Building. 

 

3.3  The provision of the additional floorspace, enables the existing occupiers to use the space within 

the buildings more efficiently and effectively. This will provide significant benefits and will enable 

the employer to stay on site and in West Oxfordshire. Significant weight should be given to the 

proposal as it supports economic growth, in accordance with paragraph 80 of the NPPF. The 

proposal further responds to a clear existing need and is therefore supported by local planning 

policies. The applicant has explored other possible opportunities for securing the required floor 

space and has concluded that the proposed development is the most appropriate option. 

 

3.4  The proposals are considered to enable the retention of an important local employer in the 

rural economy in line with the guidance of the NPPF and the West Oxfordshire Local Plan 2031. 

The less than substantial harm is considered to be outweighed by the retention of this important 

contribution to the rural economy. The proposal would also retain historical features of the 

building without further compromise in accordance with policies EH9 and EH11 of the Local 

Plan and would not have any impact upon neighbouring properties maintaining their amenity, in 

accordance with Policy OS2. 

 

3.5  Therefore, the proposed development is considered to constitute sustainable development, and 

we hereby respectfully request Officers to grant permission for the proposals of this application. 
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4  PLANNING POLICIES 

 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

E1NEW Land for employment 

E2NEW Supporting the rural economy 

EH9 Historic environment 

EH11 Listed Buildings 

EH12 Traditional Buildings 

NPPF 2019 

DESGUI West Oxfordshire Design Guide 

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

 

5  PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The application site relates to an employment site built up of three barns. The application 

specifically refers to the Long Barn, a grade II listed Barn dating from the early 18th century.  

The Long barn is also located within close proximity to 'The Great Barn' another grade II listed 

building, dating from the same period.  The barns were part of Chalford Oaks Farm complex. 

 

Planning History 

 

5.2 Two applications for the conversion of the barns to residential properties were submitted in 

1987 one was withdrawn and the second was refused.  

 

5.3 A further application was submitted in 1996 for conversion of the barns to two dwellings and 

this was also refused. 

 

5.4 In 2000, a number of applications for the conversion of the buildings to office accommodation 

including the provision of extensions were approved. 

 

5.5 Further applications for the insertion of rooflights were submitted in 2001 and were also 

approved. 

 

5.6 Applications were submitted for a single storey extension to The Great Barn which was 

withdrawn and for a two-storey extension to The Long Barn which was also withdrawn.  

 

5.7 12/1835/P/LB - Following comments from Conservation – WITHDRAWN. 

 

5.8 The proposed extension will disrupt the vernacular south-west facing elevation of the Listed 

Building, which is a fundamental part of the special interest of the former agricultural barn. As 

such, the proposed works will harm the special interest of the Listed Building contrary to Policy 

BE7 of the West Oxfordshire Local Plan 2011, the guidance of the West Oxfordshire Design 

Guide and the provisions of the National Planning Policy Framework. 

 

5.9 The Great Barn, Oxford Road, Old Chalford is a Grade II Listed former agricultural barn which 

now serves as business premises. Although the barn has been extensively altered, in general 

terms it retains its integrity and interest as a former agricultural building, and in officers' view its 



25 

 

vernacular front elevation and overall 'agricultural silhouette' are fundamental components of its 

special interest. This application seeks Listed Building Consent for single storey extension to the 

front elevation. The key consideration in the determination of this application is whether or not 

the special interest of the Listed Building will be preserved. In this regard, as the proposed 

development will disrupt the fundamentally important and attractive vernacular front elevation, 

and as the overall silhouette of the building will be disrupted, officers consider that the character 

and special interest of the Listed Building will be unacceptably harmed. With this in mind, 

officers do not consider that the proposal will 'preserve the special interest' of the Listed 

Building. In light of these observations, officers consider that the proposed works are in not 

accordance with Policy BE7 of the West Oxfordshire Local Plan 2011, the guidance of the 

adopted West Oxfordshire Design Guide or the provisions of the National Planning Policy 

Framework and are therefore unacceptable on their planning merits. 

 

5.10 15/00783/LBC - Following comments from Conservation the application was WITHDRAWN. 

 

5.11 This is an earlier conversion and, as previously noted, the new fenestration is rather too 

domestic in nature, and does tend to compromise the original walling, although at least the form 

of the basic envelope remains legible. The current proposal is for a two storey extension, of no 

huge volume, although unfortunately it would be set at the northern cart door opening.  As you 

are aware, there is a general presumption against extensions to barns, as they subvert the 

original simple, utilitarian forms, but in this case the extension is even more problematic, 

because: 1) this is an individually listed barn; 2) it would compromise an important and highly 

characteristic original feature. So, from our point of view, this proposal is not supportable. 

 

5.12 In 2015, the committee approved the erection of a two storey detached office building with 

additional parking on the site (15/03730/FUL). As part of this application, officers concluded that 

'The establishment of the site for commercial purposes has occurred as a result of a change of 

use planning application to convert the Grade II listed barns to office space. This has constrained 

the ability of the existing businesses on site to expand as any substantial extension to the listed 

barns is likely to result in harm or less than substantial harm to the historic character of the 

buildings and would contrary to Local Plan Policy BE7 (Now Policy EH11). Therefore, as part of 

this previous application it was considered that the expansion of the existing businesses is best 

achieved through the construction of new build office space as any extension to the listed barns 

is likely to have a detrimental impact on the Listed Building. 

