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EAST AREA PLANNING COMMITTEE 8th November 2017 

 

Application Number: 17/01834/FUL 

  

Decision Due by: 18th September 2017 

  

Extension of Time: 17
th

 November 2017 

  

Proposal: Erection of 2 x 2-bed dwellinghouse (Use Class C3), 
Provision of private amenity space, bin and cycle storage 
and car parking. 

  

Site Address: Land Adjacent Barton Manor 7,  Barton Village Road,  
Oxford, Oxfordshire 

  

Ward: Barton And Sandhills Ward 

 

Case Officer 

 

Sarah Orchard  

Agent:  Victor Brown Applicant:  Mr GARY SHENTON 

 

Reason at Committee:  Call-in by Cllrs Rowley, Fry, Malik and Kennedy. 
 

 

1. RECOMMENDATION 

 
1.1. EastArea Planning Committee is recommended to:  

 

(a) Approve the application for the reasons given in the report and subject to 

the required planning conditions set out in section 12 of this report and grant 

planning permission. 
 

(b) Agree to delegate authority to the Head of Planning, Sustainable 

Development and Regulatory Services to:  

 
1. Finalise the recommended conditions as set out in this report including such 
refinements, amendments, additions and/or deletions as the Head of Planning, 
Sustainable Development and Regulatory Services considers reasonably necessary; 
 

2. EXECUTIVE SUMMARY 

 
2.1. This report considers the erection of 2no. two bedroom dwellings with access 

and parking following partial demolition of a listed wall. 
 
2.2. The key matters for assessment set out in this report include the following: 

 

 Principle of development; 

 Design; 
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 Impact on the setting of a listed building and wall; 

 Residential Amenity; 

 Indoor and Outdoor Space; 

 Parking and Highways; 

 Noise; 

 Archaeology; 

 Trees; 

 Drainage; 

 

3. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
3.1. The proposal is liable for CIL. 

 

4. SITE AND SURROUNDINGS 

 
4.1. The site is located within the Barton Area of Oxford. To the south of the site is 

the Eastern Bypass. To the north of the application site is the Grade II listed 
building, 7 Barton Village Road.   
 

 
© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 

 

5. PROPOSAL 
 
5.1. The application proposes to partially demolish part of the Grade II listed garden 

wall to provide access and parking and erect 2no. two bedroom dwelling houses 
adjacent to 7 Barton Village Road. 

 

6. RELEVANT PLANNING HISTORY 
 
6.1.  The table below sets out the relevant planning history for the application site: 

 

 
13/00097/FUL - Erection of 1x2 bed and 2x1 bed flats including parking, cycle 
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and bin store. WDN 10th October 2013. 
 
15/00041/FUL - Erection of a two storey building incorporating 1 x 2 bed and 2 x 
1 bed flats (Use Class C3), including new access through boundary wall with 
provision for 3 no. parking spaces and bin and cycle stores. WDN 5th May 2015. 
 
15/00042/LBD - Demolition of section of boundary wall fronting Barton Village 
Road. WDN 11th May 2015. 
 
16/00369/FUL - Erection of 2 x 2-bed semi-detached dwellinghouses (Use Class 
C3) including new access through boundary wall, with provision of private 
amenity space and bin and cycle store. WDN 28th April 2016. 
 
16/00370/LBD - Demolition of section of boundary wall fronting Barton Village 
Road in association with new access. REF 7th April 2016. 
 
17/01835/LBC - Part removal and retention and repair of existing stone boundary 
wall. PER 20th October 2017. 

 

7. RELEVANT PLANNING POLICY 

  
7.1.  The following policies are relevant to the application: 

 
Topic National 

Planning 
Policy 
Framework 
(NPPF) 

Local Plan Core 
Strategy 

Sites and 
Housing Plan 

Other Planning 
Documents 

Design 7 CP1, CP6, 
CP8 

CS18 HP9  

Conservation/ 

Heritage 

12 HE2, HE3,    

Housing 6   HP2, HP10, 
HP12, HP13 

 

Natural 

Environment 

9, 11, 13 CP11, 
NE15, 
NE16 

   

Transport 4   HP15, HP16 Parking 
Standards 
SPD 

Environmental/

Amenity 

10, 109 CP10, 
CP21, 
CP22 

CS11 HP14  
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Misc 5   MP1  

 

8. CONSULTATION RESPONSES 

 
8.1. Site notices were displayed around the application site on 31st July 2017 and an 

advertisement was published in The Oxford Times newspaper on 3rd August 
2017. 

