Vale of White Horse District Council – Planning Committee – 12 June 2017

APPLICATION NO.
SITE
PARISH
PROPOSAL

WARD MEMBER(S)
APPLICANT
OFFICER

P16/V0727/O

Chowle Farm Industrial Estate, Great
Coxwell, Faringdon, SN7 7SR
GREAT COXWELL
Outline application for demolition of
existing buildings used for class B1 and
B8 purposes and erection of 18 new
dwellings.
(Amendments received 19 July 2016 reduction in new dwellings numbers,
amended location plan, acoustic
assessment, air quality statement,
contamination report, revised ecological
survey, visual appraisal, amended
illustrative site plan) (additional transport
statement and access/bus stop plan
received 26 October 2016.) (as amended
by plan and accompanying information
received 15 March 2017-reduction in
housing numbers and amended site
layout) (illustrative section plan received
9 May 2017)
Simon Howell
Elaine Ware
Tapecrown Ltd
Sarah Green

RECOMMENDATION
To grant planning permission subject to the securing the financial
contributions with a S106 agreement and the following conditions:
Standard
1. Submission of reserved matters.
2. Commencement of development – outline permission.
3. Approved plans.
Pre commencement
4. No development until scheme submitted to eradicate Japanese
Knotweed.
5. No development until a drainage strategy detailing any on/off site
works.
6. Contaminated land investigation.
7. Details of wheel washing for construction and demolition traffic.
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8. Details of vision splays.
9. No other development before means of access formed .
10. No other development before off site highway works implemented
(to include ghosted right land junction, pedestrian crossing point,
two bus stop laybys).
11. Tracking plan for waste vehicle.
12. Updated badger and otter surveys and mitigation strategy
submitted.
13. Sustainable surface water drainage scheme submitted.
14. Details of boundary treatments submitted.
15. Details of landscape boundary screening to south (within blue
edged land) and implementation plan submitted.
Pre-occupation
16. Existing access to Chowle Farmhouse to be stopped up.
1.0
1.1

INTRODUCTION AND PROPOSAL

1.2

The site is Chowle Farm or also known as Faringdon Business Park. It also
includes Chowle Farmhouse. It is located to the south east of Great Coxwell
Village and is accessed off the A420, as shown on the location plan below.
Chowle Farmhouse has its own separate access to the A420.

1.3

There are a number of deteriorated and burnt-out agricultural style industrial
buildings on the site. The buildings were originally associated with the
farmhouse and compromised a livestock transfer station. To the rear there is a
large area of hardstanding which has been used for outside storage. There is
a stream which runs along the western boundary into a pond towards the
south. To the south of the site is an area of paddock which is now outside of
the application area, although is owned by the applicant.

This application comes to committee as it is a major application and the parish
council object to the proposal.
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1.4

The proposal
The proposal is to remove all the buildings and existing uses on the site
except for Chowle Farmhouse, and erect 18 new dwellings. The application is
in outline with approval sought for access and layout. The access to the site
would be improved and a right turn ghost lane would be included. Two new
bus stops are also proposed with an informal pedestrian crossing point. The
existing access to Chowle Farm would be closed.

1.5

The proposed scheme has been amended significantly during the application
process. The site area has been reduced and the number of dwellings has
been reduced down from the original 33 to 18. The layout and form of the
development has changed so that it now seeks to reflect a collection of rural or
agricultural buildings. The proposed site plan is attached to Appendix 1.

2.0
2.1

SUMMARY OF CONSULTATIONS & REPRESENTATIONS
Great Coxwell Parish Council

Little Coxwell Parish Council
Neighbours – 19 letters raising
these objections

Cllrs Elaine Ware and Simon Howell
Environment Agency
Highways England
Thames Water
Oxfordshire County Council Single
Response
Housing Development
Health & Housing - Environmental
Protection Team

