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Purpose: 

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

 

Recommendations: 

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

Director. 

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

light of observations received between the preparation of the reports etc and the date of the 

meeting. 

 

List of Background Papers 

 

 

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

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

information as defined in Section 1001 of the Local Government Act 1972.        

                                                 

Please note that: 

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

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

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

Demolition of existing bungalow and erection of six 2 bed flats together with associated parking 

and access (Amended plans).  



Applicant Details: 

Mr Don Herring 

17 Rock Close 

Carterton 

Oxfordshire 

OX18 3BP 

 

1 CONSULTATIONS 

 

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 the following conditions:  

 G28 parking as plan 

 G11 access specification  

 G13 close ex access and reinstate the public highway 

 Safe and secure cycle parking in accordance with a 

scheme to be submitted and approved 

 

ERS Env. Consultation Sites Thank you for consulting our team, I have looked at the 

application in relation to contaminated land and potential risk to 

human health. Please consider adding the following condition to 

any grant of permission as a precaution.  

 

1. In the event that contamination is found at any time when 
carrying out the approved development, it must be reported in 

writing immediately to the Local Planning Authority. An 

investigation and risk assessment must be undertaken and 

where remediation is necessary, a remediation scheme must be 

prepared to bring the site to a condition suitable for the 

intended use by removing unacceptable risks to human health, 

buildings and other property, and which is subject to the 

approval in writing of the Local Planning Authority.  

 

Reason: To prevent pollution of the environment in the 

interests of the amenity. 

 

 

Relevant Policies: West Oxfordshire Local Planning Policy EH8 

and Section 15 of the NPPF. 

 

 



WODC Env Health - 

Lowlands 

I have No Objection in principle. 

 

A standard condition around a Construction (Demolition) 

Environmental Management Plan (EMP), would be appropriate 

under the circumstances. 

 

 

District Ecologist  No Comment Received. 

 

 

WODC Drainage Engineers 11/01/2022 

Clarification of the existing drainage and proposed drainage 

systems are sought.  

Soakaways are likely to be viable on site, given the geology for 

the postcode. However, this must first be proven by infiltration 
tests undertaken in the location of the proposed soakaway and 

in accordance with BRE365. 

 

Parish Council Access is not good from Burford Road, the height of the 

development is excessive and the flats would overlook 

properties in Church View. 

 

WODC Drainage Engineers  15/03/2022 

The design is fine now, so we just need a condition to state the 

s/w drainage should be implemented in accordance with the 

approved strategy. 

 

OCC Highways  No Comment Received. 

 

Parish Council  No Comment Received. 

 

 

2 REPRESENTATIONS 

 

2.1 A summary of the representations received are detailed below. Full details can be found on    

the Council's website. 

 

20 third party objections received relating to:  

 

Comments on initial scheme:  

 

1. Overdevelopment; 

2. Overlooking; 

3. Loss of privacy; 

4. Highway safety; 
5. Out of keeping; 



6. Insufficient parking spaces; 

7. Excessive height; 

8. Loss of property values; 

9. Loss of light; 

10. Worse than previous scheme; 

11. Massing; 

12. Overshadowing; 

13. Loss of outlook; 

14. Density; 

15. Set a precedent; 

16. Harm to environment; 

17. Noise; 

18. Development is unnecessary; 

19. Should be reduced in height and flat numbers; and 

20. Parking during construction should be controlled. 
 

Comments on revised scheme:  

 

1. Previous objections remain valid; 

2. Doubts accuracy of the plans; 

3. Overcrowding; 

4. Increased crime; 

5. Excessive height; 

6. Loss of light; 

7. Loss of privacy; 

8. Set a precedent; 

9. Highway safety; 

10. Insufficient parking; 

11. Noise pollution; 

12. Flats are twice as deep as 12 Burford Road to the north; 

13. Overlooking; 

14. Out of character; 

15. Development should be further reduced; 

16. Set further forward than existing buildings; 

17. Excessive footprint; 

18. Overdevelopment; 

19. No detail about new trees; 

20. Future applications likely; and 

21. Units should be reduced to four.  

 

 

3 APPLICANT'S CASE 

 

3.1 The supporting Planning Statement summarises their case as follows: 

 



3.2 The scheme has been amended to meet officer advice. The building has been restricted 

to two storey and will result in an improvement to the street scene.  

 

3.3 The use is less intensive than previously proposed and less intensive than several nearby 

granted permissions.  

 

3.4 The scheme will contribute visually and economically to Carterton Town Centre and to 

the inhabitants of the flats when complete.  

 

4 PLANNING POLICIES 

 

OS1NEW Presumption in favour of sustainable development 

OS2NEW Locating development in the right places 

OS3NEW Prudent use of natural resources 

OS4NEW High quality design 
H1NEW Amount and distribution of housing 

H2NEW Delivery of new homes 

EH3 Biodiversity and Geodiversity 

EH7 Flood risk 

EH8 Environmental protection 

T1NEW Sustainable transport 

T2NEW Highway improvement schemes 

T3NEW Public transport, walking and cycling 

T4NEW Parking provision 

DESGUI West Oxfordshire Design Guide 

NATDES National Design Guide 

NPPF 2021 

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

consideration.  

 

5. PLANNING ASSESSMENT 

 

Background Information 

 

5.1 This application relates to 10 Burford Road Carterton. The site currently contains a 

bungalow and single storey outbuilding to the rear. The site is accessed by an existing 

access from Burford Road. 

 

5.2 To the immediate south of the site is 8 Burford Road also known as Carterton Family 

Centre. To the west of the site is 19 Burford Road, a new commercial premises with 6 

flats above and construction of further 4 flats over two floors to rear was approved in 

2021 (20/00929/FUL). To the south west, across the highway is a rank of shops, which 

includes Burford Road Fish Bar, Martins Newsagents and Costa Coffee. In 2020, eight 

flats were approved to the rear of those shops under reference 20/00072/FUL. To the 

north are two storey semi-detached pairs fronting Burford Road. To the east are two 
storey dwellings and bungalows within Church View that back onto the site.  



 

5.3 A previous application at the site (ref 21/01755/FUL) for 'Demolition of existing 

bungalow and erection of eight 2 bed flats together with associated parking and access' 

was withdrawn following officer concerns.  

 

5.4 During this assessment, officers raised concerns with the scale; massing and number of 

dwellings proposed and subsequently secured a reduction in numbers from 7 flats to 6 

along with a reduction in height, width and depth.  

 

5.5 The site is not subject to any landscape or heritage designations.  

 

5.6 The application is before the Lowlands Area Planning Sub-Committee as the Parish 

Councils views are contrary to officer recommendation.  

 

5.7 This application is for the 'Demolition of existing bungalow and erection of six 2 bed 
flats together with associated parking and access'. Taking into account planning policy, 

other material considerations and the representations of interested parties, officers are 

of the opinion that the key considerations of the application are: 

 

Principle of Development; 

Siting, Design and Form; 

Highways;  

Residential amenities;  

Other Matters; and 

Planning Balance 

 

Principle of Development 

 

5.8 Policy OS2 sets out the overall strategy on the location of development for the District. 

It adopts a hierarchal approach, with the majority of new development focused on the 

main service centres of Witney, Carterton and Chipping Norton, followed by the rural 

service centres of Bampton, Burford, Charlbury, Eynsham, Long Hanborough, 

Woodstock and the new Oxfordshire Cotswolds Garden Village (now referred to as 

Salt Cross). 

 

5.9 The site is located within Carterton. Policy H2 states 'new dwellings will be permitted at 

the main service centres, rural service centres……on previously developed land within 

or adjoining the built up area provided 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'. The site is considered to be 

previously developed land within Carterton. As such, the principle of new homes is 

acceptable provided that the proposal is in accordance with other policies in the plan 

and in particular the general principles of OS2. Notwithstanding this, further assessment 

in regards to design, siting and form, access, highway safety and residential amenity is 

required, and this is completed below.   
 



Siting, Design and Form 

 

5.10 Policy OS2 states that all development should be of a proportionate and appropriate 

scale to its context having regard to the potential cumulative impact of development in 

the locality; form a logical complement to the existing scale and pattern of development 

and/or the character of the area; and be compatible with adjoining uses and not have a 

harmful impact on the amenity of existing occupants. 

 

5.11 The site is within the built up area of Carterton, close to the town centre and as such, 

the existing type of development is very mixed. Within a short walk, there are detached, 

semi-detached, and terraced dwellings of both single and two storey nature. A family 

centre is located immediately to the south. A rank of shops with flats above is across 

the highway to the south west. Immediately to the west is an empty site with permission 

for a new commercial building with flats above and further flats behind. Permission also 

exists for flats to the rear of the rank of shops to the south west. Further to the south 
is the Church of St John the Evangelist (a relatively modern building), and a further ranks 

of shops on the crossroads. A pub and an Asda supermarket/petrol station is just 

beyond the crossroads. The addition of a block of flats would only add to this mix of 

development types and would not detract from it.  

 

5.12 Moving to the pattern of development. Officers acknowledge that the existing bungalow 

reinforces the building line of dwellings to the north and the proposed building would be 

erected 2m to beyond the line, closer to the road. However, the building line is not an 

integral part of the character and appearance of this area. Indeed, it is the exception, as 

the density and layout of the area is archetypal of a high density urban area with mixed 

densities, orientations, distances to the road and heights. No harm is found as a result of 

the siting of the building or the proposed density.  