 

Statutory and Non-Statutory Consultees 
 

Oxfordshire County Council (Highways) 
 
8.2. No objection subject to visibility splays being demonstrated and amendment of 

the Road Traffic Order to provide double yellow lines on the bend. 
 

Public representations 
 
8.3. 1no. local resident commented on this application from addresses in Barton 

Village Road. 
 

In summary, the general points raised were: 

 This is an opportunity to improve the appearance of the area. 

 The access will prevent parking on the bend in the road improving access 
for buses. 

 No details are given of how the grass verge will be treated. 
 

Officer Response 
 

8.4. The verge will not significantly change and it is not required any further details 
are required in relation to this.  

 

9. PLANNING MATERIAL CONSIDERATIONS 

 
9.1. Officers consider the determining issues to be: 

 
i. Principle of development; 
ii. Design/Impact on the setting of a listed building and wall; 
iii. Neighbouring amenity etc. 
iv. Indoor and Outdoor Space; 
v. Parking and Highways 
vi. Noise 
vii. Archaeology 
viii. Trees 
ix. Drainage 
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i. Principle of Development 
 
9.2. Policies CS2 and HP10 support development on previously developed land and 

residential gardens for new housing development. The application site is formerly 
garden land and also has evidence of previous thatched cottages on the site, 
therefore in principle a residential development is acceptable on the site subject 
to material considerations discussed below. 
 

ii. Design and Impact on Character of Surrounding Area 
 

The Listed Wall 
 

9.3. The proposal involves the partial removal and repair of a listed wall associated 
with Barton Manor. The surviving stone wall that currently bounds land lying 
immediately to the west of Barton Manor was originally the front wall of three 
buildings dating from the C14. The wall lies contiguous with the front façade of 
Barton Manor and is currently in the same ownership as that building which is 
included in the statutory list at grade ll. That C14 fabric survives implies its 
importance. Photographic evidence suggests that the surviving wall is the 
remains of the front wall of a pair of thatched cottages and the front of a further, 
taller building that may have had some association with the public house that 
existed on the land to the west and north of the application site. 

 

9.4. The wall is currently in a poor condition. The surviving fabric is vulnerable to 
acute weathering and elements of wall have been replaced with modern, 
concrete blocks in order to provide some stability to the structure without 
undertaking proper repair.  

 
9.5. An application for listed building consent has already been granted to repair and 

rebuild a significant part of the surviving wall but to demolish part of the structure 
in order to enable development of the plot of land that lies behind the surviving 
stone wall. The repair and rebuilding of the remainder of the wall is facilitated, it 
is stated, by the development of the plot of land for two houses. The repaired/re-
built wall is proposed in part to become the south (fronting onto Barton Village 
Road) façade of the two proposed dwellings. 

 
9.6. The surviving wall fabric is significant. It has both evidential and historic value, 

evidential in the surviving fabric and the method of construction and historic in 
that it contributes to our understanding of place and how it has evolved and 
changed over time.  
 

9.7. The loss of a portion of surviving fabric is regrettable and this will be harmful to 
the significance of the whole structure. This harm, however has been balanced 
against the benefits that will clearly result from the proper repair of the remainder 
of the wall and the secured future of the structure as part of new buildings. 

 

The New Dwellings 
 

9.8. The proposed dwellings are designed as subservient structures to the main 
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house, Barton Manor. From the road the dwellings are built into the listed wall 
enabling its repair. The low eaves ensure they do not appear as overly dominant 
features in the streetscene and respect the eaves height of the side projection to 
Barton Manor. The side elevations are designed with natural stone to match that 
of the Listed Wall. To the rear two red brick gable projections extend from the 
rear of the properties to read as later additions. The dormers to the front respect 
the scale and proportions of those in Barton Manor and sit comfortably on the 
roofslope as subservient additions. 
 