 

5.13 More recently, a pre-application enquiry and site meeting was carried out where the principle of 

development, the need for the additional floor space and the impact on the Grade II Listed 

Building were discussed. The pre-application sought advice on an extension to The Long Barn, 

however, proposals for listed buildings require a clear and convincing justification where the 

public benefits have to outweigh the harm to any heritage asset. In this case, officers determined 

that because there was no clear planning justification as to why the extension was required nor 

had alternative solutions been thoroughly sought. Officers proposed an alternative solution to 

address the issues regarding the lack of space: i.e. an extension to the 2015 approved, modern 

building - 'New Barn'.  

 

5.14 The agent then proposed a new building which would be located on the recently approved 

additional car park.  Officers were of the opinion that the creation of a new building on extant 

parking space, currently used by employees and visitors would not be supported as developing 

over necessary car park space is not an effective solution for any expanding business and if the 

development was to be permitted then further additional car parking would then be required.  
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Officers were also of the opinion that by adding an additional building in the proposed location 

would also affect the setting of the listed buildings and would amount to an over-development of 

the site, which to would have a significant impact on the listed buildings and historic character of 

this location. 

 

5.15 Officers advised that the most suitable solution would be to create a small-scale, ethereal and 

light-weight extension to the New Barn that is subservient in nature that can be accessed 

internally / externally for privacy. 

 

5.16 The application has been brought before Members of the Uplands Sub-Committee for 

consideration as the Parish Council have not objected to the application. This application was 

also called in to be brought before members by Councillor Beaney on Policy OS2 grounds. 

 

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

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

are: 

 

Principle 

Siting, Design and Form 

Impact on the listed building 

Residential amenity 

Highways 

 

Principle 

 

5.18 Policy E1 of the WODC Local Plan 2031 states that proposals to improve the effectiveness of 

employment operations on existing employment sites will be supported where commensurate 

with the scale of the town or village and the character of the area. This may include 

redevelopment, replacement buildings or the expansion of existing employment uses. 

 

5.19 Policy E2 states that outside villages, "new…buildings will be allowed where required 

for…specific business need which cannot otherwise be met in a more sustainable location." 

Having engaged in pre-application advice with the agent, it is believed that there is an alternative, 

more sustainable location for the proposed development and in its current location, would be 

contrary to policy. 

 

5.20 Policy EH9 - states that all proposals should conserve and / or enhance the special character; 

appearance and distinctiveness of West Oxfordshire's historic environment, including the 

significance of the District's heritage assets, in a manner appropriate to their historic character 

and significance, and in a viable use that is consistent with their conservation, in accordance with 

national legislation, policy and guidance for the historic environment. 

 

5.21 It directs Officers to assess whether applicants have demonstrated that their proposal would, in 

order of preference: avoid adverse impacts on the significance of the asset(s) (including those 

arising from changes to their settings) and, wherever possible, enhance or better reveal the 

significance of the asset(s);  minimise any unavoidable and justified (by the public benefits that 

would accrue from the proposed development - see below) adverse impacts and mitigate those 

impacts in a manner proportionate to the significance of the asset(s) and the nature and level of 

the impact, investigate and record changes to or loss of physical fabric, features, objects or 

other remains and make the results publicly available. c) demonstrate that any new development 



27 

 

that would result in the unavoidable and justified loss of all or part of a heritage asset would 

proceed within a reasonable and agreed timetable that makes allowance for all necessary 

safeguarding and recording of fabric and other remains, including contingencies for unexpected 

discoveries. 

 

5.22 Proposals which would harm the significance of a designated asset will not be approved, unless 

there is a clear and convincing justification in the form of substantive tangible public benefits that 

clearly and convincingly outweigh the harm, using the balancing principles set out in national 

policy and guidance. 

 

5.23 Policy EH11 - whilst the policy, in principle, allows for development, it sets out that additions to 

Listed Buildings will be permitted where development; conserves or enhances the special 

architectural or historic interest of the building's fabric, detailed features, appearance or 

character, and setting, respects the building's historic curtilage and retains the special interest 

that justifies its designation. The policy, in principle, allows for development. 

 

5.24 Policy EH12 states that in determining applications that involve the conversion, extension or 

alteration of traditional buildings, proposals will not normally be permitted where they would 

extensively alter the existing structure or remove features of interest or include extensions or 

alterations which would obscure or compromise the form or character of the original building.  

 

5.25 Owing to the compromising impact of the extension on the character and form of the existing 

barn, Officers consider that the development would result in less than substantial harm to the 

significance of the Grade II listed barn. In accordance with the provisions of Paragraph 198 of 

the NPPF, when assessing the public benefits of the proposed development, namely providing 

additional space for employees, against the compromising impact of the extension on the 

significance of the listed barn officers are of the opinion that the public benefits do not outweigh 

the harm that this proposal will have on the character and significance of this listed building; 

including its setting. 

 

Siting, Design and Form 

 

5.26 The application proposes to erect a single storey extension which is proposed to sit on the rear 

(south) elevation of the existing building within an enclosed garden area. The extension is to be 

constructed out of timber and is proposed to be linked to the existing building through a 

narrower linking element before widening to form the small room. Whilst the extension has 

been designed so that it can be reversed and removed, officers are of the opinion that the 

extension would appear as a permanent structure which would ultimately harm the character 

and appearance of the traditional, Grade II Listed barn. 

 

5.27 Given the siting of the proposed extension to the rear of the existing building, the extension 

would be concealed from public vantage points and so would not be visible on the street scene. 

Furthermore, a stone wall separates the office accommodation from the residential 

development to the south providing further screening of the rear elevation, making the 

extension less prominent and visible within the landscape. 

 

5.28 Notwithstanding, and irrespective of the design, the proposal is: 

 

 Contrary to OS2 as it does not 'Conserve and enhance the natural, historic and built 

environment'. 
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 Contrary to OS4 as the proposal does not respect the historic and architectural character 

of this traditional farm complex and it does not conserve and enhance the listed building. 

