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

Proposed photovoltaic solar panel installation comprising 42 panels on the roof of the spa building and 

120 ground mounted panels 

 



Applicant Details: 

Mr Mark Smith 

Bridge House 

Bridge Street 

Shilton 

Burford 

Oxfordshire 

OX18 4AA 

 

1 CONSULTATIONS 

 

District Ecologist Holding objection due to insufficient information on biodiversity- see 

website for full comments.  
 

MOD MOD (Brize Norton) No objection.  
 

Parish Council The Parish Council object to the application in its current form. We 

have no objection to the panels proposed on the roof of the existing 

spa, which is in itself somewhat incongruous in a conservation area, 

but can see no justification for the proposed ground based panels. 

 

The proposed site is within the Shilton Conservation Area and the 

panels will in no way enhance the local landscape. Our general 

disposition is to be supportive of green energy initiatives provided 

they are reasonably unobtrusive. The standard that is applied in the 

conservation area must be quite high if that designation is have any 

real meaning. As stated in the Landscape and Visual Appraisal included 

in the application, the appraisal was carried out during early summer 

when trees and vegetation on and surrounding the site were leafed 

out. As everyone in Shilton will be aware, once the leaves fall the spa 

is clearly visible from the B4020 and the ground based panel will be 

visible from various points in the neighbourhood for several months 

of the year. 

 

The Shilton Neighbourhood Plan 2018-2031 emphasises that Shilton 

has retained its meadows that sweep down to the heart of the village 

in a way that binds the settlement with the surrounding country. 

Placing 120 solar panel in one of these meadows would be in direct 

contravention of Policy SH2 of the Neighbourhood Plan. 

 

We would point out the neighbourhood area is already providing a 

large amount of solar electricity from the large sites in Stonelands and 

Kencot. When both sites were proposed we were assured that 

extensive plant screening would be undertaken to minimise the visual 

effects on the local area. In both cases most of the planting has died 

and the sites are clearly visible from a considerable distance.  
 

Conservation And Design 

Officer 

Although I consider the installation of photovoltaic solar panel 

installation comprising 42 panels on the roof of the spa building could 

be supported, however, I consider that 120 ground mounted panels 



within historic rural paddocks would be insupportable. 

 

The proposal affects the character and appearance of formerly open 

paddocks (as shown on 1875 OS maps), and the setting and views out 

from and into Bridge House a 17th century grade II listed former 

farmhouse (List Entry Number: 1266165). The proposal would result 

in the addition of overly modern features (inc. new hedge line) and 

associated paraphernalia which would negatively alter, urbanise and 

divide the rural paddocks within the curtilage of Bridge House, as well 

as negatively affecting the appearance of Shilton Conservation Area.  

 

: I do not think the applicant has adequately assessed the impact; only 

some views, and mainly from outside the site. The setting and views 

into and out from of all of the heritage assets should have been 

assessed as part of this application by a suitably qualified person - 

aligned with Historic England's criteria for Setting. 

 

There is a reliance on the screening the proposal from public views 

etc., however, within HE's guidance it states under - Access and 

Setting: Because the contribution of setting to significance does not 

depend on public rights or ability to access it, significance is not 

dependent on numbers of people visiting it; this would downplay such 

qualitative issues as the importance of quiet and tranquillity as an 

attribute of setting, constraints on access such as remoteness or 

challenging terrain, and the importance of the setting to a local 

community who may be few in number. The potential for 

appreciation of the asset's significance may increase once it is 

interpreted or mediated in some way, or if access to currently 

inaccessible land becomes possible. 

 

The other concern I have relates to splitting off of the paddock - 

albeit that it is by hedging for screening purposes, it would see the 

cumulative change and loss to the historic openness of this paddock, 

harming the character and appearance of the heritage assets as a 

result of changes to their setting.  

 

Other concerns I have relate to the lack of information / requirement 

for extra information: 

• the heights in section of the solar panels (stated to be 

2819cm) can be seen the specification plan, and the location 

can be seen on the site plan, but it would be useful to see a 

how the panels would look in the streetscene with/without 

screening. 

• About the paraphernalia for the solar panels: would there be 

batteries / buildings / structures / security features / fences as 

well as the panels? This information would be a crucial part of 

the assessment. 

 

From a conservation point of view, and having visited the site, I 

consider there is harm to the listed building as a result of the addition 



of modern and intrusive features within its setting; altering the 

historic landscape from a historic paddock with a pleasant rural / 

pastural character and appearance to a more urban/ industrial 

character. Likewise, for the same reasons it harms the character and 

appearance of the conservation area; also, the panels will be visible 

from the public footpath.  

 

I consider this harm would be moderate less than substantial harm to 

the heritage assets as a result to harm to their setting, character and 

appearance. Therefore, I raise an objection to this application. 

 

With regard to the impact of the proposal on the character and 

appearance of heritage assets, I consider the application is contrary to 

legislation, NPPF Section 16 (2024), and LP policies: EH9, EH10, EH11 

and EH13.   
 

2 REPRESENTATIONS 

 

2.1 The application has drawn comments from eight third parties. Six in support and two in objection, 

the material considerations raised are summarised below.  

 

Support Comments 

 

• Large carbon saving through use of panel to heat pool and dwelling and reduction of demand on 

National Grid; 

• Site largely obscured from public view and proposal would result in minimal impact; and  

• Proposed planting would soften any views. 

 

 

Objection Comments 

 

• Harm to character and appearance of the area and rural setting of the village; 

• Proposal would be on an industrial scale unnecessary for residential purposes and are out of all 

proportion in a village location; and 

• Panels will not last 30-35 years and should be subject to condition ensuring removal at the end 

of a fixed period.  

 

3 APPLICANT'S CASE 

 

3.1 The application is supported by a Design and Access Statement, the key points of which are 

summarised below. Other supporting documentation including Heritage Statement and Landscape 

and Visual Impact Assessment are available to view on the Council's website. 

 

Design and Access Statement Summary 

 

'The site occupies an area of approximately 3.6 hectares and consists of the main dwelling called Bridge 

House and adjacent garage buildings together with an earth sheltered Spa building which received planning 

approval in 2019 (ref. 19/02767/HHD) and replaced an existing tennis court. 

 



The site is well screened along the boundary of the B4020 and Bridge Street by extensive hedgerows and 

mature trees which limit incoming views. 

 

The client seeks permission to install 120 panels as part of a ground mounted array in an area adjacent to 

their house, together with 42 panels on the flat roof the earth sheltered Spa building to provide renewable 

sustainable electricity for their residential energy demands. 

 

The ground mounted panels will be installed in an existing low value paddock. The field is well screened with 

limited views from the surrounding roads or properties. Information regarding any ecological interest within 

the site has been provided in the Ecology Survey and Biodiversity Net Gain Report. 

 

The ground mounted panels will be further screened from potential incoming views from the north by the 

installation of a new planted hedge along the length of the proposed installation. The panels will be ground 

mounted using Park Tegra Ground Anchor support frames. 

 

The contained nature of the site and intervening topography and vegetation effectively reduce the visual 

impacts of the proposed development to a negligible level in short range views from the village context. 

Where medium range views are possible from the dwellings to the north on the opposite side of Bridge St, the 

proposed mitigation planting will effectively screen the development. Distant glimpse views afforded from 

dwellings on the upper slopes of the Shill Brook valley to the south west are at sufficient distance to render 

the proposals unremarkable within their context. 

 

The electricity consumption and increased energy costs have motivated the client to investigate options to 

improve the energy efficiency of their property and associated buildings but there are limited opportunities 

without disturbing the historic fabric of the building. The client has therefore consulted with a leading solar 

energy services provider to examine the feasibility of providing a solar panel installation in an area of available 

and low value land which can be discreetly installed to limit any impacts on the listed building. The proposals 

will therefore provide a green energy solution which will reduce carbon emissions and energy bills. Solar 

energy is one of the cleanest and most abundant sources of renewable energy. By harnessing the sun's power, 

it is possible to lessen the reliance on fossil fuels and reduce the harmful greenhouse gases. This shift to solar 

energy plays a key role in the fight against climate change and in safeguarding the planet. The property's 

current electrical use is estimated to be responsible for over 50,000 kg of CO 2 each year by using grid 

electricity. The solar panels will reduce these emissions by a calculated 70% saving an estimated 37,192 kg 

of CO2 emissions each year. 

 

A strategic approach to minimise adverse biodiversity impacts in line with the mitigation hierarchy and 

biodiversity gain hierarchy has informed the proposals. The panel array is deliberately located to avoid onsite 

habitats of higher quality. The enhancement of existing onsite habitats has been prioritised. The newly created 

wildflower area will create a stepping stone site for local pollinators and a resource for seed eating birds. Best 

practice management of wildflower areas is well understood and with the appropriate seed mix selection is 

realistically achievable and unlikely to fail. The proposed enhancements deliver a Habitat and Hedgerow unit 

net gain of 21.84% and 239.09% respectively. The BNG target is thus met. 

 

The number and location of solar panels have been considered to suit the solar orientation and to provide the 

required energy demands. It is considered that locating solar panels on the roof the listed Bridge House would 

have too much impact on the heritage asset. The unfavourable orientation and limited roof area also means 

this is not a feasible option. The proposed location beyond the immediate curtilage and out of site of the 

Bridge House ensure the proposals will have no adverse impact on the site or surrounding area. 

