u"rwmwmj AppeaUK A

jof

‘Pump House-

ELD

=

"'_-"l ” .

%&%’ﬁ
Q&

3
2

T
ot mie
e

Taidnt L3 orawing B

¥

Bzaie
Date

M SR

[ SRR N S o2V N

ol
o e

et
TE

FARINGDON

SENNIS SO0%
ARCHITECT
CXFORDSHIRE SN THY

25 OLOUCESTER STREET.

e

B CROWE SOPYRISHT
CALL RUEHTY SESERVES

LICEROE MubEER RE00TioE.
ool
v

Shael gasign tooynoht REA Publicaiicns Lo



JeF &

PAZ/VIAUR [Fal LAGDIEWD  AfPEOBIK |

PTT SOEDURG VB tRBEA0ED b Baus A | ORy *IE6E EY
| ; r@ % ¥4 WNGG R
T | | NMLAS M NULIXE 1130 - 3
v Q& D.umo._ | = —i - ~ 4 B ¥ MR |
253& US| gy Tl ) e e
ﬂvﬁn@mrh il Sy orp w3 37T
SR Ut ﬂzgiﬁ e VTFAD Y WSS
— ﬁ T e e e L Tt L am am T i il mm iem e =T
It 1Al Ao A8 TR ] HINA L0
e o e T 0621 NV'1d JLiE DTS |
L Nt u
| ; . < B i o etz e e P B i g e .J\rr).i... | ﬂ
-~ 39%}/’6&%&#& I _ __\ W M.M) . . . fs.mq .
tﬁ*\..}!\.,\.igalaﬁ.\- M _ Zmuvm._éj . %L o ‘ H . N AR - P A1 AN
W — i .Z..}Em ._Ad...m. ' LAl U] 3
m _ =7 nM..B:.ﬂW: R s m.w H u =
| =H! .
| ] X m.w Wil
.L.—\___.. L 27 .-“an : ..|” M—Wd\ﬂ\wﬂ/ £ 4 P A T
] g
LA A M| 50~ NS G A Ex_h,.., H we ._:r
| g - (\\\l N ! ;
| Pl s I
! «__s "MVAMVF..H Hvﬂ\ - ar Lyt Hﬁeﬁ&z
Nl e aud thos
T ;
PSR ot gy .
| o P
” w\_ﬂb;un“fl 3 g_— _-.. Jf_.
| .h__Yn - briaae ¥ w_._. . nree
! burdr+ ,._w .N,.f o et
! .. 4 e
| S
7 m A Ed
Tl __/r + \_ e+ ER I R 4
b HEAL TP T iuw I
i . €1 ke P
ﬁ I A e
| awad (3 L7 e ta.w.\#. S 0 B e
m H d u__ .m . BT et u_m / = i
| v ﬂa A Nt .
| RGN G~
| As, o woig® BT
L %Ww;imb[mrﬂ%lmhﬂﬂdiéﬁﬂwm‘\a A..h....m__ r_\n;.@/,r.h.. < a-vatgd
| | Molag AW T = “ :




6 : oErRi6E B
BT sesmontnd vy PMAdns mlisag feag

! i

e5 TR THHUROLND . S
FEMENYE .

+ wmmfmmw__.mwu:ogwbw;e . o}
ik P . e o T T e e e
N - L GrZay W EEE R

¥

CINEABYA, e R

. B o T B o : o et o, e

TR Ateh A0 S [ HINALOs

R PR P T

e WY b 503 TN U
,

.

N
et
fj N
i;\:.' a.. .
T

“a
i

A : I

o
E\

NG

o el pisog T - |




Eehe el
st

CMig e

B

AT I a2 o o
LA ST

D qwd SEPraaLs
%w&. Lsyabre

B I BT DA

AR SRR S I ol A




! , . . ]
< T eaENg e R
. e L =
| o cnidn, ot WW% TR

|

et drd Dapdy

ot g by {;}*’

gt ATy

L

Ak

ol

s
i

.