 Contrary to EH9, EH11 and EH12 - because the proposal does not conserve and enhance 

the listed building. In particular, Policy EH12 states that in determining applications that 

involve the conversion, extension or alteration of traditional buildings, proposals will not 

normally be permitted where they would extensively alter the existing structure or remove 

features of interest or include extensions or alterations which would obscure or 

compromise the form or character of the original building. Owing to the comprising impact 

of the extension on the character and form of the existing barn, officers consider that the 

development would result in less than substantial harm to the significance of the Grade II 

listed barn. In accordance with the provisions of Paragraph 198 of the NPPF, when assessing 

the public benefits of the proposed development, namely providing additional space for 

employees, against the comprising impact of the extension on the significance of the listed 

barn officers consider are of the opinion that the public benefit does not outweighs the 

harm that this proposal will do to the character and significance of this listed building; 

including its setting. 

 

 Consequently officers consider that the development would be contrary to the provisions 

of Policies OS2, OS4, EH9, EH11 and EH12 of the Local Plan; and the provisions of section 

16 of the NPPF and the relevant paragraphs of the WODC Design Guidance relating to 

Agricultural Buildings and Alterations and Extensions 

 

Impact on the Listed Building 

 

5.29 Officers are required to take account of section 66 of the Planning (Listed Buildings and 

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

planning permission for any works the local planning authority shall have special regard to the 

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

historic interest which it possesses.  

 

5.30 As part of the application, the agent has stated that the current complex's architectural and 

historical character has been eroded over time by previous alterations.  Notwithstanding, when 

there is a chance that a proposal can conserve and enhance heritage assets, or better reveal its 

significance it will be approved, whereas, any proposal that has the potential to further harm the 

integrity of a heritage asset will be refused.   

 

5.31 The applicant also states that the proposal affects the rear elevation which is less prominent and 

visible in landscape, however, whether the proposed extension to the rear can be seen from the 

public realm or not, is of no consequence, because harm to a listed building is not only stems 

from its appearance.  In this case the harm is related to its plan form, and therefore its 

architectural and historic significance and character as a traditional farm barn. 

 

5.32 Although, the Long Barn has already undergone a significant amount of alterations, which have 

eroded the historical character and traditional vernacular of the barn there is a limit to the 

amount of change that this vernacular agricultural building can take before its simple utilitarian 

agricultural silhouette is eroded.  Therefore to retain its historical and architectural significance 

the addition of an extension is insupportable. 

 

5.33 Section 15 of the West Oxfordshire Design Guide - Conversion of Agricultural Buildings states: 

'Traditional agricultural buildings are a conspicuous and precious feature of the settlements and 
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landscapes of West Oxfordshire. The best possible use for these buildings is the one for which 

they were originally designed'… however, 'where planning permission is required for the change 

of use or for alterations, the Council's primary objective will be to secure the preservation of 

the agricultural building …' 

 

5.34 In regard to agricultural buildings of any type it goes on to say: '…the plan, form and massing 

should remain substantially unaltered.  It is difficult to extend or enlarge an agricultural building 

without causing harm to its character; particularly in the case of extensions, especially of 

conspicuously residential character'. The proposal to erect a single-storey extension would alter 

the traditional plan, form and massing of this building, consequently, harming the significance, 

character and nature of this traditional farm building. 

 

5.35 Furthermore, proposals for listed buildings require a clear and convincing justification where the 

public benefits have to outweigh the harm to any heritage asset (NPPF Para 194), in previous 

pre-application advice it was recommended that an alternative solution to the applicant's lack of 

space: 'an extension to the modern building - 'New Barn'…. a small-scale, ethereal and light-

weight extension …. that is subservient in nature, and can be accessed internally / externally for 

privacy; an extension that will not significantly harm the historic character of this location, and 

setting of the listed buildings'.  As there are alterative solutions to the applicant's lack of space, 

in this instance, officers are of the opinion that the public benefit does not outweigh the harm 

that this proposal will do to the character and significance of this listed building; including its 

setting. 

 

5.36 Consequently, the proposal in its current form would have a deleterious impact on the 

character and significance of this listed building; including its setting and is therefore contrary to 

Policies OS4, EH9, EH11 and EH12 of the Local Plan; and the provisions of section 16 of the 

NPPF. 

 

Residential Amenities 

 

5.37 Given the nature of what is proposed and its location, the proposed extension is not considered 

to give rise to any adverse impacts in terms of neighbouring amenity. The single storey nature of 

the proposed extension means that it would not be overbearing on the neighbouring property 

and given the separation distance and the stone wall boundary to the south elevation which 

separates the office accommodation from the residential development, the proposed 

development would not give rise to overlooking, loss of light and/or loss of privacy. On this 

basis, the proposed single storey extension is considered acceptable in regards to neighbouring 

amenity. 

 

Highways 

 

5.38 The site benefits from an existing access which serves the adjacent barns. The proposed 

erection of a single storey extension would not result in an increase in staff on the site and thus 

will not generate additional traffic. Therefore the proposal is considered to be acceptable in 

terms of highways safety and convenience.  
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Conclusion 

 

5.39 Having assessed the application, officers consider that the extension by reason of its design, 

scale and form would result in less than substantial harm to the significance of the Grade II listed 

barn, which would be insufficiently outweighed by the limited public benefits associated with its 

use. 

 

5.40 Officers therefore consider that the development would be contrary to the provisions of 

Policies OS4, EH9, EH11 and EH12 of the Local Plan and the relevant paragraphs of the NPPF.  

