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Buscot Parisk Council

Response to the Buscot Mill Planning Application

In considering the application, the Parish Council recognises that the proposal provides
an opportunity to improve the visual appearance of Brandy Island site when viewed from
the River Thames, which it supports. The Council notes that there have beena number of
objections to the application from Jocal residents and the Watfonal Trust raising concerns
regarding visual impact, noise and traffic. The Council believes that the visual impact of
the proposal on those properties immediately adjacent 1o the application site can be
timited through the provision of adequate natural screening along the boundary of the site
to provide cover all year round. Also, any noise disturbance from the maintenance and
repair of boats can and should be controlied through the hours of operation being tightly
restricted tv weekdays only and no weekend working.

However, the Council does have a number of concerns regarding the application, as
follows:-

(8)  visual impact of the storage of boats during the winter months, when viewed from
the two footpaths running along the river, which it believes has not been
adequately addressed in the application.

(b}  increased traffic through the village as a result of the proposal and the adverse
impact of that increased traffic on residents and visitors (see photograph’s
attached taken at 2.30pm on Sunday 27 May 2012).

{c) possible intensification of commercial activities at the site in the future, over and
above that specified in the application.

The Council does not believe that the planning application as presented adequately
addresses these concerns and therefore objects to the application for the following
reasons:-

(1}  Traffic movements within the village are already high especially at weekends
during the summer months, and have a detrimental Impact on loecal residents,
with increased parking on the narrow street through the village making it
difficuit for vehicles to exit and enter the village, The increased traffic
generated by the proposed development will only exacerbate the situation.

(2}  The inierruptions caused to the free flow of traffic through the village as a
result of this increased on street parking will in turn impact the flow of traffic
on the already busy A417.

(3}  The additional traffic generated by the proposed development will have an
unacceptable impact on the access road leading to the application site via the
Weir Field, aod in turn, leading to the Buscot Lock, both extremely popular
visitor attractions, which is narrow and has no passing places. This access, for
vears, has purposely been preserved as a “pedestrian only” area allowing locals
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and visitors the pleasure of a peaceful area not constantly disturbed by traffic.
To allow traffic along this access road by unsuspecting motorists will in our
opinion be 2 danger.

(43  The access road leading to the site is immediately adjacent to a public
footpath and another public footpath crosses the access road at the bridge to
the site. Increased traffic flows in this area will cause an unacceptable safety
risk to users of these footpaths.

(5}  Allowing a commercial use for the site, could lead to a greater intensification
of commercial activity on the site in the future, which could have a more
harmful impact on the character of this area of high landscape value.

Finally, the Couneil is concemed and surprised given the close proximity of both St
Mary's Church and the Old Parsonage to the application site that neither the PCC nor the
tenant of the Old Parsonage were formally consulted on the application, given that both
properties are Listed Buildings. As a result of this omission English Heritage has not
been formally consulted.
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" 'The Planning Inspectorate

" An Buscutive A gency in the Departmnt of the Buvlronmant and the Weish Offize

-

© 3. Trom iy inspection of the shie.and its sureoundings, and iy consideratlon of the
represeitations mads, I considat that the mialn issues 12 this appen? are firstly, the effect of
the proposed chinge of use 6n the character and appearanice of the surrounding area, with

Room 1464 . Direct Line  * 017.987.8927

Tollgats Houss : Swiahbored  * 0117-987-2000

"Hoalton Street © Pae¥e O117.987-R769

Bristof BS26D) QTN 13743927
‘thameas Water Pip Your Reft

Nugen! Houzc {RBH) Ous e ‘
Vastorn Ros : oy L
"READING ) TYAPPIVIIZ0/A/I96/2724447P9

RG1 8DB

- 8153/86/1 FAON Bufroughs

Daié: 20 1id 1997

Dear Slrs

TOWN AND COUNTRY PLANNING ACT 1990, SECTION 78 AND SCHEDULE 6 :
APPLICATION NO: BUS/1087/3 : :