P

B el
- s A b

ie

Pl (VIR | fuc LAaodED,  ArPadl <
e

e T T T T




Lt e

p——

PP X

ot o

NV el a0

2 wngeEen Tl -GN HRDp BRI
|

—HQ._\N “Q@E | phaing ...Au!m aa_.w AHL B-%ﬂmwﬁ_ﬂmmﬁxw .

ool Lo [N KT 1S YIS0 02

). . ALV, R G hAaLrz %09 SINNE .. ,
I 1 opK Buimadg kﬁﬁ.: waum i hbuﬂ‘ 001 u _\ﬁ D,I.lul||_ Jﬂ.l.lwﬁ ml.
\\)_ T = lﬁ
a0 od|

Pl'a{\/ CUE) FuL LA

pnc L A |

LHADTY H
1

S OIa | MAIRGN YT

Q

i mzﬁ, T
7
SAVYLIAT AIANW

P I




PR VIALR[FuL  kArbuew  APERDIK 3 (o 9

Appeal Decision

~ Hearing heid on 25 October 2011

Site visit made on 25 October 2011
by David Morgan BA MA MRTPI IHBC

an Inspector appointed by the Secretary of State for Communities and Local Government

Declsion cdate: 25 November 2011

Appeal Ref: APP/V3120/A/11/2155884

Landview, Canada Lane, Faringdon, Oxfordshire SN7 S8AR

» The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

» The appeal is made by Mr Rob Stewart against the decismn of Vale of White Horse
District Council.

« The application Ref GFA/670/1 dated 5 November 2010, was refused by notice dated
24 March 2011,

» The development proposed is erection of 4 bedroom house incl. all associated works
parking area/landscaping in garden of Landview and rear and side extension and
alterations to Landview incl. parking area/landscaping.

Decision
1. The appeal is dismissed.

Application for costs

2. At the Hearing an application for costs was made by Mr Rob Stewart against of
Vale of White Horse District Council. This application will be the subject of a
separate Decision.

Procedural matter

3. The appellant submitted revised drawing nos. 10500/09 Rev B and 10500/10
Rev B illustrating a reduction in the ridge height of the proposed dwelling. As
the acceptance of these drawings would not compromise the position of any.
parties with an interest in the case they have been taken into account in the
determination of the appeal.

Main Issues

4. These are a) whether the principle of new residential development is
acceptable on the site in the context of development plan housing policy and
. other material considerations, b) the effect of the proposed development on
the character and appearance of the area and ¢) its effect on the living
conditions of adjacent occupiers of no.1 Maple Cottages by virtue of over
dominance and visual intrusion and loss of privacy through overlooking.

Reasons
The principal of new residential development on the site

5. The Vale of the White Horse Local Plan 2011 (VWHLP) saved housing policies
make clear that development will be concentrated within key settlements with

http://www.planning-inspectorate.gov.uk
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Appeal Decision APP/V3120/A/11/2155884

~ defined development boundaries (policy GS1) and will not permit development
outside the built up areas of existing settlements unless it has been identified
for development in the local plan (policy GS2). However, recognising there
may be circumstances where limited infill may be appropriate in settlements
without defined settlement boundaries, there is provision for allowing small
scale development (policy H13).

6. The appeai site lies outside the development boundary of Farlngdon ‘and the
critical matter in respect of the first main issue is whether policy H13 properly
applies to this case. This policy is clearly mainly aimed at smaller rural
settlernents without defined development boundaries and its purpose is to limit
the proliferation of isolated unsustainable development and to protect rural
character. However, as the appellant rightly points out, to preclude
consideration of areas of built form outwith defined settlement boundaries but
within their proximity from the ambit of policy H13 would be tantamount to
acknowtedging a void in development plan policy. Moreover, to reject
development solely on the basis of it location outside that boundary would be
to ignore any consideration of any favourable sustainable attributes of such
development. On this basis therefore, in broad terms, there seems no reason
why policy H13 should not apply in such general circumstances.

7. However, the supporting text of policy H13 makes clear that the policy will not
apply to very small groups of houses and ribbons of development, the
intensification of which would be to exaggerate their Undesirable effect,
Canada Lane defines the western boundary of the settlement, with the dense
ordered houses of The Pines within it, and the string of random individuatl and
terraced dwellings, including the appeai property, to the west. The contrast
between the modern urbanity of the settiement and the sense of rural
informality on the other is striking. Moreover, this western string, or ribbon of
informal dwellings is specifically the type of development excluded by the
supporting text of the policy. For these reasons therefore, with specific regard
to the proposed new dwelling, the proposals would be contrary to policies H10,
H13, GS1 and GS2 of the VWHLP. Whilst the appellant is right that Planning
Policy Statement 7 Sustainable Development in Rural Areas states that
development away from existing settlements should be strictly cantrolled, it
also makes clear that this strict control should also apply to areas not allocated
for development in development plans, and no countervailing support for the
development can be sought in respect of the key principles set.out in this
document, Whilst the geographic proximity of the site to the settlement may
weigh in favour of its more sustainable location, this does not outwelgh the
greater harm identified above.