Objection
 Unsustainable location; noise,
traffic, drainage; ancient woodland
impact, impact on views of church
Objection
 Road safety; Increase in traffic
 Safety of crossing A420
 No provision for footpth or cycle
access along A420
 Dangerous access
 Increase in traffic
 Not allocated for housing in plan
 Impinge on outlook of church
 In the green buffer designated in the
neighbourhood plan
 Unsustainable location
 Noise pollution
 Country views spoiled
 Impact on ancient woodland and
ecology
Objection – support the objections of
Great Coxwell Parish Council
No objection
No objection
No objection
Objection – relates soley to lack of
accessiblity of site by foot and cycle
No objection raised on highway safety
grounds
No objection
No objection
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Health & Housing - Contaminated
Land
Health & Housing - Air Quality
Countryside Officer
Leisure Department
Drainage Engineer
Landscape Architect
Urban Design Officer
Forestry Team
Waste Management Officer
3.0
3.1

No objection
No objection
No objection
No objection. No longer wish to request
contributions
No objection
Highlight comments on bus stop
visibility, landscape screening of
development
No objection
Highlight potential conflict between
boundary treatments and dwellings
No objection
Swept path revision required.

PLANNING HISTORY
There is a long and complex planning history with the site. The site has a long
standing industrial use. However, over a number of years, various other uses
within separate units on the site have been implemented without the grant of
planning permission. There are currently 5 enforcement notices and a breach
of condition notice on the site. These notices seek the cease of uses such as
the sale and storage of pet supplies, manufacture of pine furniture, sale and
storage of sheds, and sales of garden machinery.

3.2

Retrospective planning permission was granted by an inspector on appeal
against a previous enforcement notice in 2006 for the change of use of 8 units
for the design and manufacture of shop fittings, but only subject to the condition
that a right ghost turn lane was implemented to overcome highway safety
concerns. That condition has never been complied with, initially due to
protracted negotiations between the applicant and the county council, and
more recently due to the potential for redevelopment of the site.

3.3

Some of the enforcement notices have been complied with but there are
ongoing enforcement investigations into other unauthorised uses that been
implemented such as a café, car repairs, as well as signage. There has also
been soil and tyre dumping towards the rear of the site which has resulted in
prosecution by the Environment Agency.

3.4

In September 2014 planning permission was granted for the change of use of
the whole site to a garden centre. The proposed garden centre was 3699sqm
gross internal floorspace and consisted of a restaurant and kitchen, ancillary
offices, staff room and toilets, and retail sales floor space. That permission has
not been implemented but is still extant at this time.

3.5

Chowle Farmhouse has been in separate ownership and has operated as a
bed and breakfast business.
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4.0
4.1

ENVIRONMENTAL IMPACT ASSESSMENT
The site area is less than 5ha, fewer than 150 dwellings are proposed and the
site is not in a ‘sensitive area’. The proposal is not, therefore, EIA development.

5.0
5.1

MAIN ISSUES

5.2

Principle
The Vale has an up-to-date local plan. Planning law dictates that planning
applications should be determined in accordance with the local plan unless
material considerations indicate otherwise. National policy, in the form of the
NPPF, supports sustainable development. The site is not a strategic protected
employment site in the local plan, but it has a lawful industrial use. The use of
the site by a number of unlawful uses is a continuing issue. The site is within
the countryside and is only accessible by the A420. It is therefore one of the
least sustainable locations for new housing. Notwithstanding this, officers
consider there are material considerations that outweigh the concerns about
the location of the site.

5.3

One of the core planning principles of the NPPF is to encourage the effective
use of land by re-using land that has been previously developed, provided it is
not of high environmental value. Neighbourhood plan policy BE3 also states
“redevelopment of brown-field sites and derelict buildings will be supported
under the following conditions. Poor design should be replaced with high
quality design and high standards of amenities enabling improvements to the
natural and historic environment. All designs should enhance the character of
the Great Coxwell Sub Areas. Conversion of existing buildings to residential
use will be supported if no business opportunity is presented within a period of
six months.”

5.4

Landscape and Visual Impact

The relevant planning issues are the following:
 Principle
 Landscape and visual Impact
 Design and layout
 Traffic and highway safety
 Ecology
 Flood risk and drainage
 Noise
 Air quality
 Contamination
 Affordable housing
 Financial contribution requests

The site is located in the North Vale Corallian Ridge landscape area. Views of
the site are possible when driving up the A420 from the south, across the
southern paddock. The site itself is slightly lower in level that the A420, such
that the existing building sit lower than the road. Public footpaths run to the
south and west of the site.
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5.5

The site lies within the designated “green buffer” zone in the Great Coxwell
Neighbourhood Plan. The purpose of the green buffer is to prevent the
coalescence of Great Coxwell and Faringdon. As the development is on an
existing brownfield site officers consider it would not encroach or significantly
reduce the green buffer and will not be contrary to the purpose of the green
buffer in neighbourhood plan policy EDQ1.

