
Vale of White Horse District Council – Committee Report - 17 August 2020

APPLICATION NO. P20/V0707/FUL
SITE 3 Wildmoor Gate Abingdon, OX14 1JP
PARISH ABINGDON
PROPOSAL Demolition of an existing extension and 

the erection of a two-storey side 
extension to form two 1-bedroom 
apartments with parking and amenity 
space (Addition of visitor parking space 
and cycle storage as shown on p104B 
and p100C)

WARD MEMBER(S) Eric de la Harpe
Robert Maddison

APPLICANT Mr Gareth Bertram
OFFICER Lewis Dixey

RECOMMENDATION
Planning Permission subject to the following conditions:

Standard:
1. TL1 - Time limit - Full Application
2. Approved plans
3. MC3 - Materials in Accordance with Application

Prior to Commencement:
4. MC25 - Drainage Details (Surface Water)
5. MC26 - Drainage Details (Foul Water)

Prior to Occupation:
6. HY6 – Access and Parking in Accordance with Approved Plans

1.0 INTRODUCTION AND PROPOSAL
1.1 This application is referred to planning committee following a call-in by the ward 

councillor Eric de la Harpe. Abingdon Town Council, a number of neighbouring 
residents and Abingdon Civic Society also object to the proposal.

1.2 The site is a semi-detached, three-bedroom house located within a residential area of 
Abingdon. Its walls are rendered with a tiled roof and set within a sizable plot which 
extends to northern side, the site of the proposed enlargement.

1.3 The adjoining property, no.1 Wildmoor Gate, is found to the south with further 
neighbours fronting Berry Croft located to the rear. Neighbouring dwellings to the 
north on Wildmoor Gate are separated by a footpath and drainage ditch. 

1.4 The application seeks planning permission to demolish the existing single-storey side 
extension and to erect a two-storey side and two-storey rear extension. The extension 
will be used for two, one-bedroom flats. All external materials to be used would match 
the existing dwelling. The rear extension has been designed to comply with the 40-

http://www.whitehorsedc.gov.uk/java/planning/ApplicationDetails.jsp?REF=P20/V0707/FUL
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degree rule. Officers are aware that the existing single storey side extension has 
been demolished but no further work has been undertaken on site.

1.5 Three parking spaces would be provided for the proposed flats. One space for each 
flat in line with adopted standards and a visitor’s space, which was added via 
amended plans received on 5 May 2020. A new access onto Wildmoor Gate serving 
the three parking spaces would be provided on the northern side. The existing 
property does not have any off-street parking provision and therefore no change will 
be made to the current arrangement.
 

1.6 Storage for cycles are also proposed. The application has been amended to address 
concerns about access to these stores.

1.7 A site location plan is provided below, and the plans are attached at Appendix 1.

2.0 SUMMARY OF CONSULTATIONS & REPRESENTATIONS
2.1 All representations made on the application are available in full on the council’s 

website, www.whitehorsedc.gov.uk

Abingdon Town Council Objects
On the grounds of in-sufficient parking 
and highway safety

Local Ward Member – Eric de la 
Harpe

Objects
On the grounds of in-sufficient parking 

http://www.whitehorsedc.gov.uk/
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and highway safety

Drainage - (South&Vale) No objection
Subject to conditions

Vale - Highways Liaison Officer 
(Oxfordshire County Council)

No objection
Subject to condition

Waste Management Officer 
(District Council)

No objection 

Neighbours Objections from four local 
households and from the Friends 
of Abingdon Civic Society for the 
following reasons: 

 The proposal has inadequate 
parking and will worsen existing 
on-street congestion and 
highway safety

 Proposed cycle storage / bins 
lead to a cluttered appearance

 Overlooking

3.0 RELEVANT PLANNING HISTORY
3.1 None

4.0 ENVIRONMENTAL IMPACT ASSESSMENT
4.1 The development does not fall within the defined scope for potential EIA development.

5.0 MAIN ISSUES
5.1 The main relevant planning considerations are the following:

 Principle of development
 Character and appearance
 Residential amenity
 Access and parking
 Drainage

5.2 Principle
The site is within Abingdon which is classified as a Market Town within the Local Plan 
2031 Part 1. Market Towns have the greatest long-term potential for development to 
provide the jobs and homes to help sustain, and where appropriate, enhance their 
services and facilities to support viable and sustainable communities in a proportionate 
manner. The redevelopment of the site to provide flats is therefore acceptable in 
principle, subject to the details of the development. These will be considered below.

5.3 Character and appearance
The proposed enlargement to accommodate the new flats extends 4.7m northwards 
before being stepped back with a lowered ridge to appear as an extension. Matching 
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external materials will be used and this will help to integrate the proposal successfully 
into the area. The majority of the properties in the vicinity are either semi-detached or 
terraced, with examples of conversion to flats and of a similar style to that proposed. 
Officers are satisfied that the works would be in-keeping with the character and 
appearance of the locality and would not adversely affect the street scene.

5.4 The existing plot is substantially wider than the prevailing character of the surrounding 
area and, therefore, officers consider the sub-division of this plot would not appear out 
of place or result in a visually cramped form of development. Adequate amenity space 
to meet design guide standards would be retained for both the existing and proposed 
dwellings.  The proposed parking spaces on the frontage is reflective of surrounding 
parking arrangements.

