WCH/1974/12 — Mr D Major
Conversion of existing restaurant into dwelling. Erection of new thatched country cottage.
Revised highway access onto Faringdon Road. The Leather Bottle, Challow Station, West

Challow

1.0 The Proposal

1.1 This application seeks planning permission for the conversion of the existing restaurant into a 4/5
bedroom dwelling and the erection of a detached 4 bedroom ‘thatched cottage’ style dwelling on
the car park. 3 parking spaces per property would be provided and the access would be moved
to the south east of the existing access. The application drawings and supporting information are
at Appendix 1.

1.2 A public footpath runs through the site.

1.3 This application comes to Committee at the request of Councillor Andrew Crawford.

2.0 Planning History

21 In 1976 an application for a two storey dwelling to accommodate staff was refused.

2.2  Applications for extensions to the restaurant were permitted in 1989, 1993 and 1996,

2.3 In 1990 two planning applications to re-build and extend the restaurant after a fire were permitted

24 Retrospective planning permission for a satellite dish was granted in 1994

2.5 Retrospective advertisement consent was granted in 1995 for various advertisements.

26 Planning permission was refused in July 2002 for the construction of 8 motel bedrooms.
However, this was later allowed on appeal in July 2003. A copy of the application drawings and
appeal decision are at Appendix 2.

2.7  An application for the conversion of the existing restaurant into two dwellings and the erection of
two dwellings with new access onto Faringdon Road was submitted in November 2004.
However, it was later withdrawn. An identical application was then considered by Committee on
the 23" May 2005 and it was resolved that the application be refused. However, the application
was withdrawn before the decision was issued. The previous application drawings, Committee
report and the minutes of the Meeting are at Appendix 3.

2.8 The former Prince of Wales pub is relatively close to the site and, despite the Agent's assertion to
the contrary, is considered to be comparable to this case. An application was refused in October
2000 for “Replacement of Public House yard/park with 4 cottage style terrace houses 14
dwellings on car park and paddock site.” The application went to appeal and the Inspector
allowed the 4 houses as a replacement for the fire damaged public house, however he dismissed
the remaining 14 houses on the car park and paddock and awarded costs to the Council. Copies
of the site plan and appeal decision are at Appendix 4.

3.0 Planning Policies

3.1 The site is not within the main built up area of any village and as such policy H8 of the Adopted
Local Plan is relevant. It states that new houses in the countryside away from established
settlements will not be permitted without special or exceptional justification. Policy H12 of the
Draft Second Deposit Local Plan carries forward similar objectives.

3.2 Policy C1 of the adopted Local Plan states that building in the open countryside, away from

existing settlements will be strictly controlled. It goes on to state that sporadic and ribbon
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development will not be permitted. Policy GS2 of the Second Deposit Draft Local Plan carries
forward this objective of restraint.

The adopted Local Plan contains no specific policy relating to the conversion of restaurants into
dwellings, however policy C11 refers to adaptation of rural buildings. It states that buildings
should be of permanent and substantial construction and in keeping with its surroundings.

Policy GS8 of the Draft Second Deposit Local Plan states that outside the built-up area of
settlements the re-use and adaptation of vernacular buildings will be permitted provided the
building is of permanent and substantial construction and is capable of conversion without major
rebuilding, extension or alteration. Its re-use and adaptation must not adversely affect the
character and appearance of the building, its setting or the surrounding area and any services
and facilities can be provided without overall harm to the rural character of the area.

Consultations

West Challow Parish Council do not object but request the following issues be given
consideration:

That a 40mph speed limit should be put in place, also this does not allow building to take place
on the forecourt of the Prince of Wales at Challow Station. Some of the building does cover the
chalets that this development has got planning permission for, but this is still on a car park as
rejected by the inspector for the Prince of Wales.

Councillor Crawford has commented on the scheme. He states: “We currently have permission
for a motel complex on the site (granted on appeal) and | believe that the residential option is by
far preferable to the implications of the extant permission”

Comments have yet to be received from the County Engineer. If they are received they will be
reported at the Meeting.

Officer Comments

In your officers view, the main issues to consider in determining this application are:

1) whether the principle of the proposed development in this location away from any
existing settlement is acceptable in policy terms;

2) if the principle is not acceptable whether there is any special justification for allowing an
exception to the policy; and

3) whether the design and highways issues are satisfactory.