9.9. In order to respect the setting of the adjoining listed building, samples and 
sample panels of the materials to be used are requested by condition to ensure 
they are of a suitable quality and appearance. 

 

iii. Impact on Neighbouring Amenity 
 

9.10. The proposed dwellings sit adjacent to Barton Manor. Whilst they project beyond 
the rear elevation of this property by approximately 5 metres, a courtyard 
separates the new dwellings from Barton Manor. The rear projections to the 
proposed dwellings have also been kept as low as possible and slope away from 
the boundary. 
 

9.11. Properties to the rear are located over 20 metres away and side windows facing 
towards to garden of Barton Manor are to be obscurely glazed therefore the 
proposal is not considered to cause a detrimental loss of privacy to neighbouring 
occupiers. 
 

iv. Indoor and Outdoor Space 
 
9.12. In order to comply with national space standards each dwelling is required to 

have an internal floorspace of at least 70m2 providing a double and a single 
bedroom suitable for 3 occupants. The application proposes an internal 
floorspace of 77m2 in line with this standard and is clearly laid out as a double 
and a single bedroom. 

 
9.13. The properties also have their own private entrances, outlook over private 

amenity space and natural light to the rooms rear garden garden. Furthermore 
the proposal also retains an adequately sized rear garden for Barton Manor. 
Details of the proposed bin storage has also been provided, is away from the 
streetscene and a condition can ensure that this storage is implemented prior to 
occupation to meet the requirements of policy HP13 of the Sites and Housing 
Plan. 

 
9.14. Policy HP2 relates to accessible and adaptable homes. This has now been 

superseded by Part M of Building Regulations. The proposal is considered to 
comply with the Lifetime Homes standards. The proposed dwelling has adequate 
access to the property, adequate doorways and circulation space, a bathroom at 
ground floor and the home could be adapted in the future. The proposed 
dwelling therefore complies with policy HP2 of the Sites and Housing Plan. A 
condition could also be attached to ensure that the development shall be 
designed and constructed in accordance with M4 (2) Category 2 of Part M of the 
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Building Regulations (the nearest equivalent for the requirement of a new single 
dwelling in relation to policy HP2). 
 

v. Parking and Highways 
 
9.15. The County Council does not object to the principle of the proposed 

development which will result in the addition of two 2-bed dwellings. However, 
the County Council required further information to provide comments on the 
planning application. 

 
9.16. The Design and Access Statement states that the access can achieve visibility 

splays of 2.4 x 25 metres which is appropriate for the posted speed limit of 
20mph. A plan showing the visibility splays that can be achieved was then 
provided as the request of the Local Highway Authority and found to be 
acceptable. 

 
9.17. The proposal seeks to provide two cycle parking spaces, which are covered and 

secure, per dwelling which meets the requirements of Policy HP15 of the Sites 
and Housing Plan. 
 

9.9 The Sites and Housing Plan also sets out the car parking standards which 
require the provision of two spaces per 2 bed dwelling. The application sets out 
that two off-street parking spaces will be provided for the development, equalling 
one space per dwelling. This provision is below the maximum and recommended 
standard set out in the Sites and Housing Plan. Whilst the site is not located 
within a CPZ and therefore the potential for overspill on-street parking cannot be 
restricted, the site is however also located on a relatively tight bend in the road 
which is on a frequent bus route. Additional overspill parking in this area could 
obstruct buses passing through this bend. Therefore, The Local Highway 
Authority request that if the Local Planning Authority be minded to grant planning 
permission, funding of £3,000 towards a Traffic Regulation Order for Double 
Yellow Lines in the vicinity of the site would be required in order to mitigate 
against this impact. 

 

vi. Noise 
 
9.18.  The location of this proposal is approximately 25m from the eastbound 

carriageway of the A40. Defra noise mapping data obtained in accordance with 
the Environmental Noise Directive predicts road traffic noise levels to be within 
the 65.0-69.9 dB Lden noise contour. Speed limit changes made since the 
currently available data was produced may have reduced the actual level slightly 
but noise levels would still be expected to exceed acceptable limits. 