5.6

The buildings on site do not lend themselves to conversion given their
condition. The current buildings are utilitarian and do not play a positive role in
local visual amenity. Replacing them with buildings which enhance the site will
be of benefit. The proposal aims to reflect a collection of rural or agricultural
style buildings that are typically found in the countryside. The use of courtyards
and barn style buildings supports this approach whilst working within the
constraints of the site.

5.7

The noise constraint of the A420 has steered the design of the development by
placing rows of buildings along the road frontage to provide noise attenuation.
This frontage will not have any windows facing the road. Instead it will appear
as a boundary wall to the site.

5.8

The landscape officer has commented that no landscaping is provided to
screen these walls. However stone boundary walls are a feature of the local
area. Both Buscot and Coleshill estates have long and high stone walls
bounding the roads. It is also not uncommon for agricultural buildings to form
part of the boundary of farms. Officers therefore consider that reflecting this
local style would not be out of keeping with the character of the area.

5.9

It is accepted that the incorporation of the right ghost lane and bus stops will
formalise the road layout in this rural location. However the turning lane has
been approved in the past and similar feature elsewhere along the A420.
Visibility from the bus stops has not been raised as an issue by the highway
authority. The splays would be across highway land.

5.10

The applicant owns the paddock land to the south and therefore additional
screen planting along this boundary within the blue edged land can be
incorporated to help soften the proposal from this direction. This can be
conditioned.

5.11

To the north west of the site is Great Coxwell Village and its grade II* listed
Church of St Giles. Glimpses of the church are possible from within the site
through the boundary vegetation. Officers consider that the removal of the
existing utilitarian buildings and their replacement with buildings far more
appropriate to the rural location will not harm the setting of the church.

5.12

Design and Layout
The layout of the scheme has been fixed, although the design of the individual
buildings will be dealt with reserved matters stage. The layout of the site has
been carefully designed to address the noise constraint of the A420, the
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ecology constraint of the stream to the rear, to incorporate the existing
farmhouse and also to make the most of the views across towards the pond.
5.13

The frontage of the site is given over to a courtyard style arrangement,
primarily to address the noise constraints. To the rear of the site the proposed
layout has a looser form and emulates larger barn buildings. Unit 15 is
reflective of a threshing barn, providing a feature and terminating the view
when entering the access of the site. The number of dwellings on site is now
considered an acceptable compromise between keeping the density of
development relatively low and providing a viable scheme.

5.14

The layout of the site has been through extensive discussions with the urban
design officer who supports the approach. Illustrative sections have also been
provided to give an idea of the development. The layout includes space for
planting within the parking courts and a small area of public open space in front
of unit 11, which will be controlled by a management company. The boundaries
within the development, including their height, will be important in terms of
contributing to the overall character and appearance of the site. Details of the
external and internal boundary treatments can be conditioned. Overall, officers
consider the approach to provide a traditional appearance that also addresses
the constraints of the site to be particularly innovative and welcome.

5.15

Traffic and highway safety
Vehicle trips
Given the location of the site it is accepted that the vast majority of trips to and
from the site will be by car. The existing industrial/commercial uses utilise a
range of vehicles accessing the site. The established daily trip generation for
these uses is approximately 170 trips. The extant planning permission for a
garden centre has an expected daily trip generation of 865 in the week and
1,146 at the weekend. By comparison the current proposal will generate
approximately 140 trips per day, less than the established position and
considerably less than the extant planning permission. Officers consider this
represents a significant gain in terms of sustainability.

5.16

Access
The existing access into the site would be improved and the ghost right hand
turn forms part of the proposal. This will be necessary to be implemented
before the rest of the development and this can be ensured by way of a
Grampian condition. The proposed visibility splays are acceptable. The existing
access to Chowle Farmhouse will be closed up. The farmhouse will be
accessed by the new access instead, thereby reducing the number of accesses
to one.

5.17

Two new bus stop pull-ins will be provided as part of this scheme. This will
enable buses to pull off the carriageway. The highway authority have no
objection to the proposed highway arrangements or the impact on the A420.