 



The client has previously submitted a Pre-App to seek out the views of the Local Planning Authority. The 

response Ref. 24/00078/PREAPP has been fully considered and has helped to inform the subsequent Full 

Plans application. 

 

The solar panels provide renewable sustainable electricity for the energy demands of the client. The 

established natural screening along the boundaries ensure the proposals will not affect the local amenity and 

the environment is not compromised. The solar panels provide renewable sustainable electricity for the energy 

demands of the client. There is no loss of significance of the setting of any adjacent buildings and any 

consideration of harm is outweighed by environmental benefits.' 

 

4 PLANNING POLICIES 

 

SHILNP Shilton Neighbourhood Plan 

OS1NEW Presumption in favour of sustainable development 

OS2NEW Locating development in the right places 

OS3NEW Prudent use of natural resources 

OS4NEW High quality design 

EH2 Landscape character 

EH3 Biodiversity and Geodiversity 

EH6 Decentralised and renewable or low carbo 

EH8 Environmental protection 

EH9 Historic environment 

EH10 Conservation Areas 

EH11 Listed Buildings 

EH13 Historic landscape character 

DESGUI West Oxfordshire Design Guide 

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

 

5 PLANNING ASSESSMENT 

 

Background Information 

 

5.1 The application seeks planning permission for the installation of photovoltaic solar panels comprising 

42 panels on the roof of the spa building and 120 ground mounted panels at Bridge House, Bridge 

Street, Shilton. The application has been deferred from last month's meeting to allow for Member 

site visit.  

 

5.2 The application site is comprised of 0.36ha of land to the west of Bridge House including pool 

house/gym building consented under application ref. 19/02767/HHD, section of paddock to the west 

and access via existing field gate to the south.  

 

5.3 The host dwelling is Grade II listed and lies approximately 18m from the pool house/gym building. 

The site is wholly within the Shilton Conservation Area and is brought before Members due to the 

objection of Shilton Parish Council to the siting of ground-mounted solar panels on agricultural land. 

 

Relevant Planning History 

 

5.4 Bridge House has been subject to multiple planning applications in recent years, your Officers 

consider that in this case, the following is most pertinent: 

 



19/02767/HHD- Construction of a new earth-sheltered swimming pool, pool house and gym 

together with associated landscaping works. Approved Dec 2019.  

 

The Proposal 

 

5.5 The proposed development follows pre-application engagement with officers and involves the siting 

of 42 roof mounted solar panels on the flat roofed building consented under 19/02767/HHD. To the 

west, in an area of undeveloped agricultural paddock, three rows (120) of ground mounted panels on 

A-frame support structures would be installed. The structures would total 2.8m in height and face 

south. The panels would generate 71.3MWh of electricity annually, providing a total saving of 18 tons 

of CO2 per year. The scheme also includes proposals to plant additional hedgerow screening to the 

northern site boundary.  

 

Development Plan  

 

5.6 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires applications for planning 

permission to be determined in accordance with the development plan unless material considerations 

indicate otherwise. Section 70 (2) of the Town and Country Planning Act 1990 provides that the 

local planning authority shall have regard to the provisions of the development plan, so far as material 

to the application, and to any other material considerations. In this case, the development plan is 

comprised of the West Oxfordshire Local Plan 2031 ('WOLP') and Shilton Neighbourhood Plan 

('SNP'). 

 

5.7 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: 

 

• The Principle of Development; 

• Design, Scale and Form; 

• Impact on Heritage Assets; 

• Landscape and Visual Impact; 

• Residential Amenity; and  

• Ecology 

 

The Principle of Development 

 

5.8 In light of Policies OS3 and EH6, Officers are minded to support renewable energy proposals in 

principle, and recognise the importance that such schemes will play in addressing the climate and 

ecological emergency. Policy OS3 states that minimising use of non-renewable resources, including 

land and energy, and maximising opportunities for travel by sustainable means should be considered 

and the proposed solar panels would comply with this policy. Policy EH6 references that renewable 

or low-carbon energy development should be located and designed to minimise any adverse impacts, 

with particular regard to conserving the District's high valued landscape and historic environment.  

 

5.9 Section 14 of the revised NPPF sets out that the need to mitigate and adapt to climate change should 

also be considered in preparing and assessing planning applications, taking into account the full range 

of potential climate change impacts (para. 163). Paragraphs 167-168 of the updated NPPF states:  

 

'Local planning authorities should also give significant weight to the need to support energy efficiency 

and low carbon heating improvements to existing buildings, both domestic and non-domestic 

(including through installation of heat pumps and solar panels where these do not already benefit 



from permitted development rights). Where the proposals would affect conservation areas, listed 

buildings or other relevant designated heritage assets, local planning authorities should also apply the 

policies set out in chapter 16 of this Framework. 

 

5.10 When determining planning applications for all forms of renewable and low carbon energy 

developments and their associated infrastructure, local planning authorities should:  

 

a) not require applicants to demonstrate the overall need for renewable or low carbon energy, and 

give significant weight to the benefits associated with renewable and low carbon energy 

generation and the proposal's contribution to a net zero future;  

 

b) recognise that small-scale and community-led projects provide a valuable contribution to cutting 

greenhouse gas emissions'. 

 

5.11 Given the above policy context, the principle of development is considered acceptable subject to 

consideration of the remaining matters above against the development plan and relevant material 

considerations. 

 

Design, Scale and Form 

 

5.12 WOLP Policy OS4 states that new development should respect the historic, architectural and 

landscape character of the locality. Further, the general principles of Policy OS2 require development 

to be of a proportionate and appropriate scale to its context and form a logical complement to the 

established pattern and character of the area. Section 12 of the National Planning Policy Framework 

('NPPF') reinforces the fundamental nature of good design to sustainable development and states that 

'good design is a key aspect of sustainable development' (Para. 131). 

 

5.13 In terms of siting, your officers consider that the siting of solar panels on the roof of the recently 

constructed flat-roofed pool house/gym represents a logical, proportionate and appropriate location 

in design terms. The roof mounted panels would be comparable in terms of projection to existing 

rooflights and set at a pitch of 10 degrees. The ground mounted panels would be sited in relatively 

close proximity to the buildings they would serve and have been placed in order to avoid 

encroachment into the steeply sloping northern part of the paddock. The application also includes 

justification regarding the chosen siting which outlines that the site is optimal in terms of solar 

orientation and has been chosen to avoid the need to alter the listed building itself and provide visual 

separation between the panels and main house. In terms of design, the panels are unremarkable in 

appearance and read as typical of development of this nature. The impact of the proposals upon the 

character and appearance of the area is fully considered in the next section.   

 

Impact on Heritage Assets 

 

5.14 Given the application site within the CA, officers are required to take account of Section 72(1) of 

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

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

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

 

5.15 Officers consider that the application site is within the setting of the listed host dwelling. Therefore, 

officers are required to take account of section 66 of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 as amended which states that considering development which affects a listed 



building, the local planning authority shall have special regard to the desirability of preserving the 

building or its setting or of any features of special architectural or historic interest which it possesses. 

 

5.16 Section 16 of the NPPF (Conserving and enhancing the historic environment) is also an important 

material consideration in this assessment and states that in determining applications, LPAs should 

take account of the desirability of sustaining or enhancing the significance of heritage assets. 

Paragraph 212 states that when considering the impact of a proposed development on the 

significance of a designated heritage asset, such as a listed building or conservation area, great weight 

should be given to the asset's conservation (and the more important the asset, the greater the weight 

should be). Any harm to, or loss of, the significance of a designated heritage asset (from its alteration 

or destruction, or from development within its setting), should require clear and convincing 

justification (paragraph 213). Paragraph 215 states that where a development proposal will lead to 

less than substantial harm to the significance of a designated heritage asset, this harm should harm 

should be weighed against the public benefits of the proposal. WOLP Policies EH9, EH10 and EH11 

are directly relevant to the application with regard to the impact of the proposal upon designated 

heritage assets.  

 

Heritage significance of Bridge House and the CA 

 

5.17 Bridge House is a Grade II listed former farmhouse dating to the C17. The building displays a 

strongly vernacular character and appearance, using steeply pitched roofs, mullioned windows and 

local stone. Officers therefore consider that its significance is largely drawn from its architectural as 

well as historic interest. Bridge House contributes to the character and appearance of the CA, which 

is more broadly characterised by a low-density and organic pattern of development that is defined by 

the enclosed valley topography. Dry stone walls and the interplay between the settlement and wider 

agricultural landscape are an important characteristic, as is the consistent use of local stone for walls 

and roofs. 

 

Contribution of the site to the significance of Bridge House and the CA 

 

5.18 The application site is composed of two distinct main elements, the recently constructed pool/gym 

building, which replaced a pre-existing tennis court, and undeveloped paddock land. Given that the 

building is a modern construction, it is not considered to positively contribute to the heritage 

significance of the listed host dwelling or wider CA. The parcel of undeveloped agricultural land on 

which the proposed panels would be located forms a relatively small portion of the wider paddock 

which extends to the north and south and is under common ownership. However, given the 

historical relationship between the listed host dwelling and surrounding agricultural land, the site is 

considered to positively contribute in part to its significance through exemplifying this relationship. 

As set out above, the valley topography in which the village sites has historically contained 

development, leading to an enclosed character and rural setting. The inclusion of surrounding 

agricultural land (including the application site) with the CA exemplifies its contribution to the 

heritage significance of the CA. The site itself is relatively contained in visual terms owing to the 

topography as well as strong boundary vegetation however, officers consider that the undeveloped 

portion of the site does provide a positive contribution to the setting of the host dwelling as well as 

character and appearance of the CA.  