 
9.19.  The National Planning Policy Framework NPPF) of 2012 states that “...109… 

The planning system should contribute to and enhance the local environment 
by...…preventing new….development from…being put at unacceptable risk from, 
or being adversely affected by unacceptable levels of noise pollution”.  

 
9.20. In addition, the current Oxford City Local Plan Core Policy CP19 includes the 

statement that “Planning permission will not be granted for residential 
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development where the future occupiers would be likely to suffer from substantial 
nuisance from noise…unless adequate protective measures can be implemented 
before the development is occupied”. 

 
9.21. A Noise Impact Assessment Report was requested and submitted by ATSPACE 

Ltd. The Report has correctly identified the main impacts, guidance standards 
and some appropriate mitigation measures for the properties in question. It uses 
measurement survey data for current road traffic flows over a suitable time 
sample in order to predict mitigated and unmitigated noise levels at the 
properties. 

 
9.22. The conclusions of the report are that, provided its guidance on building and 

materials is followed, indoor noise levels will be achieved which are within good 
design standard specifications.  

 
9.23. For external amenity areas the report correctly states that similar design 

standards cannot be met. A quote from the design standard BS8233:2014 has 
been provided and refers to situations where development is desirable but the 
recommended external standard for amenity areas cannot be met. The entire 
quote is relevant, but a specific part of it states that “In such a situation, 
development should be designed to achieve the lowest practicable levels in 
these external amenity spaces, but should not be prohibited”. The report includes 
a partial mitigation measure in the form of a 2m high solid barrier/fence (min 
mass 20kg/m2) along the southern boundary facing North Way. 

 

9.24. The development is therefore considered acceptable subject to a condition 
requesting a scheme of noise insulation in the interests of the health and 
wellbeing of occupiers of the proposed dwellings, in accordance with policy CP21 
of the Oxford Local Plan. 

 

vii. Archaeology 
 
9.25. There is good reason to believe that these applications will affect important 

archaeological remains because the site is located within the historic core of 
Barton, adjacent to the 17th century grade II listed Barton Manor. The evolution 
of the hamlet of Barton is poorly understood. In 1931 a series of early-Saxon 
finds and features were identified approximately 40m to the west of this site, 
including an inhumation burial retrieved at the bottom of a possible sunken 
featured building (OHER No.3802). The earliest reference to the medieval 
hamlet of Barton dates to 1246 by which time it is already referred to as ‘Old 
Barton’ (VCH v: 158). The Hundred Rolls of 1279 record eleven households in 
the hamlet. Two cottages of post-medieval character and a stone built structure 
of unknown function are known to have occupied the street frontage of this plot 
until the mid-1950s at least and structures associated with Halls Brewery may 
also have occupied part of the site in the 20th century.  
 

9.26. A desk based assessment and an addendum assessing the archaeological 
interest of this site and the heritage interest of the street frontage stone wall has 
been submitted by John Moore Heritage Services (October 2013 and November 
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2013). The assessment notes the potential for Saxon, medieval and post-
medieval archaeology in this location and the addendum identifies the surviving 
frontage wall of this property as the standing remains of likely 17th century date, 
including the front walls of now demolished cottages. A further possible late 
medieval wall forms the western boundary of the plot, which is not affected by 
this application.  

 
9.27. It is noted that the current proposal involves the retention of the best preserved 

section of post-medieval street frontage wall that includes readable features (i.e. 
window jambs) from one of the original cottages. This is a very welcome 
development. Furthermore it is understood from the applicant’s submission that 
the possible late medieval section of wall will not be impacted by this 
development. Nevertheless the overall impact of any development in this plot on 
the setting of the listed building requires careful consideration given the denuded 
character of the historic environment in historic Barton and the desirability of 
sustaining and enhancing the significance of the heritage assets that remain. 
The application site is a sensitive location within the former historic village where 
the tree cover, historic wall and open space adjacent to the listed structure make 
a contribution to its setting. 

 
9.28. The National Planning Policy Framework states the effect of an application on 

the significance of a non-designated heritage asset should be taken into account 
in determining the application. In weighing applications that affect directly or 
indirectly non designated heritage assets, a balanced judgement will be required 
having regard to the scale of any harm or loss and the significance of the 
heritage asset. Where appropriate local planning authorities should require 
developers to record and advance understanding of the significance of any 
heritage assets to be lost (wholly or in part) in a manner proportionate to their 
importance and the impact, and to make this evidence (and any archive 
generated) publicly accessible.  