 

5.41 For the reasons expressed above officers recommend that permission should be refused.        

 

6  REASON FOR REFUSAL 

 

1   The proposed extension by reason of its position to the rear and its design, scale and form, 

would result in the loss of the original simple plan form of this traditional, Grade II Listed barn 

and would be out of keeping and harmful to the simple character of the original building, as such 

will appear an obscuring and incongruous addition, failing to respect or enhance the character 

and appearance of the listed building. The less than substantial harm which would result from 

the development proposed would not be outweighed by any discernible public benefits. 

 

The proposal is therefore considered to be contrary to policies OS2, OS4, EH9, EH11 and 

EH12 of the West Oxfordshire Local Plan, the provisions of section 16 of the NPPF and section 

15 of the West Oxfordshire Design Guide 2016. 
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1  CONSULTATIONS 

 

1.1 Conservation Officer The applicant has stated that the current complex's architectural and 

historical character has been eroded over time by previous 

alterations.  Nevertheless, when there is a chance that a proposal can 

conserve and enhance heritage assets, it will be approved, whereas, 

any proposal that has the potential to further harm the integrity of a 

heritage asset will be refused.  In this case, the proposal to erect a 

single-storey extension to this listed Barn is insupportable; it will alter 

the traditional plan, form and massing of this building, consequently, 

harming the significance, character and nature of this traditional farm 

building. 

 

Furthermore, proposals for listed buildings require a clear and 

convincing justification where the public benefits have to outweigh 

the harm to any heritage asset (NPPF Para 194), in previous pre-

application advice I recommended an alternative solution to the 

applicant's lack of space: 'an extension to the modern building - 'New 

Barn'…. a small-scale, ethereal and light-weight extension …. that is 

subservient in nature, and can be accessed internally / externally for 

privacy; an extension that will not significantly harm the historic 

character of this location, and setting of the listed buildings'.  Because 

there are alterative solutions to lack of space, in this instance, I do 

not believe that the public benefit outweighs the harm that this 

proposal will do to the character and significance of this listed 

building; including its setting. 

 

Consequently, I raise an objection to this proposal in its current form 

because it will have a deleterious impact on the character and 

significance of this listed building; including its setting.   

 

N.B.: The proposal in its current form is contrary to local and 

national legislation and policy, including, WODC Local Plan policies 

EH9 (Historic Environment), EH11 (Listed Buildings), EH12 

(Traditional Buildings), and OS4 (High Quality Design), also, Section 

16 of the NPPF, and WODC Section 15. 

 

1.2 Parish Council  Enstone Parish Council has no objection to this planning application. 

 

2  REPRESENTATIONS 

 

No third party comments have been received in support or objection to this application.  

 

3  APPLICANT'S CASE 

 

3.1  In support of the proposal the agent has provided a design and access statement as part of the 

application. The following paragraphs are the conclusion of the document: 

 

3.2  The application proposes a small single storey addition to the existing structure to form 

additional space for existing EIM staff employed at the site. The proposed development will 
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provide a small addition to the rear of the building which will read as a clearly later phase of 

development and will be reversible. The proposal is considered to lead to less than substantial 

harm to the remaining significance of the Listed Building. 

 

3.3  The provision of the additional floorspace, enables the existing occupiers to use the space within 

the buildings more efficiently and effectively. This will provide significant benefits and will enable 

the employer to stay on site and in West Oxfordshire. Significant weight should be given to the 

proposal as it supports economic growth, in accordance with paragraph 80 of the NPPF. The 

proposal further responds to a clear existing need and is therefore supported by local planning 

policies. The applicant has explored other possible opportunities for securing the required floor 

space and has concluded that the proposed development is the most appropriate option. 

 

3.4  The proposals are considered to enable the retention of an important local employer in the 

rural economy in line with the guidance of the NPPF and the West Oxfordshire Local Plan 2031. 

The less than substantial harm is considered to be outweighed by the retention of this important 

contribution to the rural economy. The proposal would also retain historical features of the 

building without further compromise in accordance with policies EH9 and EH11 of the Local 

Plan and would not have any impact upon neighbouring properties maintaining their amenity, in 

accordance with Policy OS2. 

 

3.5  Therefore, the proposed development is considered to constitute sustainable development, and 

we hereby respectfully request Officers to grant permission for the proposals of this application. 

 

4  PLANNING POLICIES 

 

OS4NEW High quality design 

EH9 Historic environment 

EH11 Listed Buildings 

EH12 Traditional Buildings 

NPPF 2019 

DESGUI West Oxfordshire Design Guide 

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

 

5  PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The application site relates to an employment site built up of three barns. The application 

specifically refers to the Long Barn, a grade II listed Barn dating from the early 18th century.  

The Long barn is also located within close proximity to 'The Great Barn' another grade II listed 

building, dating from the same period.  The barns were part of Chalford Oaks Farm complex. 

 

Planning History 

 

5.2 Two applications for the conversion of the barns to residential properties were submitted in 

1987 one was withdrawn and the second was refused.  

 

5.3 A further application was submitted in 1996 for conversion of the barns to two dwellings and 

this was also refused. 
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5.4 In 2000, a number of applications for the conversion of the buildings to office accommodation 

including the provision of extensions were approved. 

 

5.5 Further applications for the insertion of rooflights were submitted in 2001 and were also 

approved. 

 

5.6 Applications were submitted for a single storey extension to The Great Barn which was 

withdrawn and for a two-storey extension to The Long Barn which was also withdrawn.  

 

5.7 12/1835/P/LB - Following comments from Conservation – WITHDRAWN. 