Your Officers consider the proposed conversion of the existing restaurant into a dwelling to be
acceptable given that it is an existing building. However, the new dwelling proposed on the car
park must be assessed against the policies for new houses which clearly state that dwellings will
not be permitted in isolated locations away from established settlements. On this basis, the
proposal is clearly contrary to policy. Although the car park is defined under PPG 3 as 'previously
developed land’, PPG 3 goes on to state however that this does not mean that the whole area
should be redeveloped. It says that the local planning authority should make a judgement about
site layout in this context, bearing in mind other planning considerations, such as policies for
development in the countryside. Although this application proposes one house on the car park as
opposed to the scheme for two which was refused by Committee in May the principle is the
same.

The statement submitted (see Appendix 1) with the application attempts to justify the proposal
and argues that the proposal will minimise traffic flow on the A417, will enhance the character of
the area and makes use of redundant land. Your Officers do not consider that these arguments
provide sufficient reason for allowing an exception to policy. Furthermore, your Officers do not
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consider the history of the site and the allowed appeal for motel rooms to justify allowing this
application. The motel rooms would have been judged under the tourism policy and seen as
ancillary to the use of the restaurant as opposed to the creation of an independent dwelling in the
open countryside.

In his consideration of the Prince of Wales appeal as mentioned above, the Inspector said the
following:

"The site of the public house and its car park fall within the definition of previously developed land
on which PPG3 generally encourages housing development.......... However, PPG3 indicates
that it will not always be appropriate to build on the whole of previously developed sites in rural
areas............ | consider that it is such a case and that the advice in PPG3 does not justify
building houses on the car park or paddock."

The Inspector clearly considered the principle of building on a car park in a rural location to be
contrary to national and local planning policy. Whilst the current application proposes a single
house on the car park, in your Officer's view, the principle is the same and that as such, the
proposal is unacceptable.

The comments of the County Engineer have yet to be received. However, given the lack of
objection to the previous scheme it is considered that this proposal is acceptable in highway
terms. There is no specific objection to the design of the proposed dwellings.

Recommendation

It is recommended that the application be refused for the following reason:

1. The proposed new dwelling by reason of its isolated location in the countryside would
constitute an unsustainable form of development which would result in the creation of
sporadic development in the open countryside. As such, the proposal is contrary to the
adopted Vale of White Horse Local Plan in particular Policies C1 and H8 and the Draft
Second Deposit Local Plan in particular Policies GS2 and H12.
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Vale of White Horse District Council
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Abingdon

OX14 318

PLANNING STATEMENT IN SUPPORT

Re: The Former Leather Bottle Restaurant, Faringdon Road, Challow
Station, Wantage, Oxon SN7 8NT

This planning application has been made after due consultation with the Parish Council and
the Local District Councillor, Councillor A Crawford.

The Leather Bottle Restaurant has had a chequered history over the last decade. It was
constructed as a country cottage in the 19" century, and it became a Public House shortly
after the Great Western Railway Station was built at the parish of Challow. Due to-more
recent legislation and the introduction of the drink driving laws, it became necessary for the
activities to change and in 1995 the property became a Restaurant.

Attached is a letter dated 21 September 2004 from my client’s accountant, Lloyd and
Company. The contents are self-explanatory and form part of this application. You will note
that it has been proved beyond reasonable doubt that over recent years, despite several
tenants, the Restaurant has persisted in making a financial loss and trading has declined,
primarily as a direct result of its location.

The property ceased trading as a Restaurant in 2003 and since then has remained empty apart
from security staff in residence. The costs of maintenance, security ete, currently exceed
£500 per month,

Your records will show that in July 2003, (Reference APP/V3120/A/03/1107261), the
Planning Inspector allowed an appeal in favour of my client for the construction of motel
bedrooms, in two blocks. These buildings equated to approximately 280 sq metres.

The site currently provides parking for up to 65 vehicles with access being serviced directly
off the main A417 Wantage to Faringdon Road, which is a SOmph highway at this point.
From informal conversations I've had with the Highway Authority, it was suggested — but not
required - that if a new access were to be created at the ‘Wantage end’ of the site, this would
assist and enhance visual amenity for the traffic approaching from both directions, and my
client has accommodated this request within the scheme. As the proposal is for only TWO
dwellings, the amount of traffic that would use this revised access will represent a significant
drop of some 95% from the current commercial use. This would be a positive road safety
gain,

We have read your Policies H7 and H8 within your adopted Local Plan and we respectfully
suggest that this proposal will add to the character of the area by introducing a “twin’
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thatched cottage which would compliment the existing buildings which are remaining, and
enhance the area and rural scene,

This scheme is not sporadic or ribbon development. This cottage will add to the tradition of
the Challow settlement by recreating a country residence of character and charm. It will
eliminate the unsightly car parking area and its tarmacadam and weed surface of just over 0.1
hectare, which could not be considered rural enhancement.