 

Impact of the proposal upon the significance of Bridge House and the CA 

 

5.19 The proposed siting of solar panels on the roof of an existing modern structure is considered to 

result in a negligible impact upon the heritage significance of the host dwelling and the CA. This is 



due to their limited projection above the roof and that they would be read in the context of the 

existing contemporary building with limited intervisibility with Bridge House.  

 

5.20 The siting of panels in the undeveloped part of the site would result in the partial erosion of the 

pleasant rural, pastoral landscape setting of the host dwelling and village and the introduction of 

modern features resulting in a limited urbanising effect. On this basis, the Council's Conservation 

Officer has stated that the proposal would result in an adverse impact upon identified heritage assets. 

In terms of the magnitude of harm identified, the ground mounted panels would be visible in middle 

distance views from the south at the field gate access to the paddock but would be screened in 

viewed from the B4020 to the north by proposed hedgerow planting and intervening topography. 

From the road through the village itself, the site is obscured due to the intimate valley bottom setting 

of the village, which as well as the recently constructed building, limits invisibility with the host 

dwelling. In addition, officers consider that the panels, whilst significant in scale, would appear as 

reversible features read in close proximity to existing residential built form and could be conditioned 

to be removed once their use ceases. Further, the area around the mountings would remain 

undeveloped land, thereby allowing some appreciation of the pastoral character of the site to remain. 

On this basis, the proposed development is considered to result in 'less than substantial' harm to the 

heritage significance of the listed host dwelling by way of adverse impact on its setting as well as to 

the character and appearance of the CA by virtue of the erosion of the rural and pastoral setting of 

the village. Officers consider that for the reasons as set out, this harm would fall towards the lower 

end of less than substantial. Officers have requested additional justification from the applicant in 

relation to this harm (noting NPPF para. 213) who have set out that the number of panels provided is 

necessary in order to generate enough electricity to significantly offset the usage of the pool/gym 

building year-round and surplus electricity would only be generated in summer months.  

 

Heritage balance 

 

5.21 Having identified less than substantial harm to the significance of designated heritage assets, to 

which great weight must be applied, the balancing exercise set out under Paragraph 215 of the NPPF 

must be undertaken whereby the public benefits of the scheme are weighed against the heritage 

harms. In this case, the harm identified is considered to fall towards the lower end of less than 

substantial in the terms of the NPPF. The public benefits of the scheme are considered to result from 

the low carbon method of energy generation proposed, resulting in a saving of 18 tons of CO2 per 

year compared to the existing situation. Officers apply significant weight to this benefit as set out in 

NPPF para. 167. In this case and given the modest level of heritage harm identified, whilst applying 

great weight to this harm, the public benefits resulting from the scheme are considered to outweigh 

the heritage harm and this heritage balance falls in favour of the application.   

 

Landscape and Visual Impact 

 

5.22 WOLP Policy EH2 deals with landscape character and is also directly relevant in this case. It states:  

 

'The quality, character and distinctiveness of West Oxfordshire's natural environment, including its 

landscape, cultural and historic value, tranquillity, geology, countryside, soil and biodiversity, will be 

conserved and enhanced. New development should conserve and, where possible, enhance the 

intrinsic character, quality and distinctive natural and man-made features of the local landscape, 

including individual or groups of features and their settings, such as stone walls, trees, hedges, 

woodlands, rivers, streams and ponds… Proposals which would result in the loss of features, 

important for their visual, amenity, or historic value will not be permitted unless the loss can be 



justified by appropriate mitigation and/or compensatory measures which can be secured to the 

satisfaction of the Council.' 

 

5.23 The SNP also describes the local landscape character as:  

 

• Shilton is situated on the banks of the Shill Brook, which feeds into the River Thames six miles 

to the south. The ancient village remains relatively unspoiled as a farming village and most of 

the settlement has been designated as a Conservation Area. 

 

• Shilton retains the buildings, topography and rural placement of a Cistercian Farming Grange. 

 

• Shilton has retained its meadows that sweep down to the heart of the village in a way that binds 

the settlement with its surrounding country. 

 

5.24 As set out in the previous section, the proposal would lead to a partial erosion of the rural and 

pastoral setting of the village through the introduction of solar panels into currently undeveloped 

paddock land, although would be largely screened by topography and intervening vegetation from 

outside the site. Given the limited scale and reversibility of the proposed development, as well as 

proposed landscaping interventions such as structural planting to contextualise and screen the 

panels in public views from the north and south, which can be secured via condition, officers 

consider that the landscape and visual effects arising from the proposal would be initially slightly 

adverse, reducing to negligible with mitigation planting. The application is therefore considered to 

comply with WOLP Policies OS2 and EH2, as well as the SNP in this regard.  

 

Residential Amenity  

 

5.25 WOLP Policy OS2 states that new development should be compatible with adjoining uses and not 

have a harmful impact on the amenity of existing occupants. The importance of minimising adverse 

impacts upon the amenity of future and neighbouring occupiers is reiterated in Policy OS4, the West 

Oxfordshire Design Guide and the NPPF.  

 

5.26 Officers consider that due to nature of the proposed development, location of the panels and 

separation distance to neighbouring properties that no significant impact will result upon 

neighbouring occupiers by way of overlooking, loss of privacy, overbearing, loss of light or other 

nuisance issues such as glint and glare. In light of this assessment, officers consider that the proposal 

is acceptable in terms of neighbourly amenity and accords with WOLP Polices OS2 and OS4. 

 

Ecology 

 

5.27 WOLP Policy EH3 seeks to protect and enhance biodiversity in line with Chapter 15 of the NPPF 

which outlines that the planning system should aim to deliver overall net gains for biodiversity.  

 

5.28 The application is subject to statutory Biodiversity Net Gain ('BNG').  

 

5.29 The submission has been reviewed by the Council's Biodiversity Officer, who has raised a holding 

objection due to insufficient information on biodiversity, including on BNG related matters. Officers 

anticipate that the comments can be addressed through the submission of additional information and 

therefore officers seek provisional approval subject to additional information being received and 

deemed satisfactory by the Biodiversity Officer, including planning conditions to be attached to the 

consent as requested by the Biodiversity Officer. A further verbal update will be given at the meeting.  



 

Other Matters 

 

5.30 No material impact with regard to highways, drainage or other planning matters are identified. 

 

Recommendation and Planning Balance  

 

5.31 As set out above, the proposal would result in a low level of less than substantial harm to the 

significance of designated heritage assets, to which great weight must be applied. Conversely, the 

scheme would result in public benefits through the low carbon method of energy generation 

proposed, resulting in a saving of 18 tons of CO2 per year. As under the initial heritage balance, 

officers apply significant weight to this benefit.  

 

5.32 Therefore, on balance given the modest level of heritage harm identified, whilst applying great 

weight to this harm, the public benefits resulting from the scheme are considered to outweigh the 

heritage harm.   

 

5.33 In light of this assessment, the application is considered to accord with adopted West Oxfordshire 

Local Plan 2031 Polices OS1, OS2, OS3, OS4, EH2, EH6, EH8, EH9, EH10, EH11 and EH13, the 

Shilton Neighbourhood Plan 2031, NPPF 2024, the West Oxfordshire Design Guide 2016 and to all 

the relevant material considerations set out. The application is therefore recommended for 

provisional approval subject to resolution of ecology and BNG matters with any additional conditions 

to be agreed in writing with the Chair.  

 

6 CONDITIONS 

 

 

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

date of this permission. 

 

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

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

 

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

 

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

 

3. The development shall be constructed with the materials specified in the application. 

 

REASON: To ensure that the development is in keeping with the locality and for the avoidance of 

doubt as to what is permitted.  

 

4. Hedges shall be planted along the northern and southern boundary of the land before the ground-

mounted panels hereby approved are installed in accordance with details that have been submitted 

to and approved in writing by the Local Planning Authority. The hedges shall thereafter be so 

tended as to grow to, and to remain at, a height of not less than 4 metres on the northern 

boundary and 2 metres on the southern boundary.   

 

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

 



5. Within six months of the cessation of use of the solar panels for electricity generating purposes, the 

solar panels together with any supporting apparatus, mountings, cabling, foundations and other 

associated equipment shall be removed from the land and the land shall be restored to a condition 

matching the surrounding site.  

 

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

 

 

 

Contact Officer: James Nelson 

Telephone Number: 01993 861712 

Date: 26th February 2025 
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Application Details: 

Conversion of ancillary accommodation to pub letting bedrooms, formation of a first floor fire exit along 

with erection of an external fire staircase, a new structural opening within an existing garden wall and 

installation of a roof light. 



 

Applicant Details: 

Mrs Georgina Pearman 

Clanfield Tavern 

Bampton Road 

Clanfield 

Bampton 

Oxfordshire 

OX18 2RG 

 

1 CONSULTATIONS 

 

OCC Highways OCC Highways Recommendations 

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 

 

Conditions 

• none 

 

Comments 

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

impact (in terms of highway safety) on the adjacent highway network  
 

Env Health Noise And Amenity Edward Vandyck, SEHO I note that there is no air handling / Air 

Source Heat Pump (s) indicated in the application. At this location, 

any external plant is likely to require a noise assessment by a suitably 

qualified person. 