5.5 A letter of objection raises concern over the cluttered appearance of the cycle storage. 
The storage units will be sited to either side of the parking spaces. They will be 
relatively small and muted in colour. The council’s design guide recommends that 
secure and convenient cycle storage for flats should be provided and preferably close 
to main entrances. The provision of secure storage is essential for cycling to become 
an attractive alternative to the car. In the opinion of officers, in this case, the benefits 
of providing this facility outweighs the relatively limited visual harm.

5.6 In view of the above, the design and appearance of the proposed development is in 
compliance with the advice contained within the NPPF, the Design Guide SPD and 
CP37 of the Vale of White Horse Local Plan 2031 Part 1.

5.7 Residential amenity
The rear projecting gable is not considered to be overly dominant and its relationship 
to the adjoining dwelling meets the 40-degree rule. One letter of objection raises 
concern regarding overlooking. The new first floor windows will lie 9 – 10 metres from 
the west boundary with the rear garden of no.54 Berry Croft. This distance is 
considered to be sufficient to protect the privacy of neighbours.

5.8 The closest neighbouring property to the north, The Glade, is separated from the site 
by a gap of 12m across a footpath and drainage ditch. In view of this, the proposal is 
not considered to cause harm to these neighbours in terms of overshadowing or 
dominance.

5.9 Access and parking
The main objections to the application from local members, neighbouring residents, 
and the town council relate to the proposed parking provision, and the impact on 
highway safety.

5.10 The existing house has no off-street parking. This is the historic situation. Therefore, it 
is not reasonable in planning terms to require off-street parking for the house as part 
of the proposal. The proposal will provide three off-street parking spaces for the 
proposed flats, including a visitor’s space added through amended plans at the 
request of the county highways officer. The revised car parking arrangement, cycle 
parking provision, and pedestrian awareness vision splays are all considered 
acceptable by the county highways officer.

5.11 Local objections raise concern over the potential of the proposal to add to parking 
congestion within the area, and of being a risk to pedestrian safety. Members will be 
aware that the NPPF sets an impact threshold of “severe” for the effect of a new 
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development on a local highway network in order to refuse a proposal. Officers have 
conducted a number of site visits to assess local conditions. The highways officer has 
made a careful assessment of the application and is satisfied that the proposed three 
spaces and pedestrian vision splays are satisfactory. No “severe” harm to the local 
network can be substantiated. Taking into account the professional opinion of the 
county highways officer, and without clear evidence to suggest otherwise, officers 
consider it would not be reasonable to refuse the application on these grounds.

5.12 Drainage 
The council’s drainage engineer has raised no objections to the proposal. Conditions 
are recommended to request full surface and foul drainage details.

6.0 CONCLUSION AND PLANNING BALANCE
Paragraph 8 of the NPPF confirms that, to achieve sustainable development, the 
planning system has three interdependent objectives, economic, social and 
environmental. The proposal has economic benefits in the employment that will be 
provided for those involved in the construction, and in terms of additional support 
residents will provide for local businesses. It has social benefits in terms of providing 
additional support for local services and facilities. It also has environmental benefits in 
terms of allowing a net additional two households to live in a location with realistic 
access to good quality, alternative modes of transport, in terms of making more 
effective use of land, and in terms of an acceptable design that does not cause harm to 
the area or to neighbours’ amenities. Officers consider these benefits all attract 
significant weight. The main local objection relates to highway safety and parking 
congestion. The assessment by the county highways officer and observations during 
officers site visits suggests that the proposal will neither cause harm to highway safety, 
nor lead to a severe cumulative impact on the road network. These are the tests 
specified in paragraph 109 of the NPPF.

6.1 In the absence of any negative weight that can be attached to the proposal, in the form 
of identified harm from any material consideration, officers consider the outcome of the 
planning balance is that the proposal complies with the provisions of the development 
plan, in particular policy CP37, DP16 and DP23 of the adopted Vale of White Horse 
Plan 2031.The proposal is also considered to comply with the provisions of the National 
Planning Policy Framework and the council’s adopted Design Guide SPD 2015

The following planning policies have been taken into account:

Vale of White Horse Local Plan 2031 Part 1 policies;
CP01  -  Presumption in Favour of Sustainable Development

CP03  -  Settlement Hierarchy

CP04  -  Meeting Our Housing Needs

CP08  -  Spatial Strategy for Abingdon-on-Thames and Oxford Fringe Sub-Area

CP33  -  Promoting Sustainable Transport and Accessibility

CP37  -  Design and Local Distinctiveness

CP42  -  Flood Risk
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Vale of White Horse Local Plan 2031, Part 2 policies; 
DP02  -  Space Standards

DP16  -  Access

DP23  -  Impact of Development on Amenity

DP28  -  Waste Collection and Recycling

National Planning Policy Framework 2019 

National Planning Practice Guidance 2014 – 2019

Equalities Act 2010 
The proposal has been assessed against section 149 of the Equalities Act. It is 
considered that no identified group will suffer discrimination as a result of this proposal

Human Rights Act, 1998 
The application has been assessed against Schedule 1, Part 1, Article 8, and against 
Schedule 1, Part 2, Article 1 of the Human Rights Act, 1998. The harm to individuals 
has been balanced against the public interest and the officer recommendation is 
considered to be proportionate.

Vale of White Horse Design Guide 2015

Author: Lewis Dixey 
Email: lewis.dixey@southandvale.gov.uk 
Telephone: 01235 422600

mailto:lewis.dixey@southandvale.gov.uk

