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Dear Mr Pettorino 

 

Town and Country Planning Act 1990 

 

APPLICATION: 19/01022/PREAPP  

  

PROPOSAL: The creation of a new dwelling 

  

AT: 24 Park Street  Woodstock  Oxfordshire 

  

I write in regard to your enquiry received by the Council on the 03.04.2019 seeking the pre-application 

views of the Local Planning Authority. The relevant information is set out below. Please be aware of the 

disclaimer at the end of this letter. If you have any questions relating to the advice given, please contact 

the Case Officer. 

 

Policies 

 
West Oxfordshire Local Plan 2031 

 

OS1 Presumption in favour of sustainable development 

 

OS2 Locating development in the right places 

 

OS3 Prudent use of natural resources 

 

OS4 High quality design 

 

OS5 Supporting infrastructure 

 

H1 Amount and distribution of housing 

 

H2 Delivery of new homes 

 

T1 Sustainable transport 

 

T3 Public transport, walking and cycling 

 

T4 Parking Provision 

 

EH9 Historic environment 



 
 
 
 

EH10 Conservation areas 

 

EH11 Listed buildings 

 

EW10 Eynsham-Woodstock Sub-Area Strategy 

 

WODC Design Guide  

NPPF  

 

Please note that this is not necessarily an exhaustive list of policy considerations. 

 

Site Characteristics and Constraints 

 

The site comprises land to the rear of No 24 Park Street.  No 24 Park Street is a Grade II listed building 

as are a number of adjoining properties along Park Street.  The site lies within the Woodstock 

conservation area.  

 

Planning History 

 

None relevant to this application 

 

Planning Assessment 

 

You seek the council’s opinion on a proposal for the erection of a contemporary new dwelling which 

would involve excavating up to 1m of earth at the rear of the site. 

 

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires applications for planning 

permission be determined in accordance with the development plan unless material considerations 

indicate otherwise.  Section 70 (2) of the Town and Country Planning Act 1990 provides that the local 

planning authority shall have regard to the provisions of the development plan, so far as material to the 

application, and to any other material considerations.  In the case of West Oxfordshire, the Development 

Plan is the Local Plan 2031 adopted in September 2018. Development which is not in accordance with an 

up-to-date development plan should be refused unless material considerations indicate otherwise. 

 

The Revised NPPF is a material consideration in any assessment. Paragraph 12 of the NPPF is clear that 

where a planning application conflicts with an up-to-date development plan, permission should not usually 

be granted. Furthermore, the recently adopted Plan demonstrates a 5 year supply of housing.  In addition 

a recent Written Ministerial Statement lowers the requirement in Oxfordshire to 3 years so there is no 

housing need.  

 

Woodstock is classified in the Local Plan 2031 as a rural service centre, which is considered suitable for a 

reasonable scale of development, whilst recognising the need to protect its important historic character 

(policy OS2).  Housing Policy H2 states that new dwellings will be permitted in certain circumstances 

including on sites allocated for housing and on undeveloped land within the built up area provided that the 

proposal is in accordance with the other policies in the plan and in particular the general principles in 

Policy OS2.  These general principles include that all development should: 

 Be of a proportionate and appropriate scale to its context  

 Form a logical complement to the existing scale and pattern of development and/or the character 

of the area 

 Not have a harmful impact on the amenity of existing occupants 

 Conserve and enhance the historic and built environment 

 Provide safe vehicular and pedestrian access 

 

No 24 Park Street (Hoggrove House) is a Grade II listed building which lies within the Woodstock 

conservation area.   A number of other properties along Park Street are also listed.  The Planning (Listed 



 
 
 
Buildings & Conservation Areas) Act 1990 Section 66(1) requires special regard to the desirability of 

preserving the setting of listed buildings while Section 72(1) requires special attention to be paid to the 

desirability of preserving or enhancing the character or appearance of conservation areas.  These duties 

are reflected in Policies EH9, EH10 and EH11 of the Local Plan.  Paragraph 193 of the NPPF also provides 

that when considering the impact of a proposal on a designated heritage asset, great weight should be 

given to the asset’s conservation.  Where a proposal results in less than substantial harm to a designated 

heritage asset, this harm would need to be weighed against the public benefits of the proposal (paragraph 

196).   

 
The Council’s Design and Conservation Architect has considered the contemporary design approach 

proposed and has commented that he is somewhat uneasy about the taller flat-roofed elements, which the 

visuals appear to show would feature fairly strongly in views along Chaucer’s Lane.  They would give a 

somewhat blunt, perhaps harsh skyline, reminiscent of stacked builder’s cabins.  As such it is considered 

that the massing needs to be reconsidered and the use of low mono-pitches could help to soften the 

skyline and also reduce the eaves height on the most prominent western side. There is also concern that 

the spaces around the building are very constrained indeed, looking out on walls in very close proximity. 

 

The site is surrounded by adjoining residential properties and the impact on the amenity of these 

properties is of concern including potential overlooking of the properties on the opposite side of 

Chaucer’s Lane.  A daylight/sunlight assessment would be required to fully assess this impact.  It is noted 

that No 24 would also be left with limited private amenity space. 

 
The views of the County Council have not been sought as part of this pre application response but a 

highway view on access/parking and highway safety issues may be valuable, particularly given the lack of 

adequate on-plot parking to serve both No 24 and the new dwelling. 

 

Given the above it is the officers’ opinion that the principle of development of this site may be acceptable 

subject to an appropriate layout and design which would conserve the natural, historic and built 

environment and would create an acceptable living environment for both new and existing residents. 

 

Application Submission 

 

The following documents should be submitted if an application is submitted: 

Design and Access Statement 

Heritage Statement 

Planning Statement 

Daylight/Sunlight assessment 

Statement of Community Involvement 

 

West Oxfordshire District Council would encourage all applicants to consult with neighbouring 

properties prior to the submission of any application.  

 

 

I trust this is of some assistance. If I can be of further help, please do not hesitate to contact me.  

 

Yours sincerely,  

 

Joan Desmond 
 

 

Useful links 

 

West Oxfordshire District local plan: http://www.westoxon.gov.uk/planning/localplan2011.cfm  

Environment Agency: www.environment-agency.gov.uk   enquiries@environment-agency.gov.uk 

Thames Water: developer.services@thameswater.co.uk 

Natural England: www.naturalengland.org.uk 

http://www.westoxon.gov.uk/planning/localplan2011.cfm
http://www.environment-agency.gov.uk/
mailto:enquiries@environment-agency.gov.uk
mailto:developer.services@thameswater.co.uk
http://www.naturalengland.org.uk/


 
 
 

NPPF: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf  
 

 

 

Disclaimer 

 Please note that this is an officer’s opinion and is in no way binding Members of the Area Planning 

Sub Committee. 

 The above advice is given for purposes relating to the Town and Country Planning Acts and for no 

other Council function. 

 

West Oxfordshire District Council Planning Department promotes email correspondence as it is the 

quickest, easiest and most environmentally friendly way of contacting us. 

Contact us at planning@westoxon.gov.uk 
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