 

No objection to proposal but I would ask for the following conditions 

to be attached to any consent granted: 

 

1. Hours of work in connection with the application be limited 

to 08:00-18:00 Monday to Friday, 08:00-13:00 on Saturday 

with no working on Sunday or Bank/Public Holidays. 

2. Prior to the commencement of any works the applicant shall 

submit to, and have approved by, the Local Planning Authority 

a short Construction Management Plan (CMP). The plan shall 

include, but not be limited to, details on how noise dust and 

vibration are to be controlled and minimised along with 

details of delivery times and material storage, contractor 

parking and welfare facilities and waste and recycling 

management. 

 

Reason: To protect the amenity of the neighbourhood.  
 

Environment Agency Environment Agency The Environmental Permitting (England and 

Wales) Regulations 2016 require a permit or exemption to be 

obtained for any activities which will take place: 

 



• on or within 8 metres of a main river (16 metres if tidal) 

• on or within 8 metres of a flood defence structure or 

culverted main river (16 metres if tidal) 

• on or within 16 metres of a sea defence 

• involving quarrying or excavation within 16 metres of any 

main river, flood defence (including a remote defence) or 

culvert 

• in a floodplain more than 8 metres from the river bank, 

culvert or flood defence structure (16 metres if it's a tidal 

main river) and you don't already have planning permission 

 

For further guidance please visit https://www.gov.uk/guidance/flood-

risk-activitiesenvironmental-permits or contact our National 

Customer Contact Centre on 03708 506506 (Monday to Friday, 8am 

to 6pm) or by emailing enquiries@environmentagency.gov.uk  
 

Parish Council Clanfield Parish Council OBJECTION on the grounds that this 

application does not include any extra parking provision. It is noted 

that the current carpark is already at full capacity.  
 

2 REPRESENTATIONS 

 

2.1 Four letters of representation have been received in objection to the proposed development. A full 

version of representations made is available on the Council's website which are summarised as 

follows: 

 

• Additional parking pressures upon the locality and village 

• Additional traffic pressures created by parking 

• Lack of sustainable transport options 

• Overdevelopment of village pub 

• Development not in the interest of village life 

• Internal layout of proposed bedrooms and access 

• Combination of letting rooms within the locality which is out of proportion with resident 

population 

• Lack of local amenities 

• Overlooking impact from proposed fire escape 

 

3 APPLICANT'S CASE 

 

3.1 A Design and Access Statement and a separate Heritage Statement have been submitted as part of 

the planning application submission. A full version of both statements is available on the Council's 

website.  

 

3.2 The Design and Access Statement is concluded as follows: "The proposed change of use of the upper 

floors at The Mason Arms, along with the introduction of a new external fire exit, will provide 

modern guest accommodation in a building of historical significance. The design has been carefully 

developed to ensure that the property retains its character while providing a safe, accessible, and 

sustainable environment for future users. We believe the proposal will enhance the building's long-

term viability and contribute positively to the local community and economy. 



 

We respectfully request approval of this application." 

 

3.3 The Heritage Statement is concluded as follows: "The proposed works at The Mason Arms are 

sympathetic to the building's historical and architectural significance. For the reasons set out in the 

body of this report, the proposed alterations are compatible with the 'special interest' and character 

of The Clanfield Tavern. The intention is to preserve and enhance the building's heritage & 

importantly the building will be provided with a sustainable use ensuring that it remains functional & 

accessible for future generations that is consistent with its character and fabric as a Grade II listed 

building. 

 

It will provide a high quality pub which will benefit the building, and surrounding areas generally. 

 

The works will not adversely affect the character or appearance of the Grade II listed building, and 

we respectfully request Listed Building Consent for the proposed alterations, which have been 

carefully designed to safeguard the building's integrity and heritage value. 

 

Proposal improves the overall functionality. While the works will have some impact on historic 

fabric, it is considered that this is of an acceptable degree and that a balance has been achieved 

between impact and the benefits of securing an appropriate long-term and sustainable use for the 

listed building." 

 

4 PLANNING POLICIES 

  

Adopted West Oxfordshire Local Plan 2031 Policies: OS2, OS4, EH3, EH7, EH9, EH11, EH12, E3, E4 

and E5  

Planning (Listed Buildings and Conservation Areas) Act 1990 

West Oxfordshire Design Guide 2016  

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

 

5 PLANNING ASSESSMENT 

 

5.1 BACKGROUND INFORMATION 

 

5.1.1 The application is to be heard before the Lowlands Planning Sub-Committee as the Clanfield Parish 

Council have submitted a representation in objection to the proposed development, in contrast to 

the Officers recommendation of approval.  

 

5.1.2 The Clanfield Parish Council are received as follows: "OBJECTION on the grounds that this 

application does not include any extra parking provision. It is noted that the current carpark is 

already at full capacity". 

 

5.1.3 The proposal seeks consent for the change of use of the first and second floor ancillary 

accommodation to pub letting bedrooms, the formation of a first-floor fire exit along with erection 

of an external fire staircase, a new structural opening within an existing garden wall and the 

installation of a roof light. 

 

5.1.4 The application site relates to The Mason's Arms (formerly known as Clanfield Tavern) is a public 

house located on the junction of Bampton Road and Bourton Road in Clanfield. The property is a 

Grade II listed building (entry number: 1053426 - Listing Name: Clanfield Tavern) and consists of an 



existing pub with rooms above which was built in the mid to late 17th century with later additions. 

The two-storey building with an attic is constructed in uncoursed limestone rubble with a stone slate 

roof. Vehicle access is available to the Northern side of the building leading to the gravelled car park 

to the rear.  

 

5.1.5 The site does not fall within a Conservation Area, is located within Flood Zone 1 and does not fall 

within any areas of special designated control. 

 

5.1.6 Relevant planning history: 

 

• Associated Listed Building Consent (24/02927/LBC) - Currently under consideration 

Internal and external alterations to include changes to all floor layouts, formation of a new 

opening on first floor for fire exit and erection of external fire staircase. Internal works to 

include refurbishment works throughout along with formation of a plant room above existing 

toilets on ground floor with ceiling hatch access from comms room, conversion of ground floor 

store room to bedroom with en suite, remedial works to stair case. External works to include a 

new structural opening within an existing garden wall and installation of a roof light. 

 

 

• 24/01239/LBC (Approved - 09.08.2024) - External alterations to install replacement externally 

illuminated main front and gable signage, non illuminated amenity boards on front and side 

elevations and the car park post sign along with the replacement of double sided hanging panel 

to existing post (illuminated by linolites) and erection of replacement internally illuminated menu 

case on front elevation. 

 

• 24/01251/ADV (Approved - 09.08.2024) - External alterations to repaint and change name to 

the Masons Arms of existing externally illuminated main front and gable signage, non illuminated 

amenity boards on front and side elevations, the car park post sign along with the replacement 

of double sided hanging panel to existing post (illuminated by linolites) and renew internally 

illuminated menu case on front elevation in aged bronze. 

 

• 24/01549/LBC (Approved - 09.08.2024) - (Amended Description) Internal and external 

alterations to include renewing bar/still room, panelling, form/alter window seats, new flooring 

to customer area, formation of under stair cupboard, add lime plaster to modern walls and 

replace modern stone with Indian sandstone. 

 

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

interested parties your Officers are of the opinion that the key considerations of the application are: 

 

• The Principle of Development; 

• Heritage Assets and Design; 

• Ecology and Biodiversity;  

• Highways;  

• Neighbouring amenity; 

 

5.2 PRINCIPLE OF DEVELOPMENT 

 

5.2.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires applications for 

planning permission to be determined in accordance with the development plan unless material 

considerations indicate otherwise. Section 70 (2) of the Town and Country Planning Act 1990 



provides that the local planning authority shall have regard to the provisions of the development plan, 

so far as material to the application, and to any other material considerations. In the case of West 

Oxfordshire, the Development Plan is the Local Plan 2031 adopted in September 2018. 

 

5.2.2 The development relates to the change of use of the ancillary accommodation to pub letting 

bedrooms, including internal alterations and the formation of a first floor fire exit along with erection 

of an external fire staircase to the rear of the building. The proposals also seek a new structural 

opening within an existing garden wall and the installation of a roof light. The proposed change of use 

is supported in principle by policy E3 of the Local Plan which supports the re-use of traditional 

buildings for employment, tourism and community uses to support the rural economy where the 

following criteria are met: 

 

• the existing form and design of the building(s) positively contribute to the character of the 

area; and 

• the building(s) are capable of conversion to the proposed use without necessitating 

alteration(s) or extension(s) which would harm the form of the original building and without 

removing features of historic, architectural or nature conservation interest; and 

• the building(s) are suitably located for the scale and type of the proposed use, having regard 

to the level of accessibility to settlements, facilities and services and impact on the character 

and amenity of the area.  

 

5.2.3 The proposed change of use is also supported by policy E4 of the Local Plan which utilises and 

enriches the natural and built environment and existing attractions of West Oxfordshire to the 

benefit of visitors and local communities. Policy OS2 of the Local Plan also regards proposals to 

support the effectiveness of existing businesses and sustainable tourism as appropriate. 

 

5.2.4 The proposed change of use is also supported by policy E5 of the Local Plan which sets out that 

the Council will support the development and retention of local services and community facilities to 

meet local needs and to promote social wellbeing, interests, interaction and healthy inclusive 

communities. The existing ground floor public house is being retained as part of the proposals with 

the first and second floors above being developed to support and positively contribute to this 

existing use to the benefit of the local community and economy. 

