
Planning Committee meeting held in the Bartholomew Room
on Tuesday 7 April 2015 at 6.30 pm

Present: Mr D Stukenbroeker, Mr R Andrews, Ms J Baldwin, Mr P Emery, Mr G Beach
Also Present.: 4 members of the public.
15/P33 Apologies for Absence: Mr A Bickley, Mr A Mosson
15/P34 Declarations of Interest – none received
15/P35 Minutes of the last meetings The minutes of 3 February 2015 were signed as a true record.
15/P36 Public Participation
Resident, Mr Steve Dearing wished to comment that the installation of the locked gate at Fruitlands 
contravenes public access rights. Mr Emery said that the owners of the land had declared the trees 
present a safety issue and are therefore entitled to close it to the public. A West Oxfordshire District 
Council tree inspector has been asked to inspect the trees and assess if there is a safety issue. 
Resident, Mr Richard Higgins expressed concern about the maintenance of the fence that would be 
erected as a result of the proposal for 77 new houses. He was also concerned about the amount of 
traffic movement.

15/P37 Previously discussed application (with WODC Decisions if available)
 15/00597/TPO Land adjacent to Fruitlands – Application for tree works: works to trees subject to a 

tree preservation order. The Parish Council objects to this application. 
The Lowlands Committee refused application 14/1009/P/OP for the erection of 19 dwellings on 
this site on 19 January 2015 because of the loss of tree cover on the open space, the urbanisation 
of the currently soft wooded edge of the settlement and the loss of ecological value of the site, the 
proposed development was considered to harm the visual, recreational and ecological character 
and value of the site for the policy reasons cited in the refusal.
The Committee immediately ordered a Tree Preservation Order on the whole of the site to 
preserve it for the reasons stated above.
This application proposes removal of trees on the site beyond those even proposed in the above 
application to build 19 houses. The felling of these trees serves no purpose. No reason is given in 
the application for the felling of the trees and the Applicant says they are not going to be 
replaced.
This woodland is clearly visible to the neighbouring properties and others and serves as a 
valuable amenity including providing a sound barrier between the A40 and neighbouring 
residents. It is the last wooded area in Eynsham. Felling would also affect the ecological value of 
the site, as contemplated in the Lowland Committee’s decision.

 15/00490/HHD The Haven, 2 Newland Street – Erection of a single storey rear extension 
including the removal of an existing outbuilding and window. Approved. 

 15/00275/HHD 22 Spareacre Lane – Erection of single storey rear extension and bay window to 
front elevation. No objection. Approved.

 The Star Kebab, Red Lion Car Park – Application for new premises licence to provide late night 
refreshment. The Eynsham Parish Council objects to the granting of this application. The site of 
this takeaway van is totally inappropriate. It is situated in the centre of the Eynsham Conservation 
Area, and adjacent to the Grade II* listed Eynsham Parish Church.
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The intention is for this to be permanently sited within the Red Lion public house car park. It is as 
garishly lit up as a fairground booth during the hours of opening and is clearly visible from the 
Square and High Street. If this were a permanent structure subject to planning consent it would be 
in breach of policies BE2 (Impact upon the Area), BE5 (Conservation Areas) and BE8 
(Development affecting the Setting of a Listed Building) of the WODC Local Plan 2011.
The Parish Council has received several complaints from residents in the vicinity of the Red Lion. 
Their points, and those of the Parish Council, are in summary:
The residents already suffer from late night noise, disturbance and anti-social behaviour from 
patrons of the Red Lion and other nearby pubs. The acoustic characteristics of the Square and the 
pub car park exacerbate this in the centre of the village.
The proposed hours in the application will increase this noise, disturbance and anti-social 
behaviour and will encourage people to remain in the pub car park and Square after pub closing 
time. It will also attract people from the other five village pubs within walking distance and 
encourage them to linger in the Square into the early hours.
The after hours takeaway provision will encourage more late night motor traffic into the vicinity 
of the centre of the village. The site is in close proximity to the two main bus stops and will 
encourage bus passengers to disembark there rather than at other stops.
The residents’ properties and the Square (owned by the Parish Council) are currently subject to 
littering of bottles and cans from thee pubs, as well as public urination and vomiting from pub 
leavers. After the Red Lion (and other local pubs) close there are no public toilets available to 
those who will be encouraged to remain in the vicinity by the proposed hours, with a consequent 
increase in these anti-social activities. The containers provided by the takeaway van will also add 
to the problem. There is no provision in the application to deal with this litter. Withdrawn.