Challow Station is an established settlement, and has been in existence for more than a
century since the introduction of the railway. The new cottage will have minimum visual
impact, and the additional planting scheme proposed along the A417 will ensure adequate and
appropriate screening.

This proposal supporis your Policy H7 as a single dwelling will close a small gap on the
northern side of the A417. 1t i notin the Oxfordshire Green Belt and, we trust, meets the
Couneil’s stated aims i.¢. ‘designed to blend in with its surroundings’.

The proposals for the existing building are for conversion into one large family dwelling.
This would ensure the preservation of internal features, which in turn will benefit the external
charm of the property.

We would like to draw all parties’ attention to the fact that this proposal in no way
relates to, or should be compared with, other planning discussions regarding The Prince
of Wales Public House, which is situated eloser to Challow Station,

Referring to the Appeal decision relating to the C1 motel / hotel rooms, we have taken the
liberty of superimposing on the site layout plan those buildings (which were approved at the
Appeal) indicating their location in relation to the new cottage which is now being proposed.

The construction of the cottage will be in sympathy with the existing main restaurant building
and will consist of detailed brickwork, which would include herringbone panels if
appropriate, and will have a fully thatched roof. This will accord with modern building
regulation standards. The car-parking area that remains will be made upinto garden for the
new cottage. The private driveway serving both properties will have additional screening
between the road and the developable area, which will minimise any visual impact that might
be of concern. From the rear of the site (northeast direction), we attach photographs which
clearly demonstrate the minimum visual impact that this proposal will have from that
direction.

We reiterate the fact that this proposal represents a significant planning gain to this area, as it
will:

1. Minimise traffic flow on and off the A417 at this point,
2. Enhance the area and general rural character of the area.
3 Uses redundant commercial land in accordance with PPG 3 — (Revision April

2005), and the emerging PPS3, shortly to be released by Central Government.

STEWART A G LILLY FNAEA (Honoured)
www.stewartlilly.co.uk
For and on behalf of MR. D. MAJOR

APPENDIX 1



"
LLOYDEBECOMPANY

CHARTERED ACCOUNTANTS

! Regent House
i Hath Avenue
Wobverhampton WV 4EG

Telephons:
G102 BTEE70

o
0102 ST7T6571

E-rmail:
er_lloydd@botmail.com

To whom it may concern

Re:- The Leather Bottle Limited s m\ | C{“] Lp) 12

Mr R A Major, the Proprietor of The Leather Bottle Limited, has requested
that we provide a brief financial history of the public house and restaurant
since its formation in March 1993.

We have acted as Accountants and Tax Advisors to Mr Major and the
Leather Bottle for the entire period to date.

The Leather Bottle was operated by the Proprietor until 31 March 1999 and
in all financial years made losses.

In the Year Ended March 1998 the company made a loss of £9576 when
operation of the public house became leasehold.

Since that time The Leather Bottle has been run by three different
operations all of whom have made losses and had difficulty in paying the
rent.

The first tenant tried it as an [talian Restaurant who lasted just twelve
months, the second couple were there 18 months and were in arrears of 6
months rent, the third couple lasted two years and advertised it for ten
months with Christies and were unable to move it on, because of
unsatisfactory trading figures. The property has remained closed as from 19
May 2004 when the lease was vacated.

In addition to the year to 31 March 2000 the Proprietor negotiated further
investment in the establishment of £50,000, prior to leasing.

If we can be of any further assistance please do not hesitate to contact us.

Yours faithfully,

“

e o
Lloyd & Co B

21 September 2004
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Local Government (Access to Information) Act 1985: The Background Papers for the following

applications are available for inspection at the Environmental Services Directorate, The Abbey House,
Abingdon during normal office hours. They include

of White Horse Local Plan (November 1999)

consultation,

1.