 

5.8 The proposed extension will disrupt the vernacular south-west facing elevation of the Listed 

Building, which is a fundamental part of the special interest of the former agricultural barn. As 

such, the proposed works will harm the special interest of the Listed Building contrary to Policy 

BE7 of the West Oxfordshire Local Plan 2011, the guidance of the West Oxfordshire Design 

Guide and the provisions of the National Planning Policy Framework. 

 

5.9 The Great Barn, Oxford Road, Old Chalford is a Grade II Listed former agricultural barn which 

now serves as business premises. Although the barn has been extensively altered, in general 

terms it retains its integrity and interest as a former agricultural building, and in officers' view its 

vernacular front elevation and overall 'agricultural silhouette' are fundamental components of its 

special interest. This application seeks Listed Building Consent for single storey extension to the 

front elevation. The key consideration in the determination of this application is whether or not 

the special interest of the Listed Building will be preserved. In this regard, as the proposed 

development will disrupt the fundamentally important and attractive vernacular front elevation, 

and as the overall silhouette of the building will be disrupted, officers consider that the character 

and special interest of the Listed Building will be unacceptably harmed. With this in mind, 

officers do not consider that the proposal will 'preserve the special interest' of the Listed 

Building. In light of these observations, officers consider that the proposed works are in not 

accordance with Policy BE7 of the West Oxfordshire Local Plan 2011, the guidance of the 

adopted West Oxfordshire Design Guide or the provisions of the National Planning Policy 

Framework and are therefore unacceptable on their planning merits. 

 

5.10 15/00783/LBC - Following comments from Conservation the application was WITHDRAWN. 

 

5.11 This is an earlier conversion and, as previously noted, the new fenestration is rather too 

domestic in nature, and does tend to compromise the original walling, although at least the form 

of the basic envelope remains legible. The current proposal is for a two storey extension, of no 

huge volume, although unfortunately it would be set at the northern cart door opening.  As you 

are aware, there is a general presumption against extensions to barns, as they subvert the 

original simple, utilitarian forms, but in this case the extension is even more problematic, 

because: 1) this is an individually listed barn; 2) it would compromise an important and highly 

characteristic original feature. So, from our point of view, this proposal is not supportable. 

 

5.12 In 2015, the committee approved the erection of a two storey detached office building with 

additional parking on the site (15/03730/FUL). As part of this application, officers concluded that 

'The establishment of the site for commercial purposes has occurred as a result of a change of 

use planning application to convert the Grade II listed barns to office space. This has constrained 

the ability of the existing businesses on site to expand as any substantial extension to the listed 

barns is likely to result in harm or less than substantial harm to the historic character of the 
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buildings and would contrary to Local Plan Policy BE7 (Now Policy EH11). Therefore, as part of 

this previous application it was considered that the expansion of the existing businesses is best 

achieved through the construction of new build office space as any extension to the listed barns 

is likely to have a detrimental impact on the Listed Building. 

 

5.13 More recently, a pre-application enquiry and site meeting was carried out where the principle of 

development, the need for the additional floor space and the impact on the Grade II Listed 

Building were discussed. The pre-application sought advice on an extension to The Long Barn, 

however, proposals for listed buildings require a clear and convincing justification where the 

public benefits have to outweigh the harm to any heritage asset. In this case, officers determined 

that because there was no clear planning justification as to why the extension was required nor 

had alternative solutions been thoroughly sought. Officers proposed an alternative solution to 

address the issues regarding the lack of space: i.e. an extension to the 2015 approved, modern 

building - 'New Barn'.  

 

5.14 The agent then proposed a new building which would be located on the recently approved 

additional car park.  Officers were of the opinion that the creation of a new building on extant 

parking space, currently used by employees and visitors would not be supported as developing 

over necessary car park space is not an effective solution for any expanding business and if the 

development was to be permitted then further additional car parking would then be required.  

Officers were also of the opinion that by adding an additional building in the proposed location 

would also affect the setting of the listed buildings and would amount to an over-development of 

the site, which to would have a significant impact on the listed buildings and historic character of 

this location. 

 

5.15 Officers advised that the most suitable solution would be to create a small-scale, ethereal and 

light-weight extension to the New Barn that is subservient in nature that can be accessed 

internally / externally for privacy. 

 

5.16 The application has been brought before Members of the Uplands Sub-Committee for 

consideration as the Parish Council have not objected to the application. This application was 

also called in to be brought before members by Councillor Beaney on Policy OS2 grounds. 

 

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

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

are: 

 

Principle 

Impact on the listed building 

 

Principle 

 

5.18 Policy E1 of the WODC Local Plan 2031 states that proposals to improve the effectiveness of 

employment operations on existing employment sites will be supported where commensurate 

with the scale of the town or village and the character of the area. This may include 

redevelopment, replacement buildings or the expansion of existing employment uses. 

 

5.19 Policy E2 states that outside villages, "new…buildings will be allowed where required 

for…specific business need which cannot otherwise be met in a more sustainable location." 

Having engaged in pre-application advice with the agent, it is believed that there is an alternative, 
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more sustainable location for the proposed development and in its current location, would be 

contrary to policy. 

 

5.20 Policy EH9 - states that all proposals should conserve and / or enhance the special character; 

appearance and distinctiveness of West Oxfordshire's historic environment, including the 

significance of the District's heritage assets, in a manner appropriate to their historic character 

and significance, and in a viable use that is consistent with their conservation, in accordance with 

national legislation, policy and guidance for the historic environment. 