Effect on character and appearance of the area

8. Canada Lane, with its high boundary hedge to the Firs, treed western
boundary, un-metalled surface and informal sequence of randomly spaced
occasional dwellings, has a strong sense of rurality, with the domestic
enclosures on the falling ground to the west fusing with the open pasture of the
countryside beyond. This is apparent in more intimate views along the lane
and from the public footpath to the south west, where the tableau can be
repeatedly viewed through the intermittent screen of the Cracked Wlllows of
the field boundary.

9. The proposed dwelling, set tightly between the boundary with Maple Cottages
“and the separating boundary of the extended Landview, despite its set-back

http: //www.planning-inspectorate.gov.uk 2
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Appeal Decision APP/V3120/A/11/2155884

and single storey lane elevation, would discernibly close the gap between the

existing dwellings as they are perceived from the lane. Indeed, the full scale of

this structure would become apparent as the flank elevations, rising from the

falling topography of the land to the rear, become apparent when viewed from

the lane. Moreover, when seen in conjunction with the substantial extension to
~-Landview from the south west the proposed-dwelling-would significantly-----—-- -

consolidate the built form along the lane, to the material detriment of its rural

character,

10. The north western elevation of the proposed dwelling is on a plane well beyond
that of the proposed extension and significantly beyond that of Maple Cottages.
Although there Is some planting on the plot boundary and the willows of the
field boundary filter longer distance views, the cambined development would
again serve to significantly consolidate the built form of this otherwise
dispersed group; a consolidation compounded by the height of these elevations
as they negotiate the falling topography of the site. The combined effect of the
development would be to cause material harm to the rural character and
appearance of the area, specifically that of the North Vale Corallian Ridge, and
so be contrary to policies NE7 and DC1 of the VWHLP,

Living conditions of adjacent occupiers

11. Because of its orientation and aspect the proposed dwelling adjacent to no.1
Maple Cottages would not result in a material loss of light to either dwelling or
rear amenity area. However, and notwithstanding the reduction in ridge height
illustrated in the revised plans submitted with the appeal, due to its height and
proximity to the boundary of this dwelling, the south west gable would have an
overbearing and dominegering effect when viewed from the garden terrace of
no.l. Furthermore, because of the loss of the more mature though already
compromised tree on the intervening boundary and the close proximity and
elevation of the balcony on the proposed dwelling, there would be opportunities
created for the overlooking of the lower garden area of no. 1, resulting in a loss
of privacy of occupiers causing material harm to their living conditions. For
these reasons the proposals, in respect of the dwelling alone, would be
contrary to policy DC9 of the VWHLP, '

Other matters

12. At the Hearing the appeilant drew attention to the Council’s now projected
shortfall in its five year land supply, indicating this currently stood at
approximately 2.8 years supply and arguing, in the context of advice set out in
Planning Policy Statement 3 Housing (PPS3), that the appeal proposal be given
favourable consideration as a result. The Council recognise this shortfall and
have just published for consultation a draft non-statutory Interim Housing
Supply Policy document to address these circumstances. This document does
suggest the relaxation of some of the housing constraint policies of the VWHLP,
including policy H13, subject to specific criteria. However, this document is at
a very early stage in the consultation period and therefore may be afforded
only very little weight,

13. That sald, the shortfalt exists, and it has to be accepted that the provision of a
dwelling here would, albeit incrementally, address it. However, by any
standards, this contribution to the shortfall would be very modest, and would
not, in the context of the conclusions above, outweigh the harm in respect of
adverse impact on the countryside, the character of the area and on the living
conditions of adjacent occupiers. Moreover, the removal of garden land from

http://www.planning-inspectarate.gov.uk ‘ 3
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the definition of previously developed land framed by the revisions to PPS3
removes any further policy presumption in favour of such development.in
pursuit of increased housing densities. i

14. The appellant makes a number of references to the Draft National Planning
Policy Framework (NPPF) document, issued for consultation on 25 July, In
-—support-of the case. I-too-am-bound to have regard-to-this documentasa - - .
material consideration in this case, but as it remains in draft, and thus likely to
be the subject of change, I am able to give its policies little weight.

15. For the reasons given above therefore, and having taken the views of local

residents in support of the proposals into account, I conclude that the appeal
should be dismissed.

David Morgan

Inspector

http://www.p!anning-lnspectorate.gov.bk 4
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