 

5.2.5 In terms of other material considerations, policy OS2 of the Local Plan states that all development 

should form a logical compliment to the existing character of the area, conserve and enhance the 

historic and natural environment and not have a harmful impact on the amenity of existing occupants. 

Therefore, the development can be considered acceptable subject to meeting these requirements. 

Each is assessed in turn below. 

 

5.3 HERITAGE ASSETS AND DESIGN 

 

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

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

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

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

interest which it possesses. This is reflected in policy EH11 of the Local Plan.  

 

5.3.2 Policy OS4 also refers to high quality design where buildings and features of historic significance 

should be conserved or enhanced and new development should demonstrate high quality design by 

having regard to design advice in the West Oxfordshire Design Guide. Policy EH9 considers the 



historic environment more broadly and the tests for determining proposals that will or have the 

potential to affect heritage assets. This is reflected in section 16 'Conserving and enhancing the 

historic environment' of the National Planning Policy Framework (NPPF). 

 

5.3.3 In terms of impact on the listed building and its setting, a Heritage Statement has been submitted 

which states that the property is a stone-built, low beam building, with several rooms and a pleasant 

garden which holds significant heritage value, both architecturally and historically. The house was 

constructed in 1610 and was opened as a public house in around 1793 and has since been extended 

to include a derelict neighbouring cottage.  

 

5.3.4 The works are limited internally to the modification of the upper floor layout to provide new 

bedroom facilities with en-suites, a more efficient layout and fire escape route. Acoustic and fire 

treatments are proposed to meet current building regulations. Where windows, roof and stonework 

are proposed, they are to be undertaken on a like for like basis to reflect the original proportions 

and materials and these works are also to include the introduction of internal roof insulation. The 

majority of the proposed alterations will be contained within the interior of the building, avoiding any 

major changes to the external appearance with exception of external escape stair. 

 

5.3.5 The application submission sets out that the upper floors of the public house are largely unused or 

underutilised and the works are to include the repair and refurbishment to the internal stair, floors, 

windows and roof which are to be undertaken in a sympathetic nature. The proposed creation of a 

secondary fire access and stair is considered to be of a clean and elegant design, using steel and stone 

in a simple design, in keeping with the appearance and setting of the existing building. The proposed 

works are considered to maintain the character of the building and ensure its long-term sustainability 

as a heritage asset which contributes positively to the local community and economy. The additional 

works including the proposed courtyard opening and rooflight are modest in nature and provide a 

neutral impact upon the heritage asset and its setting. On this basis, the proposed works are not 

considered to have a detrimental impact to and are sympathetic to the character or setting of the 

listed building. As such, your Officers consider that the character and setting of the listed building is 

preserved.    

 

5.3.6 It is also considered that the proposed development would fall within the setting of other Listed 

Buildings, which include the Double Red Duke (Grade II listed building (entry number: 1198933 - 

Listing Name: Plough Hotel) to the West and The Firs and attached barn which is a Grade II listed 

dwellinghouse to the South (entry number: 1053398). The proposed fire exit and stair will be partly 

visible from Bourton Road and the courtyard opening partly visible from Bampton Road. In 

consideration of their setting, modest scale and simple design it is considered that the special interest 

and setting of the surrounding listed buildings are conserved.  

 

5.3.7 The proposals have been considered at pre-application and the Conservation Officer has been 

consulted upon the current application(s) also and they consider that there are no issues from a 

heritage perspective. Overall it is considered that the proposal will preserve the special architectural 

and historic interest of the listed building in accordance with Section 66 of the 1990 Act and the 

significance of the designated heritage asset will be sustained, in accordance with Section 16 of the 

NPPF. Therefore, Officers consider that the works are in keeping with the character and appearance 

of the Listed Building, and their settings, and the development complies with policy EH9 and EH11 of 

the Local Plan and Section 16 of the NPPF. 

 

5.3.8 The proposed works are considered in keeping and respect the historic nature of the building, 

enabling the re-use of the ancillary accommodation above the existing public house use at ground 



floor level which is to be retained. The proposed works are considered to be in keeping and respect 

the historic nature of the building and as such, your Officers are of the opinion it would not give rise 

to any adverse impacts in regard to visual amenity issues. 

 

5.4 BIODIVERSITY 

 

5.4.1 The Local Planning Authority consider that the mandatory requirement of 10% Biodiversity Net 

Gain is not required for this proposal as submitted as the development falls within the size 

exemption of developments affecting less than 5 x 5 m of onsite habitat. 

 

5.4.2 The application seeks to convert existing underused ancillary accommodation to pub letting 

bedrooms which includes localised roof repairs where necessary. A such, no protected species are 

likely to be impacted by the proposals. An informative is attached to remind the applicant and 

relevant contractors of their responsibilities and associated national legislation with regard to 

protected species. On the basis of the above assessment, your Officers consider the above to be 

acceptable in terms of its biodiversity. 

 

5.5 HIGHWAYS 

 

5.5.1 Concern has been raised in representations from both the Parish Council and public 

representations regarding impact of the proposed conversion of the existing ancillary 

accommodation into pub letting bedrooms. Comments submitted have provided evidence of existing 

parking issues in the areas surrounding the existing public house including vehicles situated on double 

yellow lines and hatched areas.  

 

5.5.2 The existing parking arrangements for the public house consist of an expansive gravelled rear 

parking area and a row of parking spaces to the front of the property, adjacent to Bampton Road.  

The parking areas are considered sufficient for the proposed use in combination with both the 

existing public house use and surrounding parking requirements. The parking provision and relative 

increase in proposed use has been considered by the Oxfordshire County Council Transport 

Development Officer who has considered that "the proposal, if permitted, will not have a significant 

detrimental impact (in terms of highway safety) on the adjacent highway network". The consultation 

response does not object to the granting of planning permission and as such, a reason for refusal on 

highway safety or parking grounds is not justified in this instance. 

 

5.6 NEIGHBOURING AMENITY 

 

5.6.1 Policy OS2 of the Local Plan states that all new development should be compatible with adjoining 

uses and not have a harmful impact on the amenity of existing occupants. The proposals in part seek 

to use the existing ancillary accommodation within the first and second floors above the existing 

public house as pub letting bedrooms. The ground floor public house use is to be retained and the 

associated use above does not require any significant external alterations or extensions to be 

undertaken. Externally, a fire exit stair is proposed to the rear of the building, adjacent to the vehicle 

entrance, to provide an additional route of egress in case of emergency. The proposed use as letting 

accommodation is considered suitable in consideration of the associated use with the existing public 

house below and modest nature of the works proposed - seeking nine letting rooms within the 

existing built form. 

 

5.6.2 The proposed fire escape stair is considered necessary to allow the safety of proposed users of the 

first and second floor areas. The stair is proposed for a means of emergency escape only and in 



consideration of the relative use, position adjacent to the driveway entrance and relative vegetation 

and stone wall screening to the neighbouring dwelling to the North, 1 Bourton Close an adverse 

impact by overlooking or loss of privacy is not expected. Further, Officers have considered that due 

to the siting of proposed rooflight opening sought within the existing courtyard area, facing upwards, 

that an impact by overlooking or loss of privacy upon adjoining neighbouring property, The Turnpike, 

is not expected.  

 

5.6.3 Due to the modest scale and positioning of the proposed fire escape stair and rooflight opening, it 

is considered to be unlikely that the proposal would lead to significant harm to the neighbouring 

occupants by way of overbearing or loss of privacy. The Council's Environmental Health Officer 

(Noise & Amenities) has been consulted and no objection has been raised, subject to a condition 

restricting the construction hours and to provide a construction management plan prior to 

commencement of works to protect the amenity of the neighbourhood. However, due to the scale 

of the works, Officers consider that such conditions would be unreasonable and would not meet the 

criteria set out within paragraph 57 of the NPPF (2024). An informative has been attached to remind 

the applicant and their contractors that construction activity should conform to good practice 

guidelines, be time limited and have regard to Section 60 of the Control of Pollution Act 1974. 

 

5.6.4 Therefore, for the above reasons, it is considered that the proposal would be compatible with 

adjoining uses and unlikely to have a harmful impact on the amenity of neighbouring residents so as 

to warrant the refusal of the application.  

 

5.7 CONCLUSION 

 

5.7.1 The proposed change of use is supported in principle by policy E3 of the Local Plan which supports 

the re-use of traditional buildings for employment, tourism and community uses. The proposed 

change is considered consistent with the criteria outlined in this policy whereby the existing form and 

design of the building(s) positively contribute to the character of the area; the building is capable of 

conversion to the proposed use without works which would harm the form of the original building 

and its historic, architectural or nature conservation interest. Further, consideration has been given 

to the building(s) location, relationship to the existing public house and with regard to the level of 

accessibility to settlements, facilities and services including the impact on the character and amenity 

of the area. Overall it is considered that the proposal will preserve the special architectural and 

historic interest of the listed building and its setting. 

 

5.7.2 The proposed change of use is also supported by policy E5 of the Local Plan where the existing 

ground floor public house use is being retained and the associated development of the first and 

second floors as proposed are considered to support and positively contribute to this existing use to 

the benefit of the local community and economy. 