 

9.29. In this case, bearing in mind the scale of the proposed works and current site 
constraints, it is requested that, in line with the advice in the National Planning 
Policy Framework, any consent granted for this development should be subject 
to a condition requesting a written scheme of investigation (WSI) because the 
development may have a damaging effect on known or suspected elements of 
the historic environment of the people of Oxford and their visitors, including 
Saxon, medieval and post-medieval remains (Local Plan Policy HE.2). 
 

viii. Trees 

 
9.30. The site lies to the south of the existing Barton Manor, and consists of an over 

grown plot in the ruins of a former building. The site is bounded on the south side 
by another derelict plot covered by natural regeneration. Modern housing is 
established to the west.  From the Barton Village Road the boundary is green in 
summer and reasonably attractive due to the canopy cover of self-seeded native 
trees and shrubs, goat willow and hawthorn. However none of the trees are of 
good quality such that they should be regarded as constraints upon 
development.  The proposal involves loss of all the trees on the site, however 
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none of these are of sufficient quality to be regarded as constraints. It is 
therefore considered that  the proposal is acceptable in reference to adopted 
Local Plan Policies related to design, trees and landscape CP1,a,e,g;,NE15, 
NE16.  

 

ix. Drainage 

 
 

Flooding  
 

9.31. The proposed development is located within Flood Zone 1 according to the 
Environment Agency’s Flood Maps. Furthermore the Environment Agency’s 
Surface Flood Mapping does not indicate the development as being in an area 
subject to surface water flooding.  

 
Sustainable Drainage  
 

9.32. Considering the potential increase in impermeable area (approximately 272m2) it 
is expected that the site has the potential to create significant increase in rainfall 
runoff and potential drainage issue. However, the proposed dwellings to be 
located onsite are modest (approximate foot print of 91m2), with the bulk of the 
impermeable area (approximately 181m2) being outbuildings, patio and access 
drive.  

 
9.33. The Design and Access Statement provides the following in regards to drainage;  

“Permeable paving to the driveway and forecourt areas will prevent run-off to the 
highway and to retain rainwater to the site. It is anticipated that rainwater will be 
diverted to soakaways but rainwater butts will be provided.” However no 
drainage plans or other details have been submitted.  
 

9.34. Considering the scale and layout of the proposal, the potential for the proposed 
development to increase rainfall runoff and the available site area it is 
recommended that a condition be included within the planning consent. The 
condition will be required to ensure the submission of details of a sustainable 
drainage strategy prior to commencement, to ensure compliance with policy 
CS11 of the Core Strategy. 

 

10. CONCLUSION 

 
10.1. It is recommended that the Committee resolve to grant planning permission for the 

development proposed for the reasons set out in above and subject to the 
conditions set out below 

 

11. CONDITIONS 

 
1 The development to which this permission relates must be begun not later 

than the expiration of three years from the date of this permission. 
  
 Reason: In accordance with Section 91(1) of the Town and Country Planning 

Act 1990 as amended by the Planning Compulsory Purchase Act 2004. 
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 2 The development permitted shall be constructed in complete accordance with 

the specifications in the application and approved plans listed below, unless 
otherwise agreed in writing by the local planning authority. 

  
 Reason: To avoid doubt and to ensure an acceptable development as 

indicated on the submitted drawings in accordance with policy CP1 of the 
Oxford Local Plan 2001-2016. 

 
 3 Samples of the exterior materials to be used shall be submitted to, and 

approved in writing by, the Local Planning Authority before the start of work on 
the site and only the approved materials shall be used. 

  
 Reason: In the interests of visual amenity in accordance with policies CP1 and 

CP8 of the Adopted Oxford Local Plan 2001-2016. 
 
 4 Sample panels of stonework/brickwork demonstrating the colour, texture, face 

bond and pointing shall be erected on site and approved in writing by the 
Local Planning Authority before relevant parts of the work are commenced.  
The development shall be completed in accordance with the approved details. 