L. have been appoinied by the Becrotary of State for the Envirotneit to determine your o &
- #ppeal ugainst the declilon of the Vale of White Horse Disttict Councll to refuse planning
permission in respect of an application for the change of use o residential at Buscot Water
Works, Huscol. | havo considered the wellish representations madé by you and by the
Council and also tiise made by Huscot Parish Council and oflier Interdstéd parties and
* persons. [ have also considered those represeniations madé direcily o the Counel] which

have begn forwarded 1o e, 1 inspecied the slié on 17 December, 1996, _ -

- However, in a letter of 25 January 1996 accompanying the npplicatlon, and from subsequéiit

- correspondence, It Is clear tia the praposal ks (o convert the main whaterwotks buliding inte
one dwelling, Tts residential curtilage would comptlse the full extent of die Islund on which
the billding stands, known_ locaty s Brandy Island. I shali determine the sppeal on thls

basis.

E
2. [ note thiat the type of residentlal use p’ropésed 18 nat specttied gn the applicatlon foem, ‘ ; g
‘é

particulgr reference Lo Its statis as dn Area of High l.andsca!pc Value (AHLVY); secondly, ts
effect g the safety and free floi of iraffic gt ihie Jurctton of Ihe Buscot village road and the

of flooding,

4. I am required to determine this appeat havisig regard to the policies irt the development -
plan, and to nitke my deternination it accordancs withs them tnless maeerial constderetions

i §
-3
Lechlade Road (A417); aiid third]y, whiether the proposal woulg give riso ta 8t Incrensed risk : . %%

- Indicate otherwise. The development plan for the area includés the Oxfordshilie Struclure

Plan, in which poficy HN4 makes It clear diat development in the AHLY will be carefuily
controlled 1o proteet the qualitles of iHe landscape. Policy EN9 encourages the conversion

" of redundant bulldings i the countryside, subject to certain orlieria, Policy BN11 I8 intended




. g e ey iy e e g

to prbtec( apalnst nh incrensed risk of Nooding, and poiicy T16 1lsta various erlterla agalnst

which developmant proposals wilt be consldered In respiecl of traffic and other bl
related matlers, There is also &n cmerglag Vale of White Horse Local Plan wit

hway-
ch has

policles that carry forward the theust of the Struelute Plan pollcies relating o the AHLY, the
re-use of redundaitt bulldings, atid flood defence, ‘Thls plan s not yet adopted, and thorefors
does riol knve the sume welght @ the Structure Plan. Nevertheloss | shall netach welglt w
1t in gecordance with advice In paragraph 32 of Pianning Palicy Gildatice Note § (PPCID.

5, Tarning to the first Issue, | chsorved that Brandy [sland is separated from the inain
part of Buscot' village by an accoss treck, some 350m long, owned by the Nailunel Trust,
The island Is sireounded by open countryside and s not visually related o the rest of tia
village. This part of the North Vele AHLY (s daminated by the River Thamas and the open
and undeveloped flood platn. The main waterworks butlding is bullt to industrial proporilons
and its bulk dominatos the surrounding aiea, Lock House, Lock Cotiage rud Lock Faiem
- House are all within 50 of this bullding, but they are of & domestic scale and make mach

less of an Impact on the tandszape,

&. ) ackiowlzdge that It would be possible to convert the bulldlng into & very spacious
dweliing, There would be no need for external altsraticns or exteiislons, and frof the

outside it would look much rs it does today. * But the building’s forny and belk is fior In
keeping with the surrounding area, aid in this respect the preposed converslan would not
salisfy policy EN9 it the Structure Plan, In addltion, the butlding's separatish from the maln
- padt of Buseo! village makes the proposal cantrsry to polioy C18 in the emerging Loca! Plan,
This policy, in sub-parageaph {1v), establlstics that bulldings located away from exisling

satflemierits will not be favourably considered for resuss.