 

5.13 Several objections referenced the excessive height. The scheme was reduced in height 

and a third storey removed through officer negotiations and is now two storey and 

approximately 8.4m in height (at its highest point). As noted, 12 Burford Road is 7.6m in 

height. The proposed building therefore is just 0.8m higher than its immediate neighbour 

to the north. When considering the mix of heights in the area, the height of the 

proposed building is acceptable.  

 

5.14 In terms of the general design of the building. This is two storey with a twin gable 

feature fronting the road. Front gables of differing designs are common in the area. 

Indeed, 8 Burford Road immediately to the south has its gable end fronting the road. 

Two storey buildings are prevalent in the area and this proposal would reinforce that. It 

has a more modern appearance. However, in light of the mix of development types in 

the area, this is not harmful.  

 

5.15 In terms of materials, these are shown as rendered and cladded elevations, grey roof 

tiles and white Upvc windows. These materials are present, or are similar to materials in 

the immediate area. While they are acceptable, samples of these materials would be 
secured by condition. 



 

5.16 Officers are satisfied therefore that the siting of the building would form a logical 

complement to the existing pattern of development. The scale, materials, massing and 

design would ensure the building integrates successfully into the site and its 

surroundings and would not be harmful to the character and appearance of the area. 

The proposed building would be in accordance with Local Plan Policies OS2 and OS4.  

 

Highways 

 

5.17 The new building is proposed to be accessed via a new access from Burford Road. Ten 

parking spaces are proposed. This allows 1.6 parking spaces per two bed dwelling. 

There are on street parking restrictions in the area. However, the site is within the 

centre of Carterton where car parks are present. As such further parking can be 

accommodated outside of the site.  

 
5.18 A turning area within the site is also proposed. This would allow vehicles to enter and 

exit the site in a forward gear. In addition, the speed limit of this area of Burford Road is 

30mph and it is quite straight, so visibility is high and vehicles will be moving at relatively 

low speeds. Furthermore, the development is for two bed flats and the site is in a very 

sustainable area with access to public transport services. This is likely to attract persons 

who may not rely on vehicles and will use public transport/bicycles, thereby reducing car 

dependency and thus vehicle movements.   

 

5.19 County Council Highway Team were consulted on this scheme and they have raised no 

objection, subject to conditions that will be applied.   

 

5.20 The NPPF (paragraph 111) states 'development should only be prevented or refused on 

highways grounds if there would be an unacceptable impact on highway safety, or the 

residual cumulative impacts on the road network would be severe'. The proposed 

development of six two bed flats is not considered to result in an unacceptable or 

severe impact on highway safety.  

 

5.21 Officers are satisfied, based on the assessment above, that the proposed development 

will have a safe and suitable access for all users and sufficient parking is proposed to 

serve the new dwellings. The proposal therefore accords with Local Plan Policies T1, T2 

and T3; and Section 9 of the NPPF (in particular paragraphs 110, 111 and 112).  

 

Residential Amenities 

 

5.22 A number of comments were received relating to amenity impacts from the proposed 

development. Officers consider the pertinent points to this scheme to be 

overshadowing, loss of light, overbearing, loss of privacy, overlooking and noise.  

 

5.23 Dealing with the overshadowing and loss of light elements first. With regard to 

overshadowing and loss of light to the properties on Church View. The nearest distance 
between proposed built form and the dwellings on Church View is approximately 38m. 



This is a significant distance in a built up area such as this. Indeed, the distance between 

the existing 12 Burford Road and the nearest dwelling on Church View is just 6m more 

at 44m. The proposed building is 8.4m high at its highest point and 7.75m high at the 

rear most point (rear being closest to Church View). It is important to note that 12 

Burford Road immediately to the north of the site is 7.6m in height. Furthermore, to the 

immediate south of the site is 8 Burford Road (Carterton Family Centre). This is two 

storey and extends far to the rear of the plot and is just 25m from the dwellings on 

Church View. The proposed building therefore would have no more of an impact in 

terms of loss of light and overshadowing to the dwellings on Church View than the 

existing dwelling 12 Burford Road and Carterton Family Centre.  

 

5.24 While there would be no loss of light or overshadowing to the dwellings on Church 

View, there would be some of these impacts to 12 Burford Road. 12 Burford Road is 

approximately 11.4m deep and the proposed building is approximately 21m deep in 

total. The proposed building would be approximately 2m closer to the highway. As such, 
a rear overlap of approximately 6.5m would be created between the rear of 12 Burford 

Road and the rear of the proposed building. Also to note is that the proposed building 

would be located between 3m and 4m to south of the shared boundary with 12 Burford 

Road.  

 

5.25 When assessing loss of light and overshadowing, it is important to understand the path 

of the sun. This travels from east to west and shines from the south. The rear elevation 

of 12 Burford Road faces in an east/northeast direction. The status quo therefore is that 

the rear elevation (and thus the internal living accommodation) only receives direct 

sunlight (on the longest day of the year 2022-June 21st) between sunrise and 11:30am. 

Between 11:30am, and 1pm sunlight is at an oblique angle and beyond 1pm, the rear 

elevation receives no direct sunlight and is overshadowed by its own built form. The 

proposed building would restrict sunlight reaching the rear elevation of 12 Burford Road 

between 10:45am and 1pm only. In addition to this, the rear garden of 12 Burford Road 

would be overshadowed from approximately 10am to 2pm. Of note is that gardens are 

not in use all year round and a rear garden area of No. 12 measuring roughly 280sqm 

would be unaffected. However, officers note that the rear patio area of No. 12 would 

be affected by the proposed scheme.  

 

5.26 Taking this into consideration, there would be some loss of light and overshadowing to 

the rear elevation and garden of No. 12. In the context of the amount of light the 

dwelling and garden currently receives, these impacts are not considered to be 

detrimental to the living conditions of the current (or future) occupiers of No. 12. 

However, they are harmful nonetheless.  

 

5.27 When considering the height of the proposed building and the separation distances, loss 

of light or overshadowing is unlikely to No. 14 Burford Road.   

 

5.28 Moving to overlooking and loss of privacy. The separation distance between the 

windows on the rear elevation of the proposed building and the windows on the rear 
elevations of the dwellings on Church View are approximately 44m, 37m and 44m to 



No. 9, 7 and 5 Church View respectively. The industry standard separation distance 

between facing windows is 22m. The proposed separation distance therefore far 

exceeds (and is double for 7 and 9) the industry standard. Overlooking and loss of 

privacy to the dwellings on Church View is therefore not a concern.  

 

5.29 With regard to overlooking and loss of privacy to No. 12. Six windows and a glazed link 

face north towards No. 12. Three windows are at ground floor and views out of these 

will be restricted by the boundary treatment (controlled by condition). Three first floor 

windows are proposed and a condition is a placed on the approval restricting the glazing 

on these to be obscure and non-opening (unless the opening parts exceed 1.7m above 

the floor of the room they serve), this also includes the glazed link. Views out of these 

windows therefore are not possible. The glazed link is for access only and not living 

accommodation such that persons are unlikely to spend time looking out of this link.  

 

5.30 It is important to note that there are no windows on the proposed building that would 
directly face any windows on No. 12 that serve living accommodation. There is a 

window at ground floor on the extension of No. 12. However, this serves a downstairs 

WC and is obscure glazed. While views out will not occur, and there are no windows 

facing each other that serve living accommodation, officers acknowledge that a 

perception of overlooking will occur when the occupiers of No. 12 utilise their garden 

area. This is restricted to the garden area and is a perception of overlooking, as such 

would not result in loss of privacy. This perception is likely to create some harm to the 

occupiers of No 12 and to a certain extent No 14 when these occupiers use their 

garden area. While gardens are not used all year round, there is some harm as a result 

of this.  

 

5.31 With regard to the windows facing south towards 8 Burford Road (Carterton Family 

Centre). This is a community centre where there is little expectation of privacy. The 

proposed building will not result in harm to the users of this building.  

 

5.32 Moving to overbearing. When considering the scale of the built form and that the bulk 

would be erected to the side elevation of No 12 with a modest overlap beyond the 

principal and rear elevations, and that it would be somewhat shorter than 8 Burford 

Road to the south. Overbearing impacts to any nearby dwellings are unlikely.  

 

5.33 With regard to noise, this is not a concern as a result of the occupation of the building 

as this is a residential use in a predominately residential area. However, as the proposed 

parking area is to the rear of the plot, in close proximity to rear gardens, vehicular 

movements will result in some disturbance when the occupiers of 12 Burford Road, and 

5, 7 and 9 Church View use their gardens. While this impact would be mostly felt during 

warmer months and not all year round, this would result in some harm. It is possible to 

secure acoustic fencing by condition in order to mitigate this harm and a condition to 

that effect is recommended.  

 



5.34 Officers are mindful of obscure glazed windows serving bedrooms and living 

accommodation for the new flats. However, all of the flats have alternate unaffected 

windows to ensure adequate light and outlook is achieved.  

 

Other Matters  

 

5.35 Parking and disturbance during construction will be controlled by adherence to a 

Construction (Demolition) Environmental Management Plan secured by condition.  

 

5.36 Drainage concerns raised have now been addressed and the WODC drainage team 

raise no objection subject to a drainage condition. 

 

5.37 The private value of property and setting a precedent are not planning matters and have 

not attracted any weight in the assessment of the scheme.  

 
5.38 The provision of six flats is unlikely to increase crime rates in the area.   

 

Planning Balance  

 

5.39 Some harm is found to the occupiers of 12 Burford Road as a result overshadowing, 

loss of light, and perception of overlooking. This attracts moderate weight. Some harm 

is also found to the occupiers of 5, 7 and 9 Church View and 12 Burford Road from the 

noise created by the new parking area and driveway. However, acoustic fencing is 

required to be provided and the harm is restricted to when the occupiers of these 

dwellings utilise their garden areas. This harm attracts modest weight. No other harm is 

found.  