5.18

The waste team has requested that a tracking plan to show that the required
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waste vehicles can access and turn on the site. Officers are confident this
could be achieved within the layout and a tracking plan can be conditioned to
be submitted to address this.
5.19

Other modes of transport
The location of the site makes it is relatively isolated. There are no other
opportunities to cycle or walk from the site. The highway authority’s objection to
the proposal relates to this point only. They do however also state that an
effective bus service is required to offer a realistic alternative to car travel along
the increasingly congested A420 corridor.

5.20

The bus service along the A420 is a premium bus route with a target of four
buses per hour and at least an hourly evening and Sunday service. The
inclusion of bus stops at the site will enable future residents to access this bus
route. There will therefore be a realistic and effective alternative to car travel
available to future residents. There are also plans to enhance this bus route by
the county council, and as such they are seeking a contribution of £1,000 per
dwelling towards this funding.

5.21

Officers do acknowledge that the lack of other opportunities for cycle or walking
are a negative and should be weighed in the balance of the scheme as a
whole. The agent has indicated that there may be potential for a link through
into the golf course site, which has a resolution to grant planning permission for
a holiday lodge park, subject to the signing of a S106 agreement. This would
help link the site better to the existing village but it cannot be relied upon at the
current time.

5.22

Ecology
The site is known to support a badger sett along the banks of the stream to the
west, while otter have been active on the site using it as part of their territory,
and a small population of grass snake have also been found to be present. The
ecological surveys on the site have been updated and new ones conducted
where necessary to survey land not previously surveyed.

5.23

The surveys of the new areas of the site have not revealed any additional
significant constraints except for the identification of a roosting site for brown
long-eared bats in the roof of Chowle Farmhouse. The proposals include the
retention of the farmhouse and some of the surrounding leylandii hedge which
links the roosting site to surrounding habitats and foraging areas.

5.24

To the west and north of the site is ancient and semi natural woodland which
contains the stream corridor. The plans have been amended to draw the
development away from this and have provided additional landscaping buffer to
this area. The development will be over 10 metres from the top of the bank of
the watercourse which was also a requirement by the Environment Agency for
the garden centre scheme to protect the watercourse and woodland habitat.

5.25

Subject to the conditions suggested by the countryside officer, the proposal
would not lead to any significant ecological impact.
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5.26

Flood Risk and drainage
The site is not within a flood zone but is over 1 hectare in area. A flood risk
assessment has therefore been submitted to support the application. Thames
Water have requested a Grampian style condition for no development to
commence until a drainage strategy detailing any on/off site works has been
approved as they cannot determine the waste water infrastructure needs at this
time. They however have no objection in terms of water infrastructure capacity.
A sustainable surface water drainage scheme will be required to be submitted
and approved.

5.27

Noise
The site is adjacent to the A420. A noise assessment was undertaken in
relation to an earlier layout of the scheme. That assessment made a number of
recommendations that include a three metre high noise barrier at the boundary
of the site with the road and that dwellings most exposed to road traffic noise
shall have provision for an external amenity area that benefits from shielding
from the building itself and be facing away from the road. The revised layout
incorporates the recommendations of the report. The dwelling walls along the
frontage will form a noise barrier and can be constructed with suitable material.
The wall can continue around the part of the sides of the site. The dwellings
themselves will provide shielding to the garden areas. In light of the revised
layout incorporating the recommended acoustic measures, the environmental
health officer finds this acceptable.

5.28

The environmental health officer is satisfied that the detail of the acoustic
treatments for each property to meet acceptable noise standards in external
living areas and internal rooms, including acoustic ventilation requirements
could be dealt with as part of the reserved matters application.

5.29

Air Quality
An air quality assessment has been submitted in support of the application
which indicates that air quality is acceptable in the location and is well below
the national air quality objective (acceptable) levels. Officers therefore consider
it is not reasonable to request any mitigation as part of the proposal.

5.30

Contamination
A phase 1 walk over survey has been undertaken. This has highlighted that the
site could be potentially contaminated as a result of its former industrial use
and waste materials which have been stock piled and burnt on site. The report
has subsequently recommended that an intrusive investigation is undertaken in
order to establish whether any soil contamination is present on site. The
suggested condition will cover this and ensure that all contamination is
appropriately dealt with.