 

5.7.3 In light of the above assessment, your Officers consider the proposed development complies 

with the provisions of Policies OS2, OS4, EH3, EH7, EH9, EH11, EH12, E3, E4 and E5 of the 

adopted West Oxfordshire Local Plan, the Planning (Listed Buildings and Conservation Areas) 

Act 1990, the WODC Design Guide 2016 and the relevant paragraphs of the NPPF 2024. 

Therefore, the development is recommended for approval, subject to the conditions and 

informatives as set out. 

 

 

 

 



 

6 CONDITIONS 

 

 

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

date of this permission. 

 

REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act 1990 

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

 

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

 

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

 

3. The development shall be constructed with the materials specified in the application. 

 

REASON: To ensure that the development is in keeping with the locality and for the avoidance of 

doubt as to what is permitted.  

 

4. The occupation of the accommodation hereby permitted shall be limited to holiday purposes 

only. None of the accommodation hereby approved are to be used at any time as permanent 

accommodation or as a primary place of residence.  

 

REASON: The accommodation is on a site where residential development would not normally be 

permitted, and is unsuitable for continuous residential occupation. Longer stays more akin to second 

home use and permanent residential use are not likely to provide the same economic and social 

benefits to existing visitor attractions, tourist facilities and local communities, as supported by policy 

E4 of the West Oxfordshire Local Plan (2031). 

 

 

Notes to applicant 

 

1. 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). 

 

2. The Local Planning Authority consider that the mandatory requirement of 10% Biodiversity Net 

Gain is not required for this proposal as submitted. 

 

3. Construction activity should conform to good practice guidelines and have regard to Section 60 

of the Control of Pollution Act 1974. Hours of work in connection with the application shall be 

considerate of neighbouring properties and limited to 08:00-18:00 Monday to Friday, 08:00-

13:00 on Saturday with no working on Sunday or Bank/Public Holidays. 
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Application Details: 

Internal and external alterations to include changes to all floor layouts, formation of a new opening on 

first floor for fire exit and erection of external fire staircase. Internal works to include refurbishment 

works throughout along with formation of a plant room above existing toilets on ground floor with 



ceiling hatch access from comms room, conversion of ground floor store room to bedroom with en 

suite, remedial works to stair case. External works to include a new structural opening within an 

existing garden wall and installation of a roof light. 

 

Applicant Details: 

Mrs Georgina Pearman 

Clanfield Tavern 

Bampton Road 

Clanfield 

Bampton 

Oxfordshire 

OX18 2RG 

 

1 CONSULTATIONS 

 

Conservation And Design 

Officer 

Conservation and Design Response There are no issues with the 

additional information, from our point of view.  
 

Parish Council  No Comment Received.  
 

2 REPRESENTATIONS 

 

2.1 One letter of representation and accompanying photographs have been received in objection to the 

proposed development. A full version of representations made is available on the Council's website 

which are summarised as follows: 

 

• Additional parking pressures upon the locality and village 

• Additional traffic pressures created by parking 

• Internal layout of proposed bedrooms and access 

• Combination of letting rooms within the locality which is out of proportion with resident 

population 

 

3 APPLICANT'S CASE 

 

3.1 A Design and Access Statement and a separate Heritage Statement have been submitted as part of 

the planning application submission. A full version of both statements is available on the Council's 

website.  

 

3.2 The Design and Access Statement is concluded as follows: "The proposed change of use of the upper 

floors at The Mason Arms, along with the introduction of a new external fire exit, will provide 

modern guest accommodation in a building of historical significance. The design has been carefully 

developed to ensure that the property retains its character while providing a safe, accessible, and 

sustainable environment for future users. We believe the proposal will enhance the building's long-

term viability and contribute positively to the local community and economy. 

 

We respectfully request approval of this application." 

 

3.3 The Heritage Statement is concluded as follows: "The proposed works at The Mason Arms are 

sympathetic to the building's historical and architectural significance. For the reasons set out in the 

body of this report, the proposed alterations are compatible with the 'special interest' and character 



of The Clanfield Tavern. The intention is to preserve and enhance the building's heritage & 

importantly the building will be provided with a sustainable use ensuring that it remains functional & 

accessible for future generations that is consistent with its character and fabric as a Grade II listed 

building. 

 

It will provide a high-quality pub which will benefit the building, and surrounding areas generally. 

 

The works will not adversely affect the character or appearance of the Grade II listed building, and 

we respectfully request Listed Building Consent for the proposed alterations, which have been 

carefully designed to safeguard the building's integrity and heritage value. 

 

Proposal improves the overall functionality. While the works will have some impact on historic 

fabric, it is considered that this is of an acceptable degree and that a balance has been achieved 

between impact and the benefits of securing an appropriate long-term and sustainable use for the 

listed building." 

 

4 PLANNING POLICIES 

 

  

Adopted West Oxfordshire Local Plan 2031 Policies: OS2, OS4, EH9, EH11 and EH12 

Planning (Listed Buildings and Conservation Areas) Act 1990 

West Oxfordshire Design Guide 2016  

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

 

5 PLANNING ASSESSMENT 

 

5.1 BACKGROUND INFORMATION 

 

5.1.1 The application is to be heard before the Lowlands Planning Sub-Committee as the Clanfield Parish 

Council have submitted a representation in objection to the associated full application for the 

proposed development (reference: 24/02926/FUL), in contrast to the Officers recommendation of 

approval.  

 

5.1.2 The Clanfield Parish Council are received for the associated full application as follows: 

"OBJECTION on the grounds that this application does not include any extra parking provision. It is 

noted that the current carpark is already at full capacity". 

 

5.1.3 The proposal seeks internal and external alterations to include changes to all floor layouts, the 

formation of a new opening on first floor for fire exit and the erection of external fire staircase. 

Internal works are proposed to include refurbishment works throughout, along with the formation of 

a plant room above the existing toilets at ground floor level with a ceiling hatch access from comms 

room, the conversion of a ground floor store room to bedroom with en suite and remedial works to 

a stair case. The proposed external works to include a new structural opening within an existing 

garden wall and installation of a roof light. 

 

5.1.4 The application site relates to The Mason's Arms (formerly known as Clanfield Tavern) is a public 

house located on the junction of Bampton Road and Bourton Road in Clanfield. The property is a 

Grade II listed building (entry number: 1053426 - Listing Name: Clanfield Tavern) and consists of an 

existing pub with rooms above which was built in the mid to late 17th century with later additions. 

The two-storey building with an attic is constructed in uncoursed limestone rubble with a stone slate 



roof. Vehicle access is available to the Northern side of the building leading to the gravelled car park 

to the rear.  

 

5.1.5 The site does not fall within a Conservation Area, is located within Flood Zone 1 and does not fall 

within any areas of special designated control. 

 

5.1.6 Relevant planning history: 

 

• Associated Full Planning Application (24/02926/FUL) - Currently under consideration 

Conversion of ancillary accommodation to pub letting bedrooms, formation of a first floor fire 

exit along with erection of an external fire staircase, a new structural opening within an existing 

garden wall and installation of a roof light.  

 

• 24/01239/LBC (Approved - 09.08.2024) - External alterations to install replacement externally 

illuminated main front and gable signage, non illuminated amenity boards on front and side 

elevations and the car park post sign along with the replacement of double sided hanging panel 

to existing post (illuminated by linolites) and erection of replacement internally illuminated menu 

case on front elevation. 

 

• 24/01251/ADV (Approved - 09.08.2024) - External alterations to repaint and change name to 

the Masons Arms of existing externally illuminated main front and gable signage, non illuminated 

amenity boards on front and side elevations, the car park post sign along with the replacement 

of double sided hanging panel to existing post (illuminated by linolites) and renew internally 

illuminated menu case on front elevation in aged bronze. 

 

• 24/01549/LBC (Approved - 09.08.2024) - (Amended Description) Internal and external 

alterations to include renewing bar/still room, panelling, form/alter window seats, new flooring 

to customer area, formation of under stair cupboard, add lime plaster to modern walls and 

replace modern stone with Indian sandstone. 

 

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

interested parties your Officers are of the opinion that the key considerations of the application are: 

 

• Impact on the listed building and its setting 

 

5.2 IMPACT ON THE LISTED BUILDING AND ITS SETTING  

 

5.2.1 Listed building consent applications are not subject to Section 38(6) of the Planning and 

Compulsory Purchase Act 2004. Accordingly, the application does not need to be determined in 

accordance with the development plan. Rather, applications must be determined in accordance with 

section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990. This is reflected in 

policy EH11 of the Local Plan.  

 

5.2.2 Policy OS4 also refers to high quality design where buildings and features of historic significance 

should be conserved or enhanced and new development should demonstrate high quality design by 

having regard to design advice in the West Oxfordshire Design Guide. Policy EH9 considers the 

historic environment more broadly and the tests for determining proposals that will or have the 

potential to affect heritage assets. This is reflected in section 16 'Conserving and enhancing the 

historic environment' of the National Planning Policy Framework (NPPF). 

 



5.2.3 In terms of impact on the listed building and its setting, a Heritage Statement has been submitted 

which states that the property is a stone-built, low beam building, with several rooms and a pleasant 

garden which holds significant heritage value, both architecturally and historically. The house was 

constructed in 1610 and was opened as a public house in around 1793 and has since been extended 

to include a derelict neighbouring cottage.  

 

5.2.4 The works are limited internally to the modification of the upper floor layout to provide new 

bedroom facilities with en-suites, a more efficient layout and fire escape route. Acoustic and fire 

treatments are proposed to meet current building regulations. Where windows, roof and stonework 

are proposed, they are to be undertaken on a like for like basis to reflect the original proportions 

and materials and these works are also to include the introduction of internal roof insulation. The 

majority of the proposed alterations will be contained within the interior of the building, avoiding any 

major changes to the external appearance with exception of external escape stair. 