 

5.40 The proposed development would create six new dwellings (5 net) in a highly 

sustainable area. These dwellings by virtue of their size and location are likely to attract 

first time buyers, single persons and couples. This attracts moderate to significant 

weight. The proposed development would result in economic benefits to the local area 

during the construction phase and when the development is occupied by future 

residents by increasing the spending power in the area. This attracts moderate weight.  

 

5.41 While WODC can demonstrate a five year supply of deliverable housing land, this is not 

a supply ceiling and officers are mindful of the Government's objective of significantly 

boosting the supply of homes (paragraph 60 of the NPPF). Officers are satisfied, on 

balance, that the benefits of the scheme outlined overcome the moderate conflict when 

assessed against the Local Plan as a whole. The application is therefore recommended 

for approval. 

 

 

 

 

 
 



Conclusion 

 

5.42 The recommendation to GRANT permission has been taken having regard to the 

policies and proposals in the development plan set out above, and to all the relevant 

material considerations set out in the report.  

 

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.  Prior to work commencing on the site, an Construction (Demolition) Environmental 

Management Plan shall be submitted to and approved in writing by the Local Planning 

Authority. The Environmental Management Plan shall include the following details: 

 

Development contacts, roles and responsibilities  

Public communication strategy, including a complaints procedure. 

Dust suppression, mitigation and avoidance measures. 

Noise reduction measures, including use of acoustic screens and enclosures, the type of 

equipment to be used and their hours of operation. 

Use of fences and barriers to protect adjacent land, properties, footpaths and highways. 

Details of parking and traffic management measures. 

Avoidance of light spill and glare from any floodlighting and security lighting installed. 

Wheel washing facilities 

 

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

the interests’ highway safety. 

 

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

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

Order with or without modification) no additional windows/rooflights shall be 

constructed in the side elevation(s) of the building(s) hereby approved. 

 

REASON: To safeguard privacy in the adjacent properties. 

 

 

5.  Prior to the first occupation of the development hereby approved, all of the proposed 
first floor side elevation windows (including the glazed link) shall be fitted with obscure 



glazing (and either non opening or more than 1.7 metres above the floor level) and shall 

be permanently retained as such thereafter.  

 

REASON: To protect the residential amenities of the occupants of neighbouring dwellings. 

 

6.  Before above ground building work commences, a schedule of materials (including 

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

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

constructed in the approved materials and shall be retained as such thereafter.  

 

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

 

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

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

and approved in writing by the Local Planning Authority and all ancillary works therein 

specified shall be undertaken in accordance with the said specification before first 

occupation of the dwellings hereby approved. 

 

REASON: To ensure a safe and adequate access. 

 

9.  On commencement of the development hereby approved, the proposed access shown 

on the approved plans shall be formed.  

 

The existing access shall permanently closed prior to any development above slab level.  

 

REASON: To ensure a safe and adequate access.   

 

10.  Prior to the first occupation of the development hereby permitted, covered cycle 

parking facilities shall be provided on the site in accordance with details which shall be 

firstly submitted to and approved in writing by the Local Planning Authority. Thereafter, 

the covered cycle parking facilities shall be permanently retained and maintained for the 

parking of cycles in connection with the development.  

 

REASON: In the interests of sustainability, to ensure a satisfactory form of development 

and to comply with Government guidance contained within the National Planning Policy 

Framework. 

 

11.  Before the dwellings hereby approved are first occupied, Electric Vehicle charging 
points shall be installed in at least 50% of the parking spaces in accordance with details 



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

charging points shall be retained as such thereafter. 

 

REASON: In the interests of air quality and to reduce greenhouse gases; and to minimise 

use of non-renewable resources and maximise opportunities for travel by sustainable 

means in accordance with Policy OS3 of the West Oxfordshire Local Plan 2031. 

 

12.  No dwelling shall be occupied until a plan indicating the positions, design, materials, 

type and timing of provision of boundary treatment to be erected has been agreed in 

writing by the Local Planning Authority. The boundary treatment shall include provision 

of acoustic fencing to mitigate the noise created by the parking area and driveway; and 

the provision for hedgehog highways. The boundaries shall be completed in accordance 

with the approved details and retained as such thereafter. 

   

REASON: In the interest of neighbour amenity, to safeguard the character and appearance 
of the area, and improve opportunities for biodiversity.   

 

 

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

including the retention of any existing trees and shrubs and planting of additional trees 

and hedge enhancements, shall be submitted to and approved in writing by the Local 

Planning Authority.   

 

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

of the approved development or as otherwise agreed in writing by the Local Planning 

Authority and thereafter be retained and maintained in accordance with the approved 

scheme.  

 

In the event of any of the trees or shrubs so planted dying or being seriously damaged 

or destroyed within 5 years of the completion of the development, a new tree or shrub 

of equivalent number and species, shall be planted as a replacement and thereafter 

properly maintained.  

 

REASON: To ensure the safeguarding of the character and landscape of the area during and 

post development. 

 

14.  No dwelling hereby approved shall be occupied until the means to ensure a maximum 

water consumption of 110 litres use per person per day, in accordance with policy 

OS3, has been complied with for that dwelling and retained in perpetuity thereafter. 

 

REASON: To improve the sustainability of the dwellings in accordance with policy OS3 of 

the West Oxfordshire Local Plan 2031. 

 

15.  The surface water drainage shall be constructed as per the details submitted and 

approved as part of this application.   
 



REASON: In order to ensure that the proposed development is satisfactorily drained in 

accordance with the Local Plan 2031 and the NPPF. 

 

 

INFORMATIVES :- 

 

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

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

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

amended), or any other relevant legislation such as the Wild Mammals Act 1996 and 

Protection of Badgers Act 1992. 

 

All British bat species are protected under The Conservation of Habitats and Species 

Regulations 2017 (as amended), which implements the EC Directive 92/43/EEC in the 

United Kingdom, and the Wildlife and Countryside Act 1981 (as amended). This 

protection extends to individuals of the species and their roost features, whether 

occupied or not. A derogation licence from Natural England would be required before 

any works affecting bats or their roosts are carried out.  

 

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

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

the Wildlife and Countryside Act 1981 (as amended) and the Countryside and Rights of 

Way Act 2000. Works that will impact upon active birds' nests should be undertaken 

outside the breeding season to ensure their protection, i.e. works should only be 

undertaken between August and February, or only after the chicks have fledged from 

the nest.  

 

In the event that your proposals could potentially affect a protected species, or if 

evidence of protected species is found during works, then you should seek the advice of 

a suitably qualified and experienced ecologist and consider the need for a licence from 

Natural England prior to commencing works (with regard to bats). 

 

 Applicants are strongly encouraged to minimise energy demand, and take climate action, 

through fitting: 

 

 Electricity-fed heating systems and renewable energy, for example solar panels and heat 

pumps; thus avoiding fossil fuel based systems, for example gas boilers 

 Wall, ceiling, roof, and floor insulation, and ventilation  

 High performing triple glazed windows and airtight frames 

 Energy and water efficient appliances and fittings 

 Water recycling measures 

 Sustainably and locally sourced materials  

 
For further guidance, please visit:  

https://www.westoxon.gov.uk/planning-and-building/planning-permission/make-a-planning-

application/sustainability-standards-checklist/  



https://www.westoxon.gov.uk/environment/climate-action/how-to-achieve-net-zero-carbon-

homes/ 
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Application Details: 

Demolition of existing bungalow and erection of two semi-detached dwellings with formation of 

a new access and associated works. 

 

Applicant Details: 

Mr James Purdue 

26 Milestone Road 

Oxfordshire 

Carterton 

OX18 3RF 

 

1 CONSULTATIONS 

 
Parish Council The Committee had concerns over lack of parking and possible 

overlooking of adjacent properties. 

 

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 the 

following conditions: 

 

 G28 parking as plan 

 G11 access specification 

 Prior to first occupation the construction of a footway to 

replace the existing verge between the proposed access and 

the existing footway system in accordance with a scheme to 

be submitted and approved 

 

INFORMATIVE 

Please note works are required to be carried out within the 

public highway, the applicant shall not commence such work 

before formal approval has been granted by Oxfordshire 

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

  

 

WODC Env Health - 

Lowlands 

 No objection in principle. 

 

 



Thames Water  No Comment Received. 

 

WODC Drainage Engineers No objection subject to a pre-commencement surface water   

condition being applied. 

 

 

 3 2 REPRESENTATIONS 

 

2.1  A summary of the representations received are detailed below. Full details can be found 

on the Council's website. 

 

2 third party objections received relating to:  

 

1. Loss of light impacting on the effectiveness of newly installed solar panels at the 

adjacent dwelling; 
2. Overly large and imposing; 

3. Overlooking; 

4. A bungalow should be built instead; 

5. Parking provision; 

6. Highway safety; and 

7. Design 

 

3 APPLICANT'S CASE 

 

3.1 The supporting Planning Statement summarises their case as follows: 

 

3.2 The dwellings will provide high quality accommodation and private amenity for the 

future and positively contributes to the street scene, enhancing the character of the 

setting, its immediate neighbours and the locale. Careful consideration of the site's 

constraints and contextual surroundings have been taken into account to ensure the site 

layout responds to the challenges offered.  