  
 Reason: To ensure a sympathetic appearance for the new work and in the 

interest of the special character of the area and/or building, in accordance with 
policies CP1, CP8, HE3 and HE7 of the Adopted Oxford Local Plan 2001-
2016 and policy CS18 of the Oxford Core Strategy 2026. 

 
 5 Prior to the installation of the vehicular access gates, details shall be 

submitted to and approved in writing by the local planning authority. 
  
 Reason: In the interest of the setting of Barton Manor in accordance with 

policy HE3 of the Oxford Local Plan. 
 
 6 The units herbey approved as shown on approved plans shall achieve 

compliance with optional requirement M4(2) of the building regulations and 
none of the specified units shall be occupied until Building Regulations 
approval has been issued certifying that these criteria have been achieved. 

  
 Reason - To ensure satisfactory provision for people with disabilities and meet 

the changing needs of households in accordance with development plan 
policies in particular policy HP2 of the Oxford Local Plan. 

 
 7 Prior to the occupation of the dwellings the parking bays and driveway shall be 

laid out in accordance with the approved plans and retained for this purpose 
thereafter. 

  
 Reason: In the interests of retaining off-road parking in accordance with policy 

HP16 of the Sites and Housing Plan. 
 
 8 Occupation of the development shall not commence before a scheme of noise 

insulation has been submitted approved and implemented to the satisfaction 
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of the Local Planning Authority, The Scheme shall refer to the Noise Impact 
Assessment Report by ATSPACE Ltd dated11/10/2017 and shall achieve at 
least the levels of mitigation recommended within that Report. 

  
 Reason: In the interests of the health and wellbeing of occupiers of the 

proposed dwellings, in accordance with Policies CP19 and CP21 
 
 9 No development shall commence until a written scheme of investigation (WSI) 

has been submitted to and approved by the local planning authority in writing. 
For land that is included within the WSI, no development shall take place 
other than in accordance with the agreed WSI, which shall include the 
statement of significance and research objectives, and 

 The programme and methodology of site investigation and recording 
(including trial trenching followed by further mitigation if required) and 
the nomination of a competent person(s) or organisation to undertake 
the agreed works 

 The programme for post-investigation assessment and subsequent 
analysis, publication & dissemination and deposition of resulting 
material. This part of the condition shall not be discharged until these 
elements have been fulfilled in accordance with the programme set out 
in the WSI 

  
 Reason: Because the development may have a damaging effect on known or 

suspected elements of the historic environment of the people of Oxford and 
their visitors, including Saxon, medieval and post-medieval remains (Local 
Plan Policy HE.2). 

 
10 Prior to the commencement of development, plans, calculations and drainage 

details to show how surface water will be dealt with on-site through the use of 
sustainable drainage methods (SuDS) shall be submitted to and approved in 
writing by the Local Planning Authority. The plans, calculations and drainage 
details will be required to be completed by a suitably qualified and 
experienced person in the field of hydrology and hydraulics. 

 The plans, calculations and drainage details submitted shall demonstrate that; 
 I. The drainage system is to be designed to control surface water runoff for all 

rainfall up to a 1 in 100 year storm event. 
 II. The rate at which surface water is discharged from the site may vary with 

the severity of the storm event but must not exceed the greenfield runoff rate 
for a given storm event. 

 III. Excess surface water runoff must be stored on site and released to 
receiving system at greenfield rates. 

 IV. Permeable paving is to be utilised within the patio and access drive areas. 
 Prior to the occupation of the development the drainage infrastructure shall be 

constructed in accordance with the approved details and thereafter retained 
and maintained. 

  
 Reason: To ensure compliance with Policy CS11 of the Oxford Core Strategy 

2011-2026. 
 

12. APPENDICES 
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Appendix 1 – Proposed Block Plan 

 

13. HUMAN RIGHTS ACT 1998 

 
13.1. Officers have considered the implications of the Human Rights Act 1998 in 

reaching a recommendation to grant this application.  They consider that the 
interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

 

14. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

 
14.1. Officers have considered, with due regard, the likely effect of the proposal on the 

need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998.  
In reaching a recommendation to grant planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community. 
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