 

5.21 It directs Officers to assess whether applicants have demonstrated that their proposal would, in 

order of preference: avoid adverse impacts on the significance of the asset(s) (including those 

arising from changes to their settings) and, wherever possible, enhance or better reveal the 

significance of the asset(s);  minimise any unavoidable and justified (by the public benefits that 

would accrue from the proposed development - see below) adverse impacts and mitigate those 

impacts in a manner proportionate to the significance of the asset(s) and the nature and level of 

the impact, investigate and record changes to or loss of physical fabric, features, objects or 

other remains and make the results publicly available. c) demonstrate that any new development 

that would result in the unavoidable and justified loss of all or part of a heritage asset would 

proceed within a reasonable and agreed timetable that makes allowance for all necessary 

safeguarding and recording of fabric and other remains, including contingencies for unexpected 

discoveries. 

 

5.22 Proposals which would harm the significance of a designated asset will not be approved, unless 

there is a clear and convincing justification in the form of substantive tangible public benefits that 

clearly and convincingly outweigh the harm, using the balancing principles set out in national 

policy and guidance. 

 

5.23 Policy EH11 - whilst the policy, in principle, allows for development, it sets out that additions to 

Listed Buildings will be permitted where development; conserves or enhances the special 

architectural or historic interest of the building's fabric, detailed features, appearance or 

character, and setting, respects the building's historic curtilage and retains the special interest 

that justifies its designation. The policy, in principle, allows for development. 

 

5.24 Policy EH12 states that in determining applications that involve the conversion, extension or 

alteration of traditional buildings, proposals will not normally be permitted where they would 

extensively alter the existing structure or remove features of interest or include extensions or 

alterations which would obscure or compromise the form or character of the original building.  

 

5.25 Owing to the compromising impact of the extension on the character and form of the existing 

barn, Officers consider that the development would result in less than substantial harm to the 

significance of the Grade II listed barn. In accordance with the provisions of Paragraph 198 of 

the NPPF, when assessing the public benefits of the proposed development, namely providing 

additional space for employees, against the compromising impact of the extension on the 

significance of the listed barn officers are of the opinion that the public benefits do not outweigh 

the harm that this proposal will have on the character and significance of this listed building; 

including its setting. 
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Impact on the Listed Building 

 

5.26 The Long Barn is a grade II listed Barn (List Entry Number: 1368058) dating from the early 18th 

century, it is located nearby 'The Great Barn' another grade II listed building, dating from the 

same period. Officers are required to take account of section 66 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990 as amended which states that in considering 

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

special regard to the desirability of preserving the building, its setting and any features of special 

architectural or historic interest which it possesses.  

 

5.27 As part of the application, the agent has stated that the current complex's architectural and 

historical character has been eroded over time by previous alterations.  Notwithstanding, when 

there is a chance that a proposal can conserve and enhance heritage assets, or better reveal its 

significance it will be approved, whereas, any proposal that has the potential to further harm the 

integrity of a heritage asset will be refused.   

 

5.28 The applicant also states that the proposal affects the rear elevation which is less prominent and 

visible in landscape, however, whether the proposed extension to the rear can be seen from the 

public realm or not, is of no consequence, because harm to a listed building is not only stems 

from its appearance.  In this case the harm is related to its plan form, and therefore its 

architectural and historic significance and character as a traditional farm barn. 

 

5.29 Although, the Long Barn has already undergone a significant amount of alterations, there is a 

limit to the amount of change that this vernacular agricultural building can take before its simple 

utilitarian agricultural silhouette is eroded.  Therefore to retain its historical and architectural 

significance the addition of an extension is insupportable. 

 

5.30 Section 15 of the West Oxfordshire Design Guide - Conversion of Agricultural Buildings states: 

'Traditional agricultural buildings are a conspicuous and precious feature of the settlements and 

landscapes of West Oxfordshire. The best possible use for these buildings is the one for which 

they were originally designed'… however, 'where planning permission is required for the change 

of use or for alterations, the Council's primary objective will be to secure the preservation of 

the agricultural building …' 

 

5.31 In regard to agricultural buildings of any type it goes on to say: '…the plan, form and massing 

should remain substantially unaltered.  It is difficult to extend or enlarge an agricultural building 

without causing harm to its character; particularly in the case of extensions, especially of 

conspicuously residential character'. The proposal to erect a single-storey extension would alter 

the traditional plan, form and massing of this building, consequently, harming the significance, 

character and nature of this traditional farm building. 

 

5.32 Policy EH12 states that in determining applications that involve the conversion, extension or 

alteration of traditional buildings, proposals will not normally be permitted where they would 

extensively alter the existing structure or remove features of interest or include extensions or 

alterations which would obscure or compromise the form or character of the original building. 

Owing to the comprising impact of the extension on the character and form of the existing 

barn, officers consider that the development would result in less than substantial harm to the 

significance of the Grade II listed barn. In accordance with the provisions of Paragraph 198 of 

the NPPF, when assessing the public benefits of the proposed development, namely providing 

additional space for employees, against the comprising impact of the extension on the 
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significance of the listed barn officers consider are of the opinion that the public benefit does 

not outweighs the harm that this proposal will do to the character and significance of this listed 

building; including its setting. 

 

5.33 Furthermore, proposals for listed buildings require a clear and convincing justification where the 

public benefits have to outweigh the harm to any heritage asset (NPPF Para 194), in previous 

pre-application advice it was recommended that an alternative solution to the applicant's lack of 

space: 'an extension to the modern building - 'New Barn'…. a small-scale, ethereal and light-

weight extension …. that is subservient in nature, and can be accessed internally / externally for 

privacy; an extension that will not significantly harm the historic character of this location, and 

setting of the listed buildings'.  As there are alterative solutions to the applicant's lack of space, 

in this instance, officers are of the opinion that the public benefit does not outweigh the harm 

that this proposal will do to the character and significance of this listed building; including its 

setting. 