 

4 PLANNING POLICIES 

 

OS1NEW Presumption in favour of sustainable development 

OS2NEW Locating development in the right places 

OS3NEW Prudent use of natural resources 

OS4NEW High quality design 

H2NEW Delivery of new homes 

H6NEW Existing housing 

EH7 Flood risk 

EH8 Environmental protection 

T1NEW Sustainable transport 

T2NEW Highway improvement schemes 

T3NEW Public transport, walking and cycling 
T4NEW Parking provision 



DESGUI West Oxfordshire Design Guide 

NPPF 2021 

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

consideration.  

 

 5 5. PLANNING ASSESSMENT 

 

Background Information 

 

5.1 This application relates to 26 Milestone Road Carterton. The site contains a single 

storey detached dwelling situated on a corner plot within a residential area of 

Carterton.  

 

5.2 The site does not fall within any areas of designated control. Milestone Road and 

Ashfield Road are not classified roads. 
 

5.3 This application follows pre application advice. Design, scale, parking and materials 

advice was offered and this is included into the current scheme.  

 

5.4 The application is before the Lowlands Area Planning Sub-Committee as the Town 

Councils views are contrary to the officer recommendation.  

 

5.5 This application is for the 'Demolition of existing bungalow and erection of two semi-

detached dwellings with formation of a new access and associated works.' Taking into 

account planning policy, other material considerations and the representations of 

interested parties, officers are of the opinion that the key considerations of the 

application are: 

 

Principle of Development; 

Siting, Design and Form; 

Highways;  

Residential Amenities; and  

Other Matters 

 

Principle of Development 

 

5.6 Policy OS2 sets out the overall strategy on the location of development for the District. 

It adopts a hierarchal approach, with the majority of new development focused on the 

main service centres of Witney, Carterton and Chipping Norton, followed by the rural 

service centres of Bampton, Burford, Charlbury, Eynsham, Long Hanborough, 

Woodstock and the new Oxfordshire Cotswolds Garden Village (now referred to as 

Salt Cross). 

 

5.7 The site is located within Carterton. Policy H2 states 'new dwellings will be permitted at 

the main service centres, rural service centres……on previously developed land within 
or adjoining the built up area provided 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.' The site is considered to be 

previously developed land within Carterton. As such, the principle of new homes is 

acceptable provided that the proposal is in accordance with other policies in the plan 

and in particular the general principles of OS2. Notwithstanding this, further assessment 

in regards to design, siting and form, access, highway safety and residential amenity is 

required, and this is completed below.   

 

Siting, Design and Form 

 

5.8 Policy OS2 states that all development should be of a proportionate and appropriate 

scale to its context having regard to the potential cumulative impact of development in 

the locality; form a logical complement to the existing scale and pattern of development 

and/or the character of the area; and be compatible with adjoining uses and not have a 

harmful impact on the amenity of existing occupants. 
 

5.9 The existing pattern of development in the wider area is quite mixed. However, on the 

northern side of Milestone Road in this area, residential development is mostly linear 

and is set back from the road. Soft landscaping and parking areas are between the built 

form and the road. In this regard, the proposed building would accord with this pattern 

of development by maintaining this linear pattern and being set back from the road to 

include a parking area and areas of soft landscaping between the building and the road.  

 

5.10 Officers acknowledge that 24A Milestone Road immediately to the east and 41 Ashfield 

Road immediately to the north are single storey dwellings, as are the dwellings to the 

south on the opposite side of the highway (49, 51 and 55 Milestone Road). However, to 

the west and north-west of the site are two storey dwellings. Furthermore, just beyond 

24A to the east is a pair of 1.5 storey semi-detached dwellings and a further detached 

1.5 storey dwelling. Indeed, it is clear that the current scheme is modelled on the scale 

and design of the existing semi-detached pair (22B and 24 Milestone Road). In that 

regard the proposed development takes cues from its immediate surroundings, as it 

seeks to replicate a pair of semi-detached properties just 20m away. As such, the 1.5 

storey nature is acceptable.    

 

5.11 In terms of the general design of the dwellings. Individually, they are 1.5 storey with two 

traditional dormers set into the eaves of the front of the dwelling and two traditional 

dormers set into the roof slope of the rear of the dwelling. The roof is pitched with a 

cat slide element to the rear. In terms of dimensions, each dwelling is approximately 

5.7m wide, 9.3m deep and 8.4m high. As noted, the proposed design is strikingly similar 

to the existing semi-detached pair at 22B and 24 Milestone Road.  

 

5.12 In terms of materials, these are shown as yellow buff brickwork, concrete interlocking 

roof tiles and grey uPVC windows and doors. There is a wide mix of materials in the 

area (including yellow brick and concrete tiles) and while these materials are likely to be 

acceptable, samples of these materials would be secured by condition to ensure the 
materials ultimately used in the development are suitable.  



 

5.13 Officers are satisfied therefore that the siting of the dwellings would form a logical 

complement to the existing pattern of development. The scale, materials, massing and 

design would ensure the dwellings integrate successfully into the site and its 

surroundings and would not be harmful to the character and appearance of the area. 

The proposed building would be in accordance with Local Plan Policies OS2 and OS4.  

 

Highways 

 

5.14 Two 3 bedroom dwellings are proposed. Each dwelling would have two parking spaces 

each. The two parking spaces for 26b would be newly created with a new access from 

Milestone Road. The two parking spaces for 26a are to the rear of the dwellings, 

accessible from Ashfield Road. Of note is that the parking spaces for 26a exist as they 

currently serve the existing bungalow. This amount of parking provision is sufficient for 

the size of the dwellings proposed.  
 

5.15 While turning spaces are not proposed, the proposed parking layout proposed is 

common on Milestone Road and Ashfield Road. As such, highway users would be aware 

of vehicles entering and exiting the site in a reverse gear.   

 

5.16 County Council Highway Team were consulted on this scheme and they have raised no 

objection, subject to conditions, that will be applied.  

 

5.17 Officers are satisfied, based on the assessment above, that the proposed development 

will have a safe and suitable access for all users and sufficient parking is proposed to 

serve the new dwellings. The proposal therefore accords with Local Plan Policies T1, T2 

and T3; and Section 9 of the NPPF (in particular paragraphs 110, 111 and 112).  

 

Residential Amenities 

 

5.18 The proposed 1.5 storey building at 8.4m in height would be located in line with existing 

built form to the east and would be in place of an existing bungalow (5m in height). As 

such, overbearing impacts are unlikely.  

 

5.19 The siting, adjacent to built from to the east also ensures (as light travels from the 

south) that the proposed building will not result in detrimental loss of light or 

overshadowing impacts to any neighbours. Some loss of light will occur to the ground 

floor side and front elevation windows on the neighbouring 24a Milestone Road. 

However, this is already impacted because of the existing bungalow. While 1.5 storey 

dwellings erected in its place would increase built form in the area, and would have 

some impact on light entering the ground floor of 24a, this is not considered to be 

detrimental to the living conditions of the occupiers of 24a.  

 

5.20 First floor side elevation widows are proposed, however, these will be obscure glazed 

and non-opening below 1.7m as they serve bathrooms. While windows would be at first 
floor of the dwellings and the previous dwelling is a single storey bungalow. These 



windows look out on to the highway and the proposed rear gardens of the new 

dwellings. As such, overlooking and loss of privacy impacts are unlikely.  

 

 

5.21 A suitable amount of private external amenity space is proposed to serve the dwellings.   

 

5.22 Officers are satisfied, for the reasons outlined, that the proposal will not detrimentally 

impinge on the residential amenities of the area in regards loss of privacy, or loss of 

light, overbearing or overshadowing impacts, noise, pollution (including light), odours or 

vibration.  

 

Other Matters  

 

5.23 The proposed development also includes the demolition of the existing bungalow. 

Officers visited the site and when considering the age of the building and the 
construction, it may be the case that the building contains asbestos. There is a legal 

requirement to remove most asbestos containing materials (ACMs) from buildings 

before demolition. The developer must adhere to the relevant legislation when 

demolishing the building. Additionally, the Council's Environmental Regulatory Services 

were consulted. They are the relevant specialists and have not suggested any conditions 

relating to the demolition of the building.  

 

5.24 A comment was received raising concerns that the proposed development would affect 

the effectiveness of newly installed solar panels on the adjacent dwelling (No 24a). This 

is a material consideration as the solar panels are an environmental benefit and the 

mitigation of climate change is a legitimate planning consideration.  

 

5.25 The solar panels are on the western/south-western roof slope of the neighbouring 

dwelling and the new dwellings would be erected to the east. Of note is that the 

proposed dwellings would be erected slightly behind where the existing bungalow was, 

however, they would be closer to the solar panels than the existing bungalow. The 

eaves of the dwellings are just 4m in height and the roof slopes are pitched with a cat 

slide element.  

 

5.26 It is acknowledged that the erection of a pair of 1.5 storey dwellings in the proposed 

location would increase additional built form in close proximity to the solar panels. 

However, the solar panels are on a roof slope that faces west/south west, as such direct 

sunlight does not reach the panels until 12:30pm (on the longest day of the year). 

Furthermore, the existing roofs and dormers of 24a reduce light reaching some of the 

panels throughout the day, as well as a telegraph pole to the south. Therefore, their 

effectiveness is already mitigated. When considering the scale and siting of the 

development proposed in relation to the solar panels, in particular the massing of the 

roof in the context of the existing bungalow to be demolished, and the path and 

direction of the sun. It is acknowledged that the proposed development is likely to 

reduce some light reaching the solar panels. However, for the reasons set out, this 
overshadowing and loss of light not considered to be a detrimental loss of light reaching 



the panels and thus is not considered to have an unacceptable impact on the 

effectiveness of the panels and the mitigation of climate change that provide. As such, 

this impact is acceptable.  