1.0

1.2

2.0

B~
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2.2

3.
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24

25

2.6

2.7

2.8

3.0

3.1

WCHM974/1 - Mr D Manor
Conversion of existing restaurant into two dwellings.  Erection of two dwellings with
new access onto Faringdon Road.
The Leather Bottle, Challow Station, West Challow

The Proposal

the Oxfordshire Structure Plan, the Adopted Vale

and all representations received as g result of

This application seeks planning permission for the conversion of the exi:aﬁng restaurant into two
dwellings and the erection of two new semi-detached dwellings with detached garages on the
adjoining car park. The proposal also involves the creation of a new access to the south east of

the existing access. The application drawings are at Ap

through the site.

pen A Public Footpath runs

This application comes befcre the committee at the request of Councillor Andrew Crawford.

Planning History

In 1976 an application for a two storey dwelling to accommodate staff was refused.

Applications for extensions to the restaurant were permitted in 1989, 1993, 1996,

In 1990 two planning applications to re-build and extend the restaurant after a fire were permitted

Retrospective planning permission for a satellite dish was approved in 1994,

Retrospective advertisement consent was granted in 1995 for various advertisements.

Planning permission was refused in Ju

this was later allowed at
Ui

decision are at Appenai

An identical application to the current

appeal in July 2003

%

was later withdrawn and never formally deterrr

ly 2002 for the construction of 8 motel bedrooms however

- A copy of the application drawings and appeal

application was submitted in November 2004 however it

lined by the council.

The Prince of Wales is relatively close to the site and raises similar issues to this case. An
application was refused in October 2000 for ‘Replacement of Public House vard/park with 4
cottage style terrace houses 14 dwellings on car park and paddock site.” This application went to

appeal and the inspector allowed

however he dismissed th

to the Council. Copies of the site plan and ap

Planning Policies

The site is not within the
Local Plan is relevant.

the 4 houses in replacerent for the fire damaged public house

e remaining 14 houses on the car park and paddock and awarded costs

peal decision are at Appe

s

main built up area of any village and as such policy H8 of the Adopted

It states that new t

wuses in the countryside away from established
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settlements will not be permitted without special or exceptional justification. Policy H12 of the
draft second deposit Local Plan carries forward similar objectives.

The adopted Local Plan contains no specific policy relating to the conversion of restaurants into
dwellings however policy C11 which refers to adaptation of rural buildings contains general
principles on conversion. it states that buildings should be of permanent and substantial
construction and in keeping with their surroundings.

Policy GS8 of the Draft Second Deposit Local Plan states that outside the built-up area of
seftlements the re-use and adaptation of vernacular buildings will be permitted provided the
building is of permanent and substantial construction and is capable of conversion without major
rebuilding, extension or alteration. it re-use and adaptation must not adversely affect the
character and appearance of the building, its setting or the surrounding area and any services
and facilities necessary must be provided without overall harm to the rural character of the area.

Consultations

West Challow Parish Council object to the proposal for the following reason:

“The members of the above council feel the semi-detached 4 bedroom houses are too large and
out of feature with the surrounding area, not in keeping and would overlook the other two houses.
Also they feel a speed limit of 40mph would ease the safely onto the A417”

Officer Comments

Your officers consider the main issues in determining this application to be 1) Whether the
principle of the proposed development in this location away from any existing settlement is
acceptable in policy terms, 2) if the principle is not acceptable whether there is any special

justification for allowing an exception to the policy, and 3) whether the design and highways

issues are satisfactory.

Your officers consider that the conversion of the restaurant into two dwellings to be acceptable
given that it is an existing building. However, the two dwellings proposed on the car park must be
judged against the policies for new houses which clearly state that dwellings will not be permitted
in isolated locations away from established settlements. On this basis the proposal is clearly
contrary to policy. Although the car park is defined under PPG3 as previously developed land
PPG3 goes on to state however, that this does not mean that the whole area should be
redeveloped. It says that the local planning authority should make a judgement about site layout
in this context, bearing in mind other planning considerations, such as policies for development in
the countryside.

The applicants have not offered any special justification for allowing an exception to policy. Your
officers do not consider the history of the site and the allowed appeal for motel rooms to justify
allowing this application. The motel rooms would have been judged under the tourism policy and
seen as subsidiary to the use of the restaurant as opposed to the creation of two independent
dwellings in the open countryside. Similarly the applicant's offer to make contributions towards a
reduced speed limit is not considered to outweigh the policy objections.

The County Engineer has no objections subject to certain conditions and your Officers consider
the design to be acceptable.

Recommendation

Itis recommended that the application be refused for the following reason:

1.