 

5.34 Consequently, the proposal in its current form would have a deleterious impact on the 

character and significance of this listed building; including its setting and is therefore contrary to 

Policies OS4, EH9, EH11 and EH12 of the Local Plan; and the provisions of section 16 of the 

NPPF. 

 

Conclusion 

 

5.35 Having assessed the application, officers consider that the extension by reason of its design, 

scale and form would result in less than substantial harm to the significance of the Grade II listed 

barn, which would be insufficiently outweighed by the limited public benefits associated with its 

use. 

 

5.36 Officers therefore consider that the development would be contrary to the provisions of 

Policies OS4, EH9, EH11 and EH12 of the Local Plan and the relevant paragraphs of the NPPF.  

 

5.37 For the reasons expressed above officers recommend that permission should be refused.        

 

6  REASON FOR REFUSAL 

 

1  The proposed extension by reason of its position to the rear and its design, scale and form, 

would result in the loss of the original simple plan form of this traditional, Grade II Listed barn 

and would be out of keeping and harmful to the simple character of the original building, as such 

will appear an obscuring and incongruous addition, failing to respect or enhance the character 

and appearance of the listed building. The less than substantial harm which would result from 

the development proposed would not be outweighed by any discernible public benefits. 

 

The proposal is therefore considered to be contrary to policies OS2, OS4, EH9, EH11 and 

EH12 of the West Oxfordshire Local Plan, the provisions of section 16 of the NPPF and section 

15 of the West Oxfordshire Design Guide 2016. 
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1  CONSULTATIONS 

 

1.1 Parish Council The Stonesfield Parish Council would like to confirm that we 'Object' 

the planning application 19/01315/FUL - Mr Derek Hobbs - Valhalla 

Church Street, Stonesfield. 

 

The parish OBJECTS to this planning application on the basis that the 

access to the site via the existing driveway is not adequate for existing 

use (it is single drive access only) and there is a hazardous junction 

with Church Street, which is a blind corner, which is not 

safe to take additional traffic. This change of use is for commercial use 

and those visiting will not know the area making this particularly 

hazardous. In addition we feel that this could set a precedent for 

further development requests on this land. 

 

Can it be reflected that the clear assurances that we were given at 

the time that no change of use would be requested on this land but 

several have been presented. 

 

1.2 WODC Drainage 

Engineers 

With regards to building control having signed off the drainage when 

the garage was originally constructed, I would note that building 

control only require soakaways to be designed to cope with a 1 in 10 

year event, whereas we would ask for a 1 in 100 year event + 40% 

climate change. By a rule of thumb we would expect to see 1m3 of 

geocellular soakaway for every 25m2 of footprint.  

 

As this drainage infrastructure has been carried out very recently we 

cannot object to the application on these grounds however, as a 

recommendation I believe it would be in the applicant’s interest to 

increase the size of the soakaway in line with the guidance above. As 

the soakaway is much smaller than we would expect, we would still 

like to see the introduction of water butts into the drainage scheme.  

 

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

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

highway network 

 

Recommendation: 

 

Oxfordshire County Council, as the Local Highways Authority, 

hereby notify the District Planning Authority that they do not object 

to the granting of planning permission. 

 

1.4 Thames Water No Comment Received. 

 

1.5 Conservation Officer No Comment Received. 

 

2  REPRESENTATIONS 

 

No third party representations have been received. 
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3  APPLICANT'S CASE 

 

3.1  A planning statement was submitted as part of this application. The conclusion of this statement 

states: 

 

3.2  This Statement has been prepared by Strutt & Parker on behalf of Mr Derek Hobbs in support 

of an application submitted to West Oxfordshire District Council seeking full planning 

permission for the change of use of the detached garage at Valhalla, Church Street in Stonesfield 

into a holiday let, including associated external alterations.  

 

3.3  It has been demonstrated that the principle of the development is acceptable according to local 

and national planning policies and that sustainable rural tourism is to be encouraged. 

Furthermore, there are recent examples of holiday lets being approved by West Oxfordshire 

District Council in close proximity to the site, which demonstrates that the local area is suitable 

for such developments, particularly as Stonesfield is a historic village located within the 

Cotswolds Area of Outstanding Natural Beauty, in close proximity to a number of other notable 

visitor attractions.  

 

3.4  The resulting holiday let will be of a high quality design and will not cause harm to the character 

of the immediate locality nor the special landscape value of the Cotswolds AONB.  

 

3.5  Finally, ample off-street parking provision will be provided for the proposed holiday let and the 

new dwelling, ensuring that the applicant and guests to the holiday let will not need to park on 

surrounding roads.  

 

3.6  The application complies with all relevant local and national planning policies and constitutes 

sustainable development as defined by the National Planning Policy Framework. It is therefore 

submitted that full planning permission should be granted. 

 

4  PLANNING POLICIES 

 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

H6NEW Existing housing 

E3NEW Reuse of non residential buildings 

EH1 Cotswolds AONB 

EH9 Historic environment 

EH10 Conservation Areas 

T4NEW Parking provision 

NPPF 2019 

DESGUI West Oxfordshire Design Guide 

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

 

5  PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The application seeks planning permission for the conversion of the existing garage building into 

holiday let accommodation. The application includes some changes to the external fenestration 

including the addition of 3 roof lights, a glazed apex in place of the existing windows in the South 
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East elevation, Oak boarding to be installed beneath the ground floor window, and the insertion 

of a small single pane window in the North West elevation. 

 

5.2 The building subject of the application is a natural stone detached garage located forwards of the 

principle elevation of the host dwelling, Valhalla. The site is located on the southern edge of 

Stonesfield, which falls within the 'Villages' tier of the Council's settlement hierarchy. The village 

and the site itself are within the Cotswolds Area of Outstanding Natural Beauty ("AONB"). The 

site falls outside of the Stonesfield Conservation Area.  