5.31

Affordable Housing
Policy CP24 seeks all development over a net gain of 11 dwellings to provide
35% affordable housing. There are no services or facilities that would be within
walking distance. For these reasons the council’s housing officer has accepted
that the provision of affordable housing on site would not be suitable. Therefore
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an off-site contribution would be sought equal to 6.3 units amounting to
£997,920.
5.32

Financial contribution requests
The NPPF advises that planning obligations should only be sought where they
meet all of the following tests in paragraph 204:
I.
Necessary to make the development acceptable in planning
terms;
II.
Directly related to the development; and
III.
Fairly and reasonably related in scale and kind to the
development.
Policy CP7 provides that development will be required to provide for the
necessary physical infrastructure and service requirements to support the
development. As yet the CIL is not adopted in the district and therefore
contributions are sought under S106.

5.33

The following developer contributions are sought as part of proposal. No
viability assessment has been submitted to demonstrate that the development
would be unviable with such contributions. The leisure team no longer wish to
seek monies towards leisure provision following the reduction in dwelling
numbers. However the parish council have sought a contribution towards
refurbishing the local MUGA in Great Coxwell village and also for repairing the
wet court and replacing the adventure trail. It is considered reasonable for the
district contributions (factored according to the number of dwellings) for these
to go to the parish.

5.34

The parish have also requested a contribution towards improvements to the
reading room which serves the purpose of both a village hall and church hall.
The contribution represents the proportionate increase in the number of
dwellings in Great Coxwell. The contribution towards the new noticeboard and
litter bin for new residents is considered reasonable.
District Council
Refuse/recycle bins
Street naming
Affordable housing contribution
Village MUGA refurbishment
Village wetpour repair and adventure
trail
Reading Room improvements
New noticeboard for new residents
and litter bin
Monitoring
Total

Amount (£)
£3,060
£241.20
£997,920
£1,123
£2,271
£734
£700
£720
£1,006,769.20
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Oxfordshire County Council
Improvements to No 66 bus service
procuring and installing two bus stops,
including poles, flags and
information case units
procuring and installing two bus
shelters
Monitoring
Total
6.0
6.1

£16000
£unknown
£36,000

CONCLUSION
Sustainable development has three strands, social, economic and
environmental. The site is in a relatively isolated location. However, officers
consider the following material considerations outweigh this issue:



6.2

Amount (£)
£18000
£2000

A significant reduction in traffic generation when compared to the recently
permitted garden centre scheme, and a reduction when compared to the
established position
A significant improvement in the visual appearance of the site

Although the site is in an isolated location future residents would have access to
a primary bus route, providing at least one alternative to the car. In weighing up
the balance officers consider that the benefits of the scheme are sufficient to
justify allowing this proposal, and therefore the proposal is recommended for
approval.
The following planning policies have been taken into account:
Vale of White Horse Local Plan 2031 Part1 policies;
CP01 - Presumption in Favour of Sustainable Development
CP03 - Settlement Hierarchy
CP04 - Meeting Our Housing Needs
CP07 - Providing Supporting Infrastructure and Services
CP20 - Spatial Strategy for Western Vale Sub-Area
CP23 - Housing Density
CP24 - Affordable Housing
CP33 - Promoting Sustainable Transport and Accessibility
CP35 - Promoting Public Transport, Cycling and Walking
CP37 - Design and Local Distinctiveness
CP42 - Flood Risk
CP43 - Natural Resources
CP44 - Landscape
CP46 - Conservation and Improvement of Biodiversity
Vale of White Horse Local Plan 2011 policies;
DC5 - Access
DC6 - Landscaping
DC9 - The Impact of Development on Neighbouring Uses
GS6 - Redevelopment of buildings outside settlements

Vale of White Horse District Council – Planning Committee – 12 June 2017

Great Coxwell Neighbourhood Plan 2014
Design Guide 2015
National Planning Policy Framework 2012
Planning Practice Guidance 2014
Equalities Act, 2010
The proposal has been assessed against the public sector equality duty in
section 149 of the Equalities Act. It is considered that no recognised group will
be disadvantaged by the proposal.

Author: Sarah Green
Email: planning@whitehorsedc.gov.uk
Tel:
01235 422600