 

5.2.5 The application submission sets out that the upper floors of the public house are largely unused or 

underutilised and the works are to include the repair and refurbishment to the internal stair, floors, 

windows and roof which are to be undertaken in a sympathetic nature. The proposed creation of a 

secondary fire access and stair is considered to be of a clean and elegant design, using steel and stone 

in a simple design, in keeping with the appearance and setting of the existing building. The proposed 

works are considered to maintain the character of the building and ensure its long-term sustainability 

as a heritage asset which contributes positively to the local community and economy. The additional 

works including the proposed courtyard opening and rooflight are modest in nature and provide a 

neutral impact upon the heritage asset and its setting. On this basis, the proposed works are not 

considered to have a detrimental impact to and are sympathetic to the character or setting of the 

listed building. As such, your Officers consider that the character and setting of the listed building is 

preserved.    

 

5.2.6 It is also considered that the proposed development would fall within the setting of other Listed 

Buildings, which include the Double Red Duke (Grade II listed building (entry number: 1198933 - 

Listing Name: Plough Hotel) to the West and The Firs and attached barn which is a Grade II listed 

dwellinghouse to the South (entry number: 1053398). The proposed fire exit and stair will be partly 

visible from Bourton Road and the courtyard opening partly visible from Bampton Road. In 

consideration of their setting, modest scale and simple design it is considered that the special interest 

and setting of the surrounding listed buildings are conserved.  

 

5.2.7 The proposals have been considered at pre-application and the Conservation Officer has been 

consulted upon the current application(s) also and they consider that there are no issues from a 

heritage perspective. Officers therefore conclude that the works proposed will preserve the special 

architectural and historic interest of the listed building in accordance with Section 16(2) of the Act 

and the significance of the designated heritage asset would not be diminished, in accordance with 

Section 16 of the NPPF. Therefore, Officers consider that the works are in keeping with the 

character and appearance of the Listed Building, and their settings, and the development complies 

with policy EH9 and EH11 of the Local Plan and Section 16 of the NPPF. 

 

5.2.8 The following associated works have been confirmed by the LPA Conservation and Design Officer 

to not require Listed Building Consent: stripping out existing modern fire doors, modern bathrooms, 

modern tile finishes and modern mdf boxing. The removal of mould plaster to allow walls to dry out 

and the external repairs to guttering would also not require Listed Building Consent.  

 

 



 

5.3 CONCLUSION  

 

5.3.1 In light of the above assessment, your Officers consider the proposed development complies with 

the provisions of Policies OS2, OS4, EH9, EH11 and EH12 of the adopted West Oxfordshire Local Plan, 

the Planning (Listed Buildings and Conservation Areas) Act 1990, the WODC Design Guide 2016 and 

the relevant paragraphs of the NPPF 2024. Therefore, the development is recommended for approval, 

subject to the conditions and informatives as set out. 

 

6 CONDITIONS 

 

 

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

this consent. 

 

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

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

 

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

 

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

 

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

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

 

REASON: To preserve the architectural integrity of the Listed Building.  

 

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

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

drawings. 

 

REASON: To preserve internal features of the Listed Building.   

 

 

INFORMATIVES :- 

 

1. The Local Planning Authority consider that the mandatory requirement of 10% Biodiversity Net 

Gain is not required for this proposal as submitted. 
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Application Details: 

Conversion of existing seven bedroom 12 person house in multiple occupation (HMO) into a seven 

bedroom 14 person HMO, along with erection of single and two storey extensions and associated 

bicycle and bin storage areas within rear garden (part retrospective) 

 

 



Applicant Details: 

Paul Iacob 

9 Milestone Road 

Carterton 

Oxfordshire 

OX18 3RJ 

 

1 CONSULTATIONS 

 

Env Health Noise And Amenity  No objections.  
 

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. 

 

Conditions 

 

• none 

 

Comments 

 

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

impact (in terms of highway safety) on the adjacent highway network.  
 

Parish Council Council object to the application on the grounds that it is an 

overdevelopment of the site and it is unclear from the plans what is 

retrospective. Council would welcome the application to be 

considered by the Lowlands Planning Committee regarding concerns 

over parking.  
 

2 REPRESENTATIONS 

 

2.1 A total of eight objection comments have been received, covering the issues:  

 

• Increased occupancy leadings to on-street parking and access difficulties/disturbance;  

• Overdevelopment/excessive scale; 

• Alleged widening of access:  

• Noise and overlooking resulting from occupants of HMO; and  

• Retrospective nature of the application  

 

3 APPLICANT'S CASE 

 

3.1 A Design and Access Statement has been submitted in support of the application, which is 

summarised as follows: 

 

3.2 'The property is situated within the predominantly residential area of Carterton. The site does not 

fall within any areas of special designated control and therefore the main considerations of this 

application are the impact of the proposed development on the visual amenity, car parking and 

highway safety and the impact of the proposed development on the residential amenity. The site lies 

in a predominantly residential area where development is acceptable in principle.   



 

3.3 The proposal in our view is not considered to be detrimental to the character of the existing 

property or street. The proposed extension is designed subserviently to the host dwelling and is not 

harmful and the change would not be significantly visible or noticeable. There are examples of large 

extensions constructed along the street scene and this proposal would not appear unduly at odds 

with the established pattern of development along the road.  

 

3.4 With regards to the increase in the size and number of occupants at the property, the "plan for an 

appropriate mix of new residential accommodation which provides a variety of sizes, types and 

affordability with special emphasis on the provision of homes for local people in housing need who 

cannot afford to buy or rent at market prices" is set out within the housing objective C06 of the 

Local Plan. Policy H4 of the Local Plan sets out that Houses in Multiple Occupation (HMOs) will help 

younger households to access housing and that "There are very few HMOs in West Oxfordshire". It 

is therefore considered that the proposed retention and increase in size of the existing HMO is 

considered to be supported by this policy and objective aim to ensure a good, balanced mix of house 

types and tenures. 

 

3.5 A modest increase in car parking, movements and other activity within the proposal site would 

occur but are not considered to result in a loss of neighbouring amenity. There is adequate off street 

car parking provision at the site and appropriate planning conditions could be attached to any 

approval to ensure the spaces are laid out appropriately and retained prior to the first occupation of 

the additional bedrooms proposed. Cycle parking within the curtilage along with bin storage is also 

provided. On this basis, the scheme is considered acceptable and complies with policy T4 of the 

West Oxfordshire Local Plan. 

 

3.6 Following a review of the relevant applicable policy and material considerations, it is our professional 

view that the development is in compliance with all applicable policies as previously illustrated. Taking 

into account the above matters the proposal is considered acceptable on its merits and complies 

with Policies of the West Oxfordshire Local Plan 2031, the relevant paragraphs of the NPPF and the 

West Oxfordshire Design Guide 2016.' 

 

4 PLANNING POLICIES 

 

OS2NEW Locating development in the right places 

OS4NEW High quality design 

H4NEW Type and mix of new homes 

H6NEW Existing housing 

T1NEW Sustainable transport 

T2NEW Highway improvement schemes 

T3NEW Public transport, walking and cycling 

T4NEW Parking provision 

CA5 Carterton sub-area strategy 

EH8 Environmental protection 

DESGUI West Oxfordshire Design Guide 

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

 

 

 

 

 



5 PLANNING ASSESSMENT 

 

Background 

 

5.1 This application seeks consent for the conversion of existing seven bedroom 12 person house in 

multiple occupation (HMO) into a seven bedroom 14 person HMO, along with erection of single and 

two storey extensions and associated bicycle and bin storage areas within rear garden at 9 Milestone 

Road, Carterton. The application has been amended by the submission of amended plans.  

 

5.2 The application is described as 'part retrospective' as there is no planning history relating to change 

of use of the dwelling to a large HMO. As a result, this assessment must consider inter alia the merits 

of a material change in the use of the land from a dwellinghouse (Use Class C3) to a large HMO ('sui 

generis').  

 

5.3 The application site relates to a large, detached dwelling within the built up area of Carterton. The 

dwelling occupies a prominent corner plot at the junction of Milestone Road and Marlborough Close 

and is comprised of two storey main block with single storey element and garage. The dwelling is 

constructed of reconstituted stone under a plain tiled roof. The dwelling takes access off 

Marlborough Close and is served by on-plot parking.  

 

5.4 This application is brought before Members of the sub-committee due to the objection of Carterton 

Town Council on parking grounds.  

 

Development plan 

 

5.5 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires applications for planning 

permission to be determined in accordance with the development plan unless material considerations 

indicate otherwise. Section 70 (2) of the Town and Country Planning Act 1990 provides that the 

local planning authority shall have regard to the provisions of the development plan, so far as material 

to the application, and to any other material considerations. In this case, the development plan is the 

West Oxfordshire Local Plan 2031 ('WOLP'). 

 

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

interested parties, your officers are of the opinion that the key considerations in this assessment are: 

 

• Principle; 

• Impact on the character and appearance of the area;  

• Impact on the living conditions of neighbours; and  

• Highways/parking 

 

5.7 Each are considered in the following sections of this report.  

 

Principle  

 

5.8 The site lies within the built-up area of Carterton, which is defined as a 'main service centre' in 

Policy OS2 of the WOLP, where 'a significant proportion of new homes, jobs and supporting services 

will be focused'.  