The proposed new awellings by reason of their isolated location would sonstitute
unjustified and unsustainable development which would result in the creation of sporadic
development in the open countryside. As such the proposal is contrary to the Adopled
Vale of White Horse Local Plan in particular Policy M8 and the draft Second Deposit Local
Flan in particular Policy GS8.



SECTION | Monday 23 May 2005
Development Control D C 3 v
Committee =

In respect of the part dismissed and part allowed appeal decision, the Committee noted
that it was only able to approve or refuse a planning application in its entirety and that it
was not possible to permit part of an application as the Inspector had done. It was noted
that the Council had had no objection to that part of the application which had been
allowed.

RESOLVED
that the agenda report be received.

DC.7  LIST OF FORTHCOMING PUBLIC INQUIRIES AND HEARINGS

The Committee received and considered an agenda report, which advised of two Public
Inquiries and five Hearings.

The Committes noted that this information would be updated for the next meeting.
RESOLVED
that the agenda report be received.

DC.8 DEPOSITED PLANS

The Commitiee received and considered report 3/05 of the Assistant Director (Planning)
detailing planning applications, the decisions of which are recorded below. Applications
where members of the public had given notice that they wished to speak were considered
first.

(1)  WCH/1974/1 — Conversion of existing restaurant intg two dwellings.

Erection of two dwellings with new access onto Faringdon Road - The Leather Botile,
Challow Station, West Chailow

(Coungillor Jenny Hannaby had declared a personal interest in this item and in
accordance with Standing Order 33, she remained in the meeting during its
consideration).

The Committee noted that the Parish Council had objected to the style of the houses.

Mr D Randell made a statement on behalf of West Challow Parish Council reiterating
concerns already referred to in the report. He commented that the development was
too large and suggested that semi detached low cost properties would be preferable.
He raised concern regarding the access, commenting that the traffic speed on the
A417 in this location should be restricted to 40mph.

Mr S Lilly made a statement in support of the application commenting that the
property had been empty for 24 months. He advised that a number of other uses
had been considered and he referred to the accountant's report on viability sent to
Members of the Committee. He reported that the access had been discussed with
the County Engineer and had been moved to the south east of the site in view of the
brow of the hill. He explained that the style of house had been designed to reflect the
style of properties in the area. Finally, he reported that it was intended that the
existing footpath would be enhanced.

APPENDIX 3



Bevelopment Control

Committee

SECTION | D C Monday 23 May 2005
A4

Some Members spoke in support of the application commenting that it was
necessary to approve an alternative use for the property which would otherwise fall
into disrepair.

However, other Members spoke against the application noting that the site was in the
open countryside and approval of the application would set a precedent for similar
developments elsewhere. |t was commented that conversion of the restaurant
building to one or two houses might be acceptable but that there should be no
building on the car park area.

By 12 votes to 4, with 1 abstention it was
RESOLVED

that application WCH/1974/1 be refused for the reason set out in the report with the
applicant being informed on a without prejudice basis, that conversion of the existing
buildings might be looked on favourably.

(2)  WAN/3327/7 & WAN/3327/8-CA — Part demolition of front of existing hall. Re-buildin
of existing church hall and service facilities at the rear. New floor over existing hall -
Wantage Baptist Church, Mill Street, Wantage

{Councillors Eddy Galdsmith, Jenny Hannaby and Derek Verdin hag each declared a
personal interest in this item and in accordance with Standing Order 33, they
remained in the meeting during its consideration),

The Committee noted that the Consuttant Architect and the Architects Panel had
commended the scheme, commenting that it was a good quality scheme which would
enhance the street scene, ’

One Member reported the views of the Town Council, commenting that it had not
been felt that the scheme was in keeping and was too modern. Another Member
expressed concemn that the proposal was out of keeping and was inappropriate in
this historic part of the Town,

Other Members spoke in support of the applications noting that there were no
significant material changes to take into account since the previous permission had
been granted.

By 14 votes to 2, with 1 abstention it was
RESOLVED

that applications WAN/3327/7 & WAN/3327/8-CA be approved subject to the
conditions set out in the report,

(8) STA/3373/8 Change of use from agricultural to B1(C) use - Hill Farm, Gainfield.
Buckland

{Councilior Robert Sharp had declared z personal interest in this item and in
accordance with Standing Order 33, he remained in the meeting during its
consideration),

Further to the report, the Committee noted that the County Engineer had no objection
to the application, if restricted to the type of use proposed. APP EN D‘x 3
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Appendix

Copies of the Site Plan and Appeal Decision
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