 

5.3 The site comprises a broadly rectangular piece of land which is approximately 0.11 ha (0.27 

acre) in size. The site comprises the recently completed chalet bungalow and associated 

detached garage approved under applications 18/02816/S73 and 16/00328/FUL respectively.  

 

Planning History  

 

5.4 The following planning applications have previously been submitted on the site:  

 

15/01198/FUL - Erection of a detached chalet bungalow - Approved 2nd June 2015. 

 

16/00328/FUL - Erection of detached garage within the curtilage of the approved chalet 

bungalow - Allowed on appeal 12th August 2016. 

 

18/02816/S73 - No compliance with condition 2 of 15/01198/FUL, so that the amended version 

of the development (chalet bungalow) can be constructed - Approved 12th November 2018. 

 

5.5 The application has been brought before Members of the Uplands Sub-Committee for 

consideration as the Parish Council have objected to the application. 

 

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

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

are: 

 

Principle 

Siting, design and form 

Highways 

Residential amenity 

Impact on the surrounding area 

 

Principle 

 

5.7 Policy E3 of the West Oxfordshire Local Plan 2031 is permissive of the change of use of existing 

buildings for tourism uses providing there is adequate parking provision and providing there 

would not be a detrimental impact on the amenity of any adjoining properties, in addition to the 

building being capable of conversion without extensive alteration.  

 

5.8 Policy E4 supports new tourist and leisure development within or close to the service centres 

and villages and which re-use appropriate buildings in accordance with Policy E3. The site is 

located on the southern edge of Stonesfield, which is defined within Policy OS2 as a main village 

in terms of the local plan settlement hierarchy, therefore it is considered to accord with the 
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locational criteria. Furthermore, it is considered to be a re-use of an appropriate building in 

accordance with Policy E3. 

 

5.9 The building is located on the edge of Stonesfield, which is identified as a medium sized village 

within Policy OS2 and the site is considered to be a reasonably sustainable location for a tourist 

accommodation use. 

 

5.10 A condition has been added to the application in order to restrict holiday tenancies for a 

maximum of 8 weeks (in each case). 

 

Siting, Design and Form 

 

5.11 The building subject of the application is a natural stone detached garage located forwards of the 

principle elevation of the host dwelling, Valhalla. The site is within 10m of the Stonesfield 

Conservation Area and is situated within the Cotswold AONB. 

 

5.12 The proposal involves the conversion of the existing garage building which is considered to be 

capable of conversion and further no extensions are proposed to enable the provision of the 

accommodation. The conversion of the building does not involve any significant alterations so 

Officers consider that the scale, form and massing of the development would remain largely 

unaltered. The minor alterations proposed as part of this application include new openings  such 

as the insertion of 3 rooflights, 2 to the NE elevation and 1 to the SW elevation, the garage 

doors to be changed to glazing are considered, by virtue of their siting, scale and design, to be 

appropriate in this context.  

 

5.13 Other than the proposed car parking at the back of the site the existing yard area remains 

unchanged. As such, Officers are of the opinion that the proposed development will preserve 

the visual amenity of the area and will not appear alien in the wider streetscene. 

 

Residential Amenities 

 

5.14 Officers consider that the proposed extension would not adversely impact on the residential 

amenity of any adjacent properties by reason of overlooking, overbearingness or loss of light. It 

is sufficiently separated from the neighbouring properties, with no windows located within 

elevations that would give rise to overlooking and or loss of privacy. There is adequate parking 

provision on site to serve both the existing property and proposed holiday let building.  

 

5.15 Given the existing use of the site, the proposed holiday let residential use is considered to be 

appropriate and will not give rise to any undue noise or disturbance to the detriment of the 

nearby dwellinghouses. As such, the application is considered to be acceptable in these terms. 

 

Highways 

 

5.16 The Highways Authority has been consulted on the application and has raised no objections to 

the scheme in respect of parking, traffic generation and the overall impact on the local road 

network. As such, the application is considered to be acceptable in terms of highways safety. 
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Impact on the surrounding area 

 

5.17 Paragraph 172 of the NPPF 2019 requires great weight to be given to conserving and enhancing 

landscape beauty in Areas of Outstanding Natural Beauty. In this instance the proposal involves 

the conversion of an existing garage building, requiring only minor external alterations to 

provide a holiday let within a cluster of both residential and existing holiday let, chalet-style 

buildings. Therefore, Officers do not consider that the development will have any real visual 

impact beyond its immediate setting. As such, the application is considered to be acceptable in 

these terms. 

 

5.18 Adjacent to the Stonesfield Conservation Area, Officers are required to take account of section 

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

states that, with respect to buildings or other land in a conservation area, special attention shall 

be paid to the desirability of preserving or enhancing the character or appearance of that area. 

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

NPPF are relevant to consideration of the application. In this regard the proposed conversion to 

a holiday let would respect the special qualities and historic context of the Conservation Area 

and would maintain the appearance of the heritage asset given the nature of what is proposed 

and its location. 

 

Conclusion 

 

5.19 Officers consider that the principle of development is acceptable and compliant with the 

provisions of Policies OS4, E3, EH1, EH9, EH10, H6, and T4 of the West Oxfordshire Local Plan 

2031, the relevant policies of the NPPF and the West Oxfordshire Design Guide 2016. 

 

6  CONDITIONS 

 

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

date of this permission. 

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

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

 

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

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

 

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

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

of doubt as to what is permitted.  

 

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

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

periods. 

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

amenity space. 

 
 
 