 

Conclusion 

 

5.27 The recommendation to GRANT permission has been taken having regard to the 

policies and proposals in the development plan set out above, and to all the relevant 

material considerations set out in the report.  

 

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.  Prior to the erection of any external wall of the development hereby approved, 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 test results should be submitted 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. Development shall not take place until an 

exceedance flow routing plan for flows above the 1 in 100 year + 40% CC event has been 

submitted to and approved in writing by the Local Planning Authority. 

 

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. 

 

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

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

with or without modification) no additional windows/rooflights shall be constructed in the 

side elevation(s) of the building(s) hereby approved. 
 



REASON: To safeguard privacy in the adjacent properties. 

 

5. Prior to the first occupation of the development hereby approved, all of the proposed first 

floor side elevation windows shall be fitted with obscure glazing (and either non opening or 

more than 1.7 metres above the floor level) and shall be permanently retained as such 

thereafter.  

 

REASON: To protect the residential amenities of the occupants of neighbouring dwellings. 

 

6. Prior to the erection of any external wall of the development hereby approved, a schedule 

of materials (including samples) to be used in the elevations, roofs, windows and doors 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 and shall be 

retained as such thereafter.     

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

 

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

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

approved in writing by the Local Planning Authority and all ancillary works therein specified 

shall be undertaken in accordance with the said specification before first occupation of the 

dwellings hereby approved. 

 

REASON: To ensure a safe and adequate access. 

 

9. Prior to the first occupation of the development hereby approved, details of a new footway 

to replace the existing verge between the proposed access on Milestone Road and the 

existing footway system shall be submitted to the Local Planning Authority for approval. 

The extended footway shall be constructed in accordance with the agreed details prior to 

the first occupation of the development and shall be retained as such thereafter.  

 

REASON: To ensure a safe and adequate access. 

 

10. The bat tube and bird box included in the application shall be installed prior to the first 

occupation of the development hereby approved and shall be retained as such thereafter.  

 

REASON: To ensure biodiversity net gain is achieved at the site.  

 
INFORMATIVES :- 



 

 Applicants are strongly encouraged to minimise energy demand, and take climate action, 

through fitting: 
 

 Wall, roof and floor insulation, and ventilation  

 High performing triple glazed windows and airtight frames 

 Energy efficient appliances and water recycling measures 

 Sustainably and locally sourced materials  

 

For further guidance please visit:  

https://www.westoxon.gov.uk/planning-and-building/planning-permission/make-a-planning-

application/sustainability-standards-checklist/  

https://www.westoxon.gov.uk/environment/climate-action/how-to-achieve-net-zero-carbon-

homes/ 

 

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

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

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

amended), or any other relevant legislation such as the Wild Mammals Act 1996 and 

Protection of Badgers Act 1992. 

 

All British bat species are protected under The Conservation of Habitats and Species 

Regulations 2017 (as amended), which implements the EC Directive 92/43/EEC in the 

United Kingdom, and the Wildlife and Countryside Act 1981 (as amended). This 

protection extends to individuals of the species and their roost features, whether 

occupied or not. A derogation licence from Natural England would be required before 

any works affecting bats or their roosts are carried out.  

 

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

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

the Wildlife and Countryside Act 1981 (as amended) and the Countryside and Rights of 

Way Act 2000. Works that will impact upon active birds' nests should be undertaken 

outside the breeding season to ensure their protection, i.e. works should only be 

undertaken between August and February, or only after the chicks have fledged from 

the nest.  

 
In the event that your proposals could potentially affect a protected species, or if 

evidence of protected species is found during works, then you should seek the advice of 

a suitably qualified and experienced ecologist and consider the need for a licence from 

Natural England prior to commencing works (with regard to bats). 

 

 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 

 

 Oxfordshire County Council's Local standards and guidance for surface water drainage 

on major development in Oxfordshire (V1.2 December 2021)  

 

 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 

 

 The National Flood and Coastal Erosion Risk Management Strategy for England, 

produced by the Environment Agency in July 2020, pursuant to paragraph 9 of Section 

7 of the Flood and Water Management Act 2010. 

 

 Non-statutory technical standards for sustainable drainage systems (March 2015) 

 

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

applicant shall not commence such work before formal approval has been granted by 

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

Oxfordshire County Council 
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Date: 6th July 2022 
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Application Details: 

Construction of coffee shop/bakery with ancillary drive through (use class Ea/b) and associated 

works. 

 

Applicant Details: 

Mr Aiden Murray 

Trafalgar House South 

Trafalgar Street 

Winchester 

SO23 9DH 

 

1 CONSULTATIONS 

 

Parish Council BNPC has reviewed the documentation supporting the above 
application and wish to comment as follows: - 

 

The Council is pleased that this proposal will provide job 

opportunities for the local communities. It is also appreciative of 

the fact that the applicant has reduced the number of 'hi-vis' 

panels which normally form part of the client's corporate 

identity and has replaced them with reconstituted stone, which 

reflects the location and vernacular of the surroundings as 

detailed in the Supplementary Planning Statement. This reflects 

earlier pre-application comments from BNPC.  

 

Unfortunately, BNPC is disappointed that the 4M high totem 

remains in a bright blue colour which is completely out of 

context with its surroundings. This 'drive through' is not in an 

urban area or retail park where it's competing for business. 

Rather, it is in a rural setting opposite a 66 bed care home and 

on the edge of a housing development. As detailed above, 

BNPC consider that to respect and reflect its location and the 

vernacular of its surroundings, it should be constructed from 

reconstituted stone with the company logo at the top. This 

approach has been successfully incorporated into the front 

elevation as detailed on drawing M21-32-B002. 

 

BNPC would also respectfully bring to your attention that as 

defined on the 'Bird and Bat Box Plan', the sparrow box should 

be on a north facing elevation whereas it is shown to be on the 

south elevation.  

                   

BNPC has very serious concerns over two matters which it 

would bring to your attention. 
 



1. Opening hours.  

BNPC notes that the applicant has failed to declare the opening 

hours for this proposed 'drive through'. This building will be on 

the edge of a large housing development and is directly opposite 

a 66 bed care home. This proposal should be mindful and 

respectful of its neighbours with regards to noise and light. 

With this in mind,  BNPC consider that suitable planning 

conditions are put in place regarding opening hours to reflect its 

location and to show due respect to its neighbours. 

 

2. Traffic.  

BNPC has noted that to date, OCC has not provided any 

feedback relating to traffic. BNPC is extremely concerned about 

traffic congestion and traffic safety because although the traffic 

flow within the 'drive through' itself has been carefully 
calculated, the traffic leaving Brize Meadow at this location from 

the spine road, exits onto Monahan Way, via an uncontrolled 

junction. Taking into account that this junction will serve 

approximately one third of the housing development, local 

school, care home and the remaining c1ha of employment land, 

this proposed 'drive through' will only exacerbate any traffic 

congestion at this junction, especially those vehicles wanting to 

turn right.   

 

BNPC would bring to your attention that within a 500M 

distance, not only is there this junction on the east side of 

Monahan Way, there is a second uncontrolled junction on the 

west side of Monahan Way for Shilton Park. There are also 

three uncontrolled pedestrian crossing points, two Toucan 

pedestrian crossing points, the new fire station exit point and 

four bus-stops, all of which are within a 40mph speed limit.  

  

BNPC considers that this 'drive through' will ultimately lead to 

traffic using either Archer Place past the children's 

Neighbourhood Equipped Area for Play (NEAP), the school and 

houses and flats as a 'rat run' or the spine road through the 

housing development, to obtain an easier and safer exit from 

Brize Meadow onto Monahan Way at the northern exit 

roundabout. 

 

BNPC strongly recommends that this junction should be 'turn 

left only' so traffic only has to travel south for 220 meters to 

the roundabout or traffic lights are installed to allow traffic to 

leave Brize Meadow in a safe and timely fashion.    

 
BNPC would also bring to your attention that the road names 



referred to within this application are incorrect. Faulkner Place 

is a road in the north west corner of Brize Meadow. The 

entrance to the Commercial area is actually off Archer Place 

and the name of the southern section of the spine road has not 

been forwarded to BNPC at this stage, although we understand 

that it has been selected.  

 

Having now seen the full planning application, the above points 

have now come to light that were not apparent at our pre-

application meeting so unfortunately BNPC opposes this 

planning application until such times as the above issues are 

resolved i.e. Colour of Totem, increased traffic volumes and 

congestion, and potential noise nuisance to residents.  

 

  
 

Thames Water  No objection subject to informatives 

 

 

WODC Drainage Engineers  No Comment Received. 

 

 

WODC Env Health - 

Lowlands 

 I have No Objection in principle. 

 

A standard condition around a Construction (Demolition) 

Environmental Management Plan (CEMP), would be appropriate 

under the circumstances. 

 

 

ERS Env. Consultation Sites Thank you for consulting our team, I have looked at the 

application in relation to contaminated land and potential risk to 

human health. The application site appears to have historically 

been used as agricultural land. Please consider adding the 

following condition to any grant of permission as a precaution.  

 

1. In the event that contamination is found at any time when 

carrying out the approved development, it must be reported in 

writing immediately to the Local Planning Authority. An 

investigation and risk assessment must be undertaken and 

where remediation is necessary, a remediation scheme must be 

prepared to bring the site to a condition suitable for the 

intended use by removing unacceptable risks to human health, 

buildings and other property, and which is subject to the 

approval in writing of the Local Planning Authority.  

 
REASON: To prevent pollution of the environment in the 



interests of the amenity. 