 15/00605/HHD 27 Witney Road - Single storey extension. No objection on the condition that the 
extension is ancillary to the existing dwelling and not occupied as a separate dwelling. Approved. 

 15/00380/OUT Land North East of Hanborough Road. Outline application for the erection of two 
affordable houses and associated parking. Refused.

 15/00730/FUL 34 Spareacre Lane – Conversion of existing double garage to form a one bed 
dwelling. No objection.

 15/00806/TCA 14 Newland Close – Work on a tree in Conservation Area. No objection.
 15/00572/PN5: 5 Thames Street - Conversion of offices to three 2 bed and two 1 bed apartments. 

Noted.

15/P38 Applications discussed
 15/01021/PN56: Pinkhill House, Southfield Road - Change of use of offices to form 16 residential 

apartments. Noted. 
 15/00761/FUL Eynsham Nursery and Plant Centre, Old Witney Road, Eynsham - Erection of 77 

dwellings (comprising a mix of 1 bedroom flats and 2, 3, 4 and 5 bedroom houses), open space, 
car parking and all associated and ancillary works. Formation of new vehicular access. 

Eynsham Parish Council objects to this application for the following reasons:
1. The Strategic Housing Land Availability Assessment, June 2014 (SHLAA) refers to this Site (187 
and 187a) as ‘suitable but only as part of a larger, comprehensive development’. As such, the Site 
should form part of a comprehensive master plan for the longer term growth of Eynsham with other 
landowners of sites for sustainable development, which identifies key infrastructure provision for 
transport, schools, healthcare, utilities and social amenities. 
2. This proposal is for a short term, opportunistic development which would create a significant 
obstacle to future comprehensive development of Eynsham. It would not only unacceptably urbanize 
the western fringe of the village (BE2) but be isolated from the village by a single, narrow bottleneck 
access for all pedestrians and cycles, all motor vehicles and emergency and essential services. This is 
contrary to WODC’s Draft Local Plan 2031, CO2, CO3 and OS5. 
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3. The Applicant concedes that access to the Site from the current A40 is unacceptable. It instead seeks 
to link up to Old Witney Road, which its Transport Assessment says (at 7.1.6 and 7.1.9) will double 
the current peak time traffic. A historical road from Eynsham to the west, Old Witney Road was 
blocked off as part of previous A40 development works specifically to decrease the amount of traffic 
on this residential road. This excess vehicular traffic would then add to the near capacity traffic 
already using Witney Road and the junction with the A40. As there is no right turn at this junction, 
the excess traffic eastbound would be obliged to use Spareacre Lane as a rat run or go right on Witney 
Road to the village centre, Acre End Street, High Street and Oxford Road via the B4449 bypass or 
Swinford Toll Bridge. OCC have already identified Witney Road, Acre End Street/High Street and the 
Toll Bridge as among the worst congestion areas in West Oxfordshire. 
4. The application ignores the proposals in OCC’s draft Local Transport Plan 2015-2031 (LTP4). The 
site is adjacent to a section of the A40 identified as having serious and continuous congestion and 
which will be part of LTP4’s emerging A40 strategy. LTP4 also identifies this section as a site for an 
Eynsham park and ride in its proposals for a Bus Rapid Transit system as part of its Science Transport 
Network. The building of this development now, with the designated access, would be an obstacle to 
provision of improved, integrated transport access for the future development of Eynsham as part of 
improvements to the A40 to accommodate the LTP4 proposals.
5. The application also ignores DLP 2031 which (Policy T2) supports the LTP4 proposals. Approving 
this application now would be contrary to CO10 (Ensure land is not released for new development 
until the supporting infrastructure and facilities are secured) and CO13 (Improve access to services 
and facilities without unacceptably impacting upon the character and resources of West Oxfordshire). 
The NPPF (at para 32) says developments should be prevented or refused on transport grounds were 
the residual cumulative impacts of development are severe. 
6. The application fails to address significant other infrastructure issues, in addition to transport.
(a) On education, the Planning Statement erroneously states that Bartholomew School has capacity. 
Consent has recently been granted for four new classrooms and two science labs to accommodate a 95 
pupil increase in autumn 2015. This expansion does not include the present application. The 
Statement says ‘it is likely that additional primary school provision will be required by the 
development’. The primary school has already undergone expansion to accommodate increased 
demand. The application does not address the fact that neither school has the capacity to continually 
expand on a piecemeal basis funded by individual s106 contributions. (IDP Feb 2015, 4.15.)
(b) The application makes no assessment of the capacity of local healthcare facilities. Eynsham 
Medical Centre (and its branch at Long Hanborough, which is also subject to significant development 
proposals) is already rationing patient appointments. The practice states it now has 13,617 patients, 
and is under strength, with a majority of doctors only working part-time. 
(c) The application’s provision for drainage is inadequate. The Site is on the far west side of the 
village. Foul sewage from the Site will have to be pumped across the entire village to the Thames 
Water sewage pumping station east of the B4449 bypass. Thames Water has concerns (letter 15 
January 2015) that the public sewer network may have insufficient capacity to accommodate the Site 
and has requested an impact study, which has not been provided with this application. 
Surface water drainage is to rely on a SUDS system but the permeability testing indicates significant 
amounts of clay, resulting in poor to modest infiltration. Notwithstanding the proposed remedial 
measures, the developed Site ‘will result in a significant increase in impermeable area’ (Flood Risk 
Assessment, 11.3) and therefore generate substantial run-off. The surface water drainage strategy 
(FRA, Appendix E) shows run-off discharging from the south-west of the Site, towards the Chil Brook 
to the south. In addition, a drainage ditch runs parallel to the east boundary of the site. This also 
discharges into the Chil Brook, which flows through the southern edge of the village (significantly not 
shown in FRA, Appendix C) historically causing flood damage to properties in the vicinity of Station 
Road. No assessment has been provided to show the adverse impact and increased risk of flooding, 
water quality (NE11) or pollution (BE18) that would be caused by the development.
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7. Despite the wide mix of housing types, the development has a lack of bungalows in an area where 
there is a significant lack of, and demand for, them. The proposed development does not cater for the 
needs of the area, which has a higher than average population of elderly residents. The housing mix 
also does not deal with the related requirements for dwellings suitable for the disabled (DLP 2031, 
H4). In addition, the application no pays no attention to the DLP 2031 guide (at 5.63) for the mix of 
market housing. For example the DLP guide recommends 3 bed houses at 43.4% (as opposed to 31.8% 
in the development) and 23.9% 4+ bed houses (as opposed to 60.5%). 