 

5.9 New development is also expected to comply with the general principles of Policy OS2 including 

that proposals should: 'be of a proportionate and appropriate scale to its context having regard to 



the potential cumulative impact of development in the locality; be compatible with adjoining uses and 

not have a harmful impact on the amenity of existing occupants; and be provided with safe vehicular 

access and safe and convenient pedestrian access to supporting services and facilities'.  

 

5.10 Housing objective C06 states that the WOLP will: 

 

'Plan for an appropriate mix of new residential accommodation which provides a variety of sizes, 

types and affordability with special emphasis on the provision of homes for local people in housing 

need who cannot afford to buy or rent at market prices'.  

 

5.11 WOLP Policy H4 sets out that Houses in Multiple Occupation (HMOs) will help younger 

households to access housing and that 'there are very few HMOs in West Oxfordshire'. In this 

context and given the sustainable location of the site, which benefits from safe and convenient access 

via non-car modes of travel to a wide range of services in Carterton, it is therefore considered that 

the proposed use of dwelling as a large HMO is supported by this policy and objective aim to ensure 

a good, balanced mix of house types and tenures.  

 

5.12 Policy H6 of the WOLP sets out changes to existing housing and states 'alterations, extensions or 

sub-division of existing dwellings will respect the character of the surrounding area and will not 

unacceptably affect the environment of people living in or visiting that area.'  

 

5.13 In view of the above policies, the proposed material change in the use of the land and extensions 

are considered to be acceptable in principle.  

 

Impact on the character and appearance of the area 

 

5.14 The general principles of Policy OS2 and Policy H6 require new development to respect the 

existing character of the area. Further, WOLP Policy OS4 states that new development should 

respect the historic, architectural and landscape character of the locality. 

 

5.15 Section 12 of the NPPF reinforces the fundamental nature of good design to sustainable 

development and states that 'good design is a key aspect of sustainable development' (Para. 131) and 

'development that is not well designed should be refused, especially where it fails to reflect local 

design policies' (Para. 139). 

 

5.16 Supporting text at paragraphs 4.36 and 4.37 explain how the West Oxfordshire Design Guide ("the 

WODG") (an adopted Supplementary Planning Document) 'describes the qualities and characteristics 

that make West Oxfordshire special, and ways in which good design can protect and enrich the 

character of the District' (4.36). WOLP Policy OS4 expects "all development to have regard to the 

guide" (4.37). 

 

5.17 With regard to domestic extensions, the WODG states (at Section 14.1) that: 

 

"As an overarching principle, the scale, form and character of the original property should be 

sympathetically reflected in any proposed changes… Extensions or alterations that are of an 

inappropriate scale, or likely to obscure or significantly alter the form or character of the original 

property, are unlikely to be supported".  

 

 

 



5.18 It continues at Section 14.2: 

 

"There is no fixed rule for the extent to which a property can successfully be enlarged; every 

property is different. In general, however, any extension or accumulation of extensions should 

remain clearly secondary and subservient to the original property. Extensions which would, through 

their scale and massing, result in the primacy of the original property being eroded or lost altogether 

should be avoided. An extension or accumulation of extensions which would double, or more than 

double, the existing volume, is unlikely to be supported. Extensions will usually need to be secondary 

in terms of footprint, height and volume." 

 

5.19 Domestic extensions are therefore expected to have regard to this guidance in order to 

demonstrate high quality design in accordance with WOLP Policies OS2, OS4 and H6 as well as 

Section 12 of the NPPF. 

 

5.20 The proposal includes two extensions, a two storey element to the south west elevation, and single 

storey addition fronting Milestone Road. The two storey extension would match the projection of an 

existing single storey element and would be set over a modest footprint of 29.5m2. It would be set 

down from the dominant ridge by approx. 600mm and use forms and materials consistent with the 

appearance and massing of the host dwelling. Therefore, whilst the proposed two storey extension 

would lead to some loss of openness on this prominent corner plot, the addition would read as 

secondary and subservient, as well as in keeping with the character and appearance of the host 

dwelling and wider street scene. The single storey element has been re-positioned on the advice of 

officers in order to ensure that an appropriate sense of openness is retained. Whilst the extension 

would project forward of the existing building line, officers note that adjacent properties to the west 

(Nos. 11 and 15) are set closer to Milestone Road and the adjoining neighbour to the east (No. 7) 

hosts a large outbuilding set forward of the principal elevation (see ref. 22/00428/HHD). In the 

context of the varied frontage depth along Milestone Road, the proposed single storey addition is 

therefore considered acceptable. The proposed bin and bike stores would be set in the rear garden 

and thus imperceptible in the streetscene. The proposed operational development is therefore 

considered to result in an acceptable impact upon the character and appearance of the area in 

accordance with the above policy context.    

 

Impact on the living conditions of neighbours 

 

5.21 WOLP Polices OS2, OS4 and H6 seek to avoid harmful impacts upon the amenity of nearby 

residential properties. Section 12 of the NPPF states to create places that are safe, inclusive and 

accessible and which promote health and well being, with a high standard of amenity for existing and 

future users. 

 

5.22 Dealing first with the proposed extensions, by virtue of its siting, design and modest scale, the 

proposed single storey extension would not give rise to any material impacts by way of loss of 

light/outlook, overlooking or overbearing. The two storey addition would front Marlborough Close 

and therefore would not directly adjoining neighbouring properties. Given the relevant separation 

distances to 11 Milestone Road in particular, and orientation of the properties, no adverse impact 

would result with regard to overbearing or loss of light/outlook. In terms of overlooking, the plans 

have been amended so that only one window to the south west elevation would be installed, serving 

an en-suite and therefore would be obscured. No impact on adjoining dwellings to the north, east 

and south is identified. However, in order to prevent overdevelopment of the plot and the 

installation of windows that may overlook 11 Milestone Road, officers consider that restricting future 



permitted development rights is necessary. On this basis, the application is considered acceptable 

with regard to impact upon the living conditions of neighbours.    

 

Highways/parking 

 

5.23 WOLP Policy OS2 states that new development should be provided with safe vehicular access and 

safe and convenient pedestrian access to supporting services and facilities. WOLP Policy T1 seeks to 

steer development into areas with 'convenient access to a good range of services and facilities and 

where the need to travel by private car can be minimised'. WOLP Policy T2 states that all new 

development 'will be required to demonstrate safe access and an acceptable degree of impact on the 

local highway network'. Policy T3 seeks 'to maximise opportunities for walking, cycling and the use of 

public transport'. Policy T4 states that: 'parking in new developments will be provided in accordance 

with the County Council's adopted parking standards and should be sufficient to meet increasing 

levels of car ownership'. 

 

5.24 Officers note the concerns of the Town Council and neighbours with regard to parking and alleged 

disturbance/access difficulties that have/would result from the proposed level of occupancy as well as 

that the access may have been widened without planning consent. In this regard, the proposed site 

plan includes parking area/driveway sufficient to park four vehicles via safe access. Further, works to 

widen the existing access are likely to have been covered by permitted development rights. The 

application has not drawn objection from the Highways Authority and would provide a high level of 

on-plot parking, as well as being located in an area with good access to supporting services and 

amenities by non-car modes of travel. Therefore, and having regard to NPPF para. 116 which 

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, 

following mitigation, would be severe, taking into account all reasonable future scenarios'… officers 

consider that the application is acceptable on highways/parking grounds.  

 

Other matters  

 

5.25 The application is not subject to statutory Biodiversity Net Gain and officers do not identify any 

impacts with regard to biodiversity.  

 

Recommendation   

 

5.26 In light of the above assessment, the proposed development is considered to accord with WOLP 

Policies OS2, OS4, H4, H6, T1, T2, T3, T4, EH8 and CA5 the relevant paragraphs of the NPPF and 

West Oxfordshire Design Guide. The application is therefore recommended for conditional 

approval. 

 

6 CONDITIONS 

 

 

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

date of this permission. 

 

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

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

 

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



 

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

 

3. The development shall be constructed with the materials specified in the application. 

 

REASON: To ensure that the development is in keeping with the locality and for the avoidance of 

doubt as to what is permitted.  

 

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

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

without modification), no development permitted under Schedule 2, Part 1, Classes A, AA and B 

shall be carried out other than that expressly authorised by this permission. 

 

REASON: Control is needed to order to prevent overdevelopment of the plot and to safeguard the 

amenity of neighbours.  

 

5. Prior to first occupation of the extensions hereby approved, cycle and bin storage shall be installed 

in full accordance with approved plan ref: 327-002 Rev A. The cycle and bin storage shall thereafter 

be permanently retained as approved.  

 

REASON: In order to encourage active travel and to in the interests of the visual amenity of the 

area.  

 

6. Before first occupation of the extension hereby permitted, all proposed windows serving 

bathrooms/WCs shall be fitted with obscure glazing and shall be retained in that condition 

thereafter. 

 

REASON: To safeguard privacy in the adjacent property. 

 

 

Notes to applicant 

 

 1. The Local Planning Authority consider that the mandatory requirement of 10% Biodiversity Net 

Gain is not required for this proposal as submitted. 

 

 2. 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/planning-application-supporting-information/sustainability-standards-checklist/ 



 

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

 

 

Contact Officer: James Nelson 

Telephone Number: 01993 861712 

Date: 26th February 2025 



 
 
 
 