Relevant Policies: West Oxfordshire Local Planning Policy EH8 

and Section 15 of the NPPF. 

 

 

OCC Highways The approved outline application 14/0091/P/FP included for, in 

part, a local centre this application complies with the consented 

uses contained within the wider outline consent. 

 

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 the 

following condition 

 

 G28 parking as plan 

 

 

Adjacent Parish Council  Carterton TC - no comments received 

 

 

Conservation Officer  No Comment Received. 

 

 

 5 2 REPRESENTATIONS 

 

2.1 There have been 14 objections received, summarised as follows: 

 

 Contrary to local plan policies CO1, CO11 

 Encouraging car use 

 Increasing traffic into residential area 

 Location too close to school 

 Already allowed a drive through cafe close by 

 Will raise pollution levels, already high because of air base 

 Chains will ruin small local independent businesses 

 Don't need another fast food place 

 Unhealthy food too close to school 

 Will encourage anti-social behaviour 

 Not in keeping with spirit of the development 

 This is a residential family area 



 Should be on industrial estate 

 Will endanger children and pets 

 

2.2 There have been 6 representations of support summarised as follows: 

 

 more jobs 

 more food options 

 good for Carterton 

 supporting thriving community 

 healthy competition for town 

 

2.3 There has been one general comment received, summarised as follows: 

 

 extra litter in surrounding area 

 additional bins and litter picks 

 

3 APPLICANT'S CASE 

 

3.1 The planning statement submitted in support of the application is concluded as 

follows: 

 

The site is located within the designated Brize Meadows Local Centre approved as part of the 

wider outline application. It's contained within the wider mixed-use area which includes the 

defined employment area to the south. The principle of development is therefore accepted. 

The design of the building has been developed to take account of the local vernacular and the 

sites location within the Cotswolds AONB and have been informed by discussions with the 

Parish Council. 

 

The stand-alone nature of the building and its location on the corner plot of the Local 

Centre provides it with a landmark presence, which is also visible from Monahan Way, as well 

as the internal road network. These features combine to make it very much a focal point within 

the wider development. 

 

The development will provide up to 8 FTE jobs for local people as well as providing additional 

jobs within the wider construction and supply chain of the development. 

 

Landscaping opportunities have been maximised to provide a complementary landscaping 

scheme to the local centre and the wider development. 

 

The application complies with the provisions as set out within the overarching outline planning 

consent as well as within both Local and National Planning Policies. The proposal is considered 

to be of a proportionate and appropriate scale to its context within the local centre and the 

wider development. As such the Presumption in favour of sustainable development (Policy OS1) 

apply and the application should be approved. 

 



 

 

 

4 PLANNING POLICIES 

 

OS1NEW Presumption in favour of sustainable development 

OS2NEW Locating development in the right places 

OS3NEW Prudent use of natural resources 

OS4NEW High quality design 

E1NEW Land for employment 

E5NEW Local services and community facilities 

EH3 Biodiversity and Geodiversity 

EH7 Flood risk 

T1NEW Sustainable transport 

T3NEW Public transport, walking and cycling 
T4NEW Parking provision 

NPPF 2021 

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

consideration.  

 

 6 5 PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The proposal seeks full planning consent for the construction of a 167m2 coffee 

shop and bakery with associated drive through lane, parking and landscaping.  

 

5.2 The site is part of Brize Meadows development area approved under 14/0091/P/OP 

and this parcel of land forms part of the local centre, an area identified for mixed use 

development under the outline application. The outline allowed for a local centre of 1 

hectare (use classes A1 to A5, B1(a), C1, C2, C3, D1 and D2) (now known as class E). 

 

5.3 The site is bounded by Monahan Way to the west, a retail unit approved under 

permission 21/00937/RES to the north, car parking for the future primary school to the 

east and the unnamed spine road to the south with a recently approved care home to 

the south of the spine road. The retail unit and care home are currently under 

construction. 

 

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

representations of interested parties your officers are of the opinion that the key 

considerations of the application are: 

 

Principle 

 

5.5 The proposal is for a coffee shop and bakery with associated drive through so falls 
within class E of the Use Class Order. The site is identified for mixed use development 



comprising a local centre and it is considered that this use is acceptable in that regard. 

Whilst this is a full application rather than reserved matters it still falls within the 

parameters of the outline application which allowed for class E in this area. 

 

5.6 The applicant states that this proposal would create at least 8 full time equivalent 

roles within the new store. It would also provide for additional jobs within the 

immediate and wider supply chains which is a material consideration for the 

determination of the application. The hours of operation are proposed to be 6am-10pm 

Monday to Saturday and 8am-10pm Sundays and bank holidays. 

 

5.7 There have been concerns raised with the nature of the proposal being a drive 

through. It is considered that the drive through is ancillary the the primary use which is 

a coffee shop and bakery. If this were to be a takeaway (which would also be permitted 

under the terms of the outline permission) the likelihood is most customers would be 

driving to pick up food or getting it delivered by drivers so this proposal is very similar 
in that respect.  

 

5.8 Officers consider that the proposals are in accordance with the outline application 

and an appropriate use for a local centre and therefore the principle is considered to be 

acceptable.   

 

Siting, Design and Form 

 

5.9 In terms of appearance, the development will incorporate composite cladding and 

will reflect the local vernacular in terms of that which was approved for the retail centre 

to the north and will including grey cladding and reconstituted stone. Hard landscaping 

will again complement the natural landscaping and will incorporate block paving and the 

same principles of the wider retail scheme. The design of the building and elevations 

have been drawn to complement the emerging vernacular of the wider development 

whilst also adhering to the design code which was approved as part of the outline 

application.  

 

5.10 The Parish Council expressed concerns regarding the proposed totem signage. The 

applicant has submitted amended plans to address those concerns, changing the 

materials to natural stone and reducing the height of the totem. Officers consider this 

amendment to be acceptable.  

 

Highways 

 

5.11 Primary access to the whole site will be off Monahan Way to the west. The local 

centre site is serviced by its own access off the spine road (which is yet to be named) as 

approved under the outline and subsequent reserved matters. The site is therefore well 

located on the main road network.  

 

5.12 There are 24 proposed parking spaces including 6 EV charging points located on 
the western flank of the site, adjacent to those approved under the retail scheme. The 



proposals are considered to provide safe and convenient pedestrian access and 

connectivity to and from the wider development to maximise opportunities for walking 

and cycling to the site and providing a separation between pedestrians and vehicles. 

 

5.13 The Parish Council have expressed concerns and suggested amendments to the 

existing road layout. This won't be possible as the internal road network and functions 

have been agreed through the outline permission and are being adopted as part of the 

wider development through a Section 38 agreement so fall outside the scope of this 

application. 

 

5.14 There have also been concerns regarding the use being adjacent to a school. This 

mix of uses was planned at outline stage, and highways have been consulted on all the 

subsequent individual reserved matters and full applications and there have been no 

technical objections raised on highway/pedestrian safety grounds. 

 
5.15 Oxfordshire County Council were consulted as the Highway Authority and have 

raised no objection to the proposals stating that The approved outline application 

14/0091/P/FP included for, in part, a local centre - this application complies with the consented 

uses contained within the wider outline consent. They have requested that a parking 

condition be included in the consent. The proposals are considered to accord with the 

relevant local plan policies. 

 

Drainage 

 

5.16 Drainage conditions that were attached to the outline application have been put in 

place for the whole site. This proposal will tie in with those previously approved 

drainage details. Thames Water have requested informatives be attached to the 

permission. 

 

Residential Amenities 

 

5.17 The nearest residential properties are some distance away in every direction. The 

closest residents will be in the care home to the south, but distances are such that it is 

not considered the proposal will unduly harm residential amenities. Likewise, the 

building will be sufficiently distanced from any other building so as to avoid being 

overbearing or impacting on sunlight. 

 

Ecology 

 

5.18 A landscaping plan has been submitted with this application. Low level mixed 

species hedges are proposed along with a number of native shrubs which ties in with the 

previously consented landscaping scheme for the retail units. Bird and bat boxes have 

also been included on a plan but as the PC have pointed out there is a bird box in an 

inappropriate location so amended plans have been sought to remedy this. 

 
 



Conclusion 

 

5.19 The application complies with the provisions as set out within the outline planning 

consent for the East Carterton site as well as within both the Adopted Local Plan and 

the NPPF 2021. The proposal is considered to be of a proportionate and appropriate 

scale to its context within the local centre and the wider development. 

 

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 materials schedule 

M21-32. 

 

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 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. 

 

5.  Development shall not begin until a construction phase traffic management plan has been 

submitted and approved by the Local Planning Authority and the approved plan shall be 

implemented and adhered to throughout the period of construction.  

 

REASON: In the interests of Highway safety. 

 

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

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

An investigation and risk assessment must be undertaken and where remediation is 

necessary, a remediation scheme must be prepared to bring the site to a condition suitable 

for the intended use by removing unacceptable risks to human health, buildings and other 

property, and which is subject to the approval in writing of the Local Planning Authority. 
 



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

 

7. All external lighting shall be installed in accordance with the specifications and locations set 

out in the approved details (External Lighting Proposals 8th March 2022), and these shall be 

retained thereafter in accordance with these details. Under no circumstances should any 

other external lighting be installed without prior consent from the local planning authority. 

 

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

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

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

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

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

 

8. No building shall be occupied until the bin and cycle parking to serve the site have been 

constructed and retained thereafter in accordance with the approved details. 
 

REASON: In the interests of residential amenity and sustainability. 