8. Despite the wide mix of housing types, the plans/elevations indicate a predominate ridge height of 
around 9m. This substantial development on the western fringe of the village would adversely affect 
and harm the visual amenity of the locality and local landscape (OS2, BE2, BE4 and NE3). 

9. This development is not needed now for West Oxfordshire to achieve its housing targets in the 
Draft Local Plan 2031. Eynsham, as part of the Eynsham-Woodstock Sub-Area, has had a number of 
small, suitable, infill sites either approved or proposed since April 2014, notwithstanding no housing 
requirement (SHLAA, Table 1) until 2019. No substantial development (250) is planned until the 
period 2019 to 2024. This would allow any substantial development to become part of a more 
comprehensive sustainable development plan for longer term growth in the village with adequate 
provision for the necessary supporting infrastructure (OS2).

This application should not be approved as its adverse impact on future growth of development and 
infrastructure would significantly and demonstrably outweigh the benefits (NPPF, para 14, OS1 and 
BE1). 

If this application is approved: 

A developer contribution should be required expressly for improvements, including pavement, 
lighting, shelters and RTI installation to the Evenlode bus stops on the A40.

The Parish Council requests a developer contribution in the amount of £238,700 index-linked towards 
street furniture, play and recreation areas and facilities or other appropriate village amenities to 
reflect the additional strain on existing community infrastructure the development will represent.

14/P39 The committee discussed procedure for responding to Planning Application and 
recommended that if a Planning Meeting is not considered necessary any pending applications 
should be considered at the monthly full Council Meeting. Where necessary extensions would be 
sought from West Oxfordshire District Council to allow the council time to consider applications.

14/P40 Date of next meeting – to be decided 

The Meeting closed at 7.30pm.
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