7. 1 am also concerncd that fiie ehange of use woilld cause visual hinm o Jhe fand
surreungling the building, Occuplers of the new dwetlllng would itdoibtedly wish o make
changes (o this extensive area of rogli grass, whicit-has been {dentified i a recént survey
by the NRA as being of significaut nature conservatton Interest: ‘The finpislion of a Pluitning
condition could profect this area from certais types of domestic parapheruslia. Howover,
other changes 10 the curtilage such aé the laying out of lawns, owetbeds and patios ric the
Introductian of garden ornaments and Narnliire, coutd fot be conffolied. These would change
the unspoilt rirsf appearance of the {3land by giving It & doneestic and subiirban cligrgter,

This part of the ALY is clearly visiyle from public vicwpolnts, ¥ can be seen from the

public footpaths which fotlow the tianks of ihe two river channels surrounding the jsland, ang
also from the lock utig weirs (0 the east.  PPGY advises thiat the creation of a resideriial

curtllage around & newly converied building can someticses have a harinful effect on the
tharacter of the councryside. 1 havo fdnmed the oplaien that, in this instancy, the hanges
to the curtilage of the praposed dwelling would detract ftom the rural quallties of the AHLY.
it would therefore have a harmful effoct on the character and appearance of the sufrounding

nroy, .

8. Moving o to the second issue, | observed diat there is w

h-standard vistbillty at e

Junction of the Buseat village foad with the A417. [ acknowlodge the Highway Authorlity's
concern that ac increase In rosidential (raffic would make matters worse at this Jurction, Bu
the current application is for oite dwelling uolt. and 1 consider that this would genarate less
vehicutar movements over the course of a year whan most other alternative wses for the
building, Icluding its prévious use as a waler teeatinént works. 1 have iherefore decided that

.2 .

.

o

.D.

Toese records are to atiow destruction of the originals, retaining in their place permanoit fimed iNages 10 5ave SPACE.

axantiy 35 i the orighsal. shd izt e original Wit be destroyed
attor nspection o ersure completenass:

This corifies thiat hose are praserved by micrafiiming
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hs propossl would ot have an advorse effect on the safely and fres flow f teafflc 8t the
Junetlon of the Byscot vitags road with the Lechlade Road (A1)

g,  The fina issue relates to the risk of flooding, The Envitonment Agency lias stated
(it futuee vesidents of the buliding would bo at risk of belng surrounded by ﬂowln% neod P
. water, However, It appears thal ho height of the builiding itsoif Is Just above the 194 Hod ;
f tavel, and the raised travk would allow Recess o land ourside the oot plain, No new

willdings are proposed, and (ise flow of flood water woitd not be further Impeded. 1am°

%ﬁt;om satisfled that the pioposed change of usé waild not resilt 1n 80 ingreased risk of
youting. . :

10, ¥ have therefore reactied the following conclugions: | first, he proposed change of use

- would harr the characier and appearance of the surrounding acea; second, 1t woitld not have

ah adverst offect upon e safety md free flow of traffie at ihe ]unclibn_whh the Ad17: and

L finally, it would not Iigrease the Hsk of flooding, My coniserns aboiit the jompact of the

: ropozed residentiat curillage on the appescance of the AHLY are x gubsiantial that ny

|  concluston on 1his 1syue uvertides my other conclusions on i highway and fioodtng issuey.
: 1 have therofore dectdéd thiat, on laletice, the ptoposal Is unacceptable. '

“1{.  lureaching my declsion 1 have taken acCO! it of al} other maters raised, includiighe . i
-_envlrommr.lai fiplications of thie Innd and bultding comiiuing to have 19 ecotiomlc Use. : o
However, 1 am not persunded that fie ccohomic Advanlages of the prapusal would override

“the environmental disadvaniages. ‘Melther this nor any other matier calsed 15 siffictent 1@
ontwelgh the conslderations which fiave Jed me to My conclugions. .

13,  Tor the aboye TeRSONS, and in exorcise of fie powers lmnﬂérréd to me, | lereby -
 dismiss yout appeal. : ) = ’ o

Ymirs fa'lthrully. '
R

QUTH ¥ MACKENZIE BACHOHS) MRTPI
INSPECTOR