 

9. The premises shall be used for Class E (a) and (b) and for no other purpose (including any 

other purpose in Class E of the Schedule to The Town and Country Planning (Use Classes) 

Order 1987 (as amended) or in any provision equivalent to that Class in any statutory 

instrument revoking and re-enacting that Order with or without modification). 

 

REASON: The site is only suitable for the use specified because of the special circumstances of 

the site. 

 

10.  The premises shall not be open for customers outside the following hours: - 

 

6am-10pm Mondays - Saturdays 

 

8am-10pm Sundays and bank holidays 

 

REASON: To safeguard residential amenity. 

 

 

INFORMATIVES :- 

 

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

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

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

amended), or any other relevant legislation such as the Wild Mammals Act 1996 and 

Protection of Badgers Act 1992. 

 

All British bat species are protected under The Conservation of Habitats and Species 

Regulations 2017 (as amended), which implements the EC Directive 92/43/EEC in the 

United Kingdom, and the Wildlife and Countryside Act 1981 (as amended). This 



protection extends to individuals of the species and their roost features, whether 

occupied or not. A derogation licence from Natural England would be required before 

any works affecting bats or their roosts are carried out.  

 

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

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

the Wildlife and Countryside Act 1981 (as amended) and the Countryside and Rights of 

Way Act 2000. Works that will impact upon active birds' nests should be undertaken 

outside the breeding season to ensure their protection, i.e. works should only be 

undertaken between August and February, or only after the chicks have fledged from 

the nest.  

 

In the event that your proposals could potentially affect a protected species, or if 

evidence of protected species is found during works, then you should seek the advice of 

a suitably qualified and experienced ecologist and consider the need for a licence from 
Natural England prior to commencing works (with regard to bats). 

 

 Applicants are strongly encouraged to minimise energy demand, and take climate action, 

through fitting: 

 Electricity-fed heating systems and renewable energy, for example solar panels and heat 

pumps; thus avoiding fossil fuel based systems, for example gas boilers 

 Wall, ceiling, roof, and floor insulation, and ventilation  

 High performing triple glazed windows and airtight frames 

 Energy and water efficient appliances and fittings 

 Water recycling measures 

 Sustainably and locally sourced materials  

For further guidance, please visit:  

https://www.westoxon.gov.uk/planning-and-building/planning-permission/make-a-

planning-application/sustainability-standards-checklist/  

https://www.westoxon.gov.uk/environment/climate-action/how-to-achieve-net-zero-

carbon-homes/ 

 

 With regard to SURFACE WATER drainage, Thames Water would advise that if the 

developer follows the sequential approach to the disposal of surface water we would 

have no objection. Management of surface water from new developments should follow 

guidance under sections 167 & 168 in the National Planning Policy Framework. Where 

the developer proposes to discharge to a public sewer, prior approval from Thames 

Water Developer Services will be required. Should you require further information 

please refer to our website. 

https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-

development/working-nearour-pipes  

 

 Thames Water will aim to provide customers with a minimum pressure of 10m 

head(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves 

https://www.westoxon.gov.uk/planning-and-building/planning-permission/make-a-
https://www.westoxon.gov.uk/planning-and-building/planning-permission/make-a-
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-


Thames Waters pipes. The developer should take account of this minimum pressure in 

the design of the proposed development.  

 

Contact Officer: Abby Fettes 

Telephone Number: 01993 861684 

Date: 6th July 2022 
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Application Details: 

Demolition of existing dwelling and associated outbuildings and construction of 4no detached 

dwellings with associated parking, private gardens and amenity space. Alterations to existing 

vehicular accesses. 

 

Applicant Details: 

Mr Tom Fletcher 

Unit 21 Wheatley Business Centre 

Wheatley 

Oxon 

OX33 1XW 

 

1 CONSULTATIONS 

 

Parish Council Customer made comments in support of the Planning 
Application 

 

 

Conservation Officer  The existing building first features in our historic mapping on 

the 1912-1923 sheet - so, it appears that it is an early C20 

structure.  It has decent proportions, and it sits happily in 

relation to the road. And as an example of a relatively historic 

building in an area where modern building predominates, our 

preference is that it should be retained. 

 

In addition, from our point of view, it also seems unfortunate 

that the land beside should be developed - as it provides 

interest and a green foil along a fairly suburban streetscape. 

 

Anyway, should the land be developed beside the existing 

building, then I am not sure that the current house designs are 

suitable, by comparison with the existing development around. 

They are too tall, they have concealed high level flat roofs, and 

the current spacing looks somewhat dense.  

 

 

Parish Council Carterton Parish Council - Made comments in support of the 

Planning Application 

 

 

Conservation Officer  No Comment Received. 

 

 

Adjacent Parish Council  No Comment Received. 

 
 



Thames Water  No Comment Received. 

 

 

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. 

 

 

WODC Env Health - 

Lowlands 

Mr ERS Pollution Consultation Thank you for the opportunity 

to consult. 

 

I have no objection in principle. 

 

Kind regards 

 
Karen Awre 

Officer 

Noise & Amenities 

 

 

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

hereby notify the District Planning Authority that they do not 

object to the granting of planning permission Subject to 

Conditions 

 

 

ERS Env. Consultation Sites Mr ERS Pollution Consultation Thank you for consulting our 

team, I have looked at the application in relation to 

contaminated land and potential risk to human health.  

 

There is a former quarry with unknown filled ground in the 

vicinity of the proposed development. Given the proposed 

residential use of the site please consider adding the following 

condition to any grant of permission.  

 

1. No development shall take place until a desk study has been 

produced to assess the nature and extent of any contamination, 

whether or not it originated on site, the report must include a 

risk assessment of potential source-pathway-receptor linkages. 

If potential pollutant linkages are identified, a site investigation 

of the nature and extent of contamination must be carried out 

in accordance with a methodology which has previously been 

submitted to and approved in writing by the local planning 

authority. The results of the site investigation shall be made 

available to the local planning authority before any development 
begins. If any significant contamination is found during the site 



investigation, a Remediation Scheme specifying the measures to 

be taken to remediate the site to render it suitable for the 

development hereby permitted shall be submitted to and 

approved in writing by the Local Planning Authority before any 

development begins.  

 

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

Planning Authority, shall be fully implemented in accordance 

with the approved timetable of works and before the 

development hereby permitted is first occupied. Any variation 

to the scheme shall be agreed in writing with the Local Planning 

Authority in advance of works being undertaken. On 

completion of the works the developer shall submit to the 

Local Planning Authority a Verification Report confirming that 

all works were completed in accordance with the agreed 
details. 

 

If, during the course of development, any contamination is 

found which has not been identified in the site investigation, 

additional measures for the remediation of this contamination 

shall be submitted to and approved in writing by the local 

planning authority. The remediation of the site shall incorporate 

the approved additional measures. 

Reason: To prevent pollution of the environment in the 

interests of the amenity. 

Relevant Policies: West Oxfordshire Local Planning Policy EH8 

and Section 15 of the NPPF. 

 

Regards 

Jackie McLaren 

Technical Officer - Contamination  

 

 

 

Environment Agency  No Comment Received. 

 

 

 5 2 REPRESENTATIONS 

 

2.1  58 Objection comments received summarised as the following 

 

Overdevelopment of the site 

Amenity Impacts 

Impacts on road safety 

Monitoring during construction 
Retain Historic existing dwelling on site 



Fails to take into account local character 

Lack of parking 

Loss of dry stone wall 

Concerns over design 

 

 2.2  General Comments 

 

1.  I do feel is a shame that the trees from the front of the site have been removed and 

that the original property will be lost. 

I feel strongly that the dry stone wall should be reinstated at the front of the properties 

rather than a hedge being planted. This would be in keeping with the majority of the 

properties along that part of Shilton Road. I also think having the garages/bike store 

buildings in front of the houses isn't very attractive. This design has been used on a 

development further along Shilton Road and I don't think it works. 

I think 4 dwellings is too many across the site and that 3 would be visually, less intrusive 
for the neighbouring properties. 

I am concerned about the impact on that stretch of road the traffic will have if the build 

goes ahead. It is a narrow part of Shilton Road and when a similar development was 

built further along Shilton Road, the trade vans caused chaos by parking along the road. 

It would be essential that safety measures be put in place during the build to prevent a 

nasty accident. It is a 30mph road but being a straight stretch of road people continually 

drive at speeds well in excess of this. 

It is important that if planning permission is granted WODC monitor the build carefully 

to ensure road safety. 

 

2. The original property on this land should be retained, and refurbished as part of 

Cartertons heritage. 

This land and property belonged to a working plant nursery with glasshouses that 

provided Carterton tomatoes by the Timms family and is one of only a handful of 

properties left standing in Carterton. I lived opposite this site with my parents and we 

purchased tomatoes to sell in our shop in Burford. This site means a lot to myself and 

others living in Carterton. 

 

3. Save the Heritage of our area Save the original cottage 

 

5 Support Comments Summarised Below 

 Good to see redevelopment of land with small number of properties 

 Existing house in poor state of repair and not economical to restore 

 Could have been sold to a care company for more profit 

 Land unattended and proposed scheme is sympathetic to the character of the 

area. 

 

 

 

 

 



 

3 APPLICANT'S CASE 

 

3.1 Taken from the Design and Access statement 

 

The proposed residential development at Shilton Road, presents an excellent 

opportunity to provide a high quality development that will greatly enhance and benefit 

the local context. The existing dwelling which has no significance or interest within the 

context and the new development will enhance the street scene. 

Principles of good design will ensure the new development will sit comfortably within 

the setting of Shilton Road, while ecological and landscape enhancements will contribute 

towards the immediate environment. 

 

 

4 PLANNING POLICIES 
 

T3NEW Public transport, walking and cycling 

EH16 Non designated heritage assets 

DESGUI West Oxfordshire Design Guide 

NPPF 2021 

H2NEW Delivery of new homes 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

T4NEW Parking provision 

T1NEW Sustainable transport 

T2NEW Highway improvement schemes 

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

consideration.  

 

 5 PLANNING ASSESSMENT 

 

Background Information 

The application seeks permission for demolition of existing dwelling and associated outbuildings 

and construction of 4no detached dwellings with associated parking, private gardens and 

amenity space. Alterations to existing vehicular accesses. 

 

Site Characteristics and Constraints 

The site is located on the edge of Carterton with open countryside beyond the western 

boundary of the site. The character of the area is low density dwellings in a linear pattern on 

large plots allowing for glimpsed views between the dwellings to the open countryside beyond. 

The dwellings are predominantly single and one and half storey with a mix of materials. 

The plot itself sits to the west of the B4020 and the overall topography of the area falls from 

east to west extending out into the open countryside beyond the western boundary of the site. 

There is also a slight gradient north to south with the site sitting in a dip in the road. The 

existing property is a traditional dual pitched dwelling with a simple form. It is sited to the top 
right corner of the plot approx. 13m from the road.   



 

Following the submission of amended plans the application was deferred from the previous 

planning sub-committee meeting to allow the relevant consultations and assessment of the 

plans. 

 

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 Heritage Assets 

 Siting, Design and Form 

 Highways 

 Residential Amenity 

 

Principle 

Carterton is identified within policy OS2 as a Main service centre. Therefore under policy H2 

the principle of re-development of this site for housing is considered acceptable as it relates to 
undeveloped land within the built up area. Such schemes should be in accordance with the 

other policies in the plan and in particular the general principles set out in Policy OS2. These 

principles are considered in more detail below. 

 

Heritage Impacts 

The property on site appears on historical maps between 1912 and 1923, which means at a 

minimum the property is 99 years old. Whilst it is not Listed it still holds historical merit given 

its age. The majority of the objections received for this application make reference to the loss 

of this historic property which sits in a prominent location within the streetscene and 

entranced into the settlement of Carterton.  

 

It should be noted that there is currently an application to determine whether the existing 

property can be demolished under the criteria of the GDPO. At the current time this 

application has not been determined and this application has been assessed based on the site as 

it currently exists which includes the existing property. 

 

The Design and Access statement states  

"The existing buildings fail to make a positive contribution to the street scene due to their 

dilapidated condition and they have not been occupied or used for a number of years." 

 

The dilapidated condition of the existing property holds no weight within the planning 

assessment. The property itself is a simple form with traditional dual pitch roof and render and 

slate finish. No information has been submitted as part of this application to suggest why the 

existing dwelling could not be retained and renovated and whilst dilapidated the building still 

represents a traditional and historic feature within the streetscene.  It is therefore considered 

that the proposal fails to accord with policy OS2 which states development should 

 Conserve and enhance the natural, historic and built environment; 

 

 



Similarly policy EH16: Non-designated heritage assets states  

 

When considering proposals that would affect, directly or indirectly, non-listed buildings, non-

scheduled, non-nationally important archaeological remains or non-Registered Historic Parks 

and Gardens, as such assets are also irreplaceable, the presumption will be in favour of the 

avoidance of harm or loss. A balanced judgement will be made having regard to this 

presumption, the significance of the heritage asset, the scale of any harm or loss, and the 

benefits of the development.  

 

This balanced judgement approach also accords with Paragraph 203 of the National Planning 

Policy Framework (NPPF) which states 

 

The effect of an application on the significance of a non-designated heritage asset should be taken into 

account in determining the application. In weighing applications that directly or indirectly affect non-

designated heritage assets, a balanced judgement will be required having regard to the scale of any 
harm or loss and the significance of the heritage asset. 

 

Whilst the scheme proposes 3 additional properties into the general housing stock, given that 

the presumption is in favour of the avoidance of loss and no evidence has been submitted to 

suggest that the existing property cannot be renovated, the development is considered to be 

contrary to this Local Plan policy EH16 and advice in the NPPF.  

 

Siting, Design and Form 

Notwithstanding the loss of the historic property on site officers are also concerned with the 

design, form and massing of the proposed properties. 

 

Policies OS2 and OS4 seek a high quality of design.  Policy OS2 clearly advises that new 

development should be proportionate and appropriate in scale to its context and should form a 

logical complement to the existing scale and pattern of development and should relate well to 

the character of the area.  Similarly Policy OS4 seeks a high quality of design that respects, inter 

alia, the historic and architectural character of the locality, contributes to local distinctiveness 

and, where possible, enhances the character and quality of the surrounding.  The NPPF also 

makes it clear that creating high quality buildings and places is fundamental to what the planning 

and development process can achieve and the recently published National Design Guide 

provides advice on the components of good design which includes the context for buildings, 

form and scale, appearance, landscaping, materials and detailing.   

 

As identified above, the character of the area is low density in a linear pattern on generous 

plots. The overall topography of the area is on a gradient falling from the east to west meaning 

that the properties on the east side of the (B4022) road are in an elevated position to the site 

and dwellings on adjacent side of the road. The properties along this section of the road are set 

back from the road by approx. 12m on the west side and approx. 20m on the east side.  

 

In terms of scale and form the 4 proposed detached dwellings are significantly larger than the 

properties surrounding the site and appear cramped with little spacing between the dwellings. 
Whilst this gap may be similar to spacing with other plots in the vicinity the significantly larger 



dwellings of this scheme mean the gap appears smaller and the plot cramped and 

overdeveloped as viewed within the streetscene. Whilst the amended scheme removed the 

forward projecting/separate garages and tall chimneys, the dwellings are still considered to be 

out of character for the locality.  

 

The 4 large detached dwellings, with hipped roof formations and high level flat roof elements 

have significant deep plan forms. Also whilst in form the dwellings are one and half storey, in 

height they are comparable to a two storey dwellings, which are significantly taller than the 

surrounding properties. This difference is particularly apparent when compared to the property 

to the south of the site with a difference of 1.7m between ridge heights. 

The increase in ridge heights is further accentuated by the uncharacteristic hip roof design (of 

Plot 1 and 4) which draw the eye up making them appear even taller and therefore out of 

character for the area.  

As identified within Chapter 4 of the West Oxfordshire Design Guide (Local Character) the 

area (Lime Wolds) is characterised by; 
"Distinctive building features include the famous, creamy limestone, which, together with the 

extensive use of limestone slates for roofs, creates built environments of strong local character 

and consistency. Long fronts, narrow gables, and steeply pitched roofs are typical." 

 

Whilst they may not be visible the use of high level flat roof elements in this scheme which 

extend the plan form and overall size of the dwellings means that they lose the traditional 

proportions which characterise the area. Many of the single and one and half storey bungalows 

in the locality have traditional pitchs, proportions and simple forms. However the proposed 

scheme has a series of hips and gables which leads to contrived extended plan and roof forms. 

This leads to the resulting dwellings being discordant with the local character for the area. 

 

Whilst Officers do not expect a replication of the surrounding bungalows and appreciate that 

the site can accommodate larger dwellings, the overall design needs to be rooted in traditional 

proportions and forms, rather than the use of flat roof elements to enlarge and extend the size 

of the dwellings.  

 

Overall the taller ridge heights and the uncharacteristic deep plan form means the dwellings are 

significantly larger than any of the surrounding properties. Officers therefore consider that the 

design of the dwellings fails to form a logical compliment to the existing established character of 

the locality and the proposed scheme is not considered proportionate and appropriate in scale 

in comparison to its context.   

 

Highways 

County Highways were consulted as part of the application and raised no objection to the 

scheme. Officers therefore consider the scheme acceptable in this regard.  

 

Residential Amenities 

The site has properties adjacent to both the north and south boundaries. The property 

adjacent to the northern boundary (No 67) sits at a slightly elevated position to the site. 

Therefore given the separation distance of approx. 7m and with no windows along the side 



elevation of plot 1 officers are satisfied that there will be no negative impacts by way of 

overlooking, overbearing or loss of light, over and above the existing dwelling on the site.  

 

On the southern boundary the property, adjacent (No 51) sits in similar position to the 

development site. There is a planning permission (19/01221/HHD) relating to this property. 

However the 3 years expiry was the 29.05.19 therefore officers have not considered this as an 

extant permission as no evidence could be found to confirm that the development had 

commenced.   The proposed design of plot 4 is significantly taller (approx. 1.7m difference in 

ridge heights) compared with No 51 with a  separation distance of 5m (side to side). There are 

no habitable rooms along the side elevation of No 51. therefore officers consider there to be 

no negative amenity impacts as a result of the development.  

 

Conclusion. 

 

In light of this assessment, taking in consideration the design, neighbouring amenity and layout, 
this proposal fails to comply with policies OS2, OS4, and EH16 of the adopted Local Plan 2031, 

relevant sections from the NPPF and West Oxfordshire Design Guide 2016. 

 

 

6 REASONS FOR REFUSAL 

 

1  The proposed scheme by reason of its siting, design, massing and scale would create an 

uncharacteristic form of development that fails to form a logical compliment to the existing 

scale and pattern of development and results in the loss of a historical building (a Non- 

Designated heritage asset). The proposal is therefore considered contrary to Policies OS2, OS4 

and EH16 of the West Oxfordshire Local Plan 2031, the relevant advice in the NPPF and the 

West Oxfordshire Design Guide. 
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