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	Fringford Parish Council
	Number of dwellings
	The proposed development is an outline planning application for the construction of up to 10 dwellings. 

The existing dwelling known as Fringford Cottage would be retained.

A pre-application was carried out with Cherwell District Council for 5 dwellings however 5 dwellings would not comply with Policy Villages 2. Policy Villages 2 of the Cherwell District Local Plan supports developments of at least 10 dwellings. 

Relevant extract from Policy Villages 2 below:

A total of 750 homes will be delivered at Category A villages. This will be in addition to the rural allowance for small site ‘windfalls’ and planning permissions for 10 or more dwellings as at 31 March 2014.

The draft NPPF places a strong emphasis on housing delivery on small sites. 

The proposed number of new dwellings would represent around a 5% increase in number of households in the village. Generally an accepted level of growth in villages is around 10-12%.
 
Taking some growth at this time may prevent any future pressure to take additional housing numbers for Oxford. 


	
	Type and size of dwellings
	The indicative layout could provide 3 x 5 bed dwellings and 7 x 4 bed dwellings, however as the scheme is in outline we would welcome the Parish Councils comments on current housing needs for the village.  

The draft NPPF also provides support for Local Authorities specifying type, size and tenure of dwellings in their administrative area. 


	
	Transport, parking and road safety
	The completed transport statement has been submitted in support of the planning application.

The frequency of bus route 81 is noted. 

In terms of the level of private vehicle dependency of residents of the development, this would be no greater than for the existing residents of the village and this is something which is not out of place generally in a rural location such as this. 

The trip generation of the development is forecast to be 5 vehicle movements in the morning peak hour and 5 movements in the evening peak hour. 

The development is forecast to generate a total of 36 daily trips. Overall vehicle movements for 10 dwellings would be relatively modest bearing in mind that not everyone will leave and return to their home at the same time. The County Council have confirmed the small amount of trips the site would generate. 

The layout plan shows a proposed access which would allow a refuse vehicle / emergency services vehicle to enter and exit the site in a forward gear and manoeuvre within the site without conflict. 

Parking will be provided in accordance with the required parking standards for residents and visitors. 

The County Council have recommended suitably worded planning conditions to ensure the acceptability of the development in highways terms.  


	Neighbours
	Privacy
	The final design of the dwellings would be such that no windows would be sited on any dwellings which would not meet the required amenity distances between residential properties.  


	
	Noise and light pollution
	Noise and light pollution from vehicles entering and exiting the site would be limited due to the modest scale of the development and the limited traffic likely to arise from the development, having regard to predicted traffic flows, it is considered that any impacts in terms of noise and light pollution would be negligible and not dissimilar to vehicles passing through the village or exiting / egressing from nearby neighbouring properties.
 

	
	Access

	Pre-application consultation was carried out with the Oxfordshire County Council Highways Department to provide an acceptable access to the site. 

Adequate visibility splays will be provided at the access to ensure the safety of both pedestrians and motorists. 

The access for the site and Church Close are positioned with sufficient separation to ensure that no interaction of opposing turning movements takes place. 

Auto tracking has been carried out for the site which demonstrates that all servicing and refuse movements will be undertaken on site causing no conflicts with traffic on Main Street and within the site servicing and refuse vehicles will be able to enter and exit the site in a forward gear. 

A footpath will be provided on the eastern side of the proposed access road. The footpath link will provide direct access to the existing footway link located on the corner of the Main Street and Church Close junction.

The County Council have not objected to the proposed access subject to a highways legal agreement.  


	
	Trees
	A tree survey has informed the development proposals. No tree removal is required to facilitate the development. The Lime tree to the front of the site which is protected by a Tree Preservation Order will not be affected by the development. A no dig method of construction is recommended to protect the root protection area of trees T1, T2 and T3.  
 

	
	Previously developed status of the land
	In Dartford Borough Council v The Secretary of State for Communities and Local Government & Ors [2017] EWCA Civ 141 a planning inspector had on 23 July 2015 allowed an appeal against the refusal by the council to grant planning permission for a change of use of land to a private gypsy and traveller caravan site comprising one mobile home and one touring caravan.

The site in question was within the residential curtilage of Shirehall Farm, within the Green Belt and not in a built-up area.

The inspector had decided that the site qualified as ‘previously developed land’ because:
i) It was within the curtilage of a permanent structure (namely Shirehall Farm) and
ii) It was not excluded as "land in built-up areas such as private residential gardens, parks, recreation grounds and allotments".

Dartford challenged the second but not the first reason.

The sole issue in the case was the meaning of "previously developed land" as defined by the glossary forming part of the National Planning Policy Framework (NPPF).

The definition in the NPPF is: "Previously developed land: Land which is or was occupied by a permanent structure, including the curtilage of the developed land (although it should not be assumed that the whole of the curtilage should be developed) and any associated fixed surface infrastructure. This excludes: land that is or has been occupied by agricultural or forestry buildings; land that has been developed for minerals extraction or waste disposal by landfill purposes where provision for restoration has been made through development control procedures; land in built-up areas such as private residential gardens, parks, recreation grounds and allotments; and land that was previously-developed but where the remains of the permanent structure or fixed surface structure have blended into the landscape in the process of time."

The council’s argument was that all private residential gardens are excluded from the definition of previously developed land, whether or not they are in a built-up area. Any other interpretation, it was contended, would give rise to conflicting policies within the NPPF.

Lord Justice Lewison said: “In my judgment the words ‘such as’ state clearly that what follows are examples of something. Examples of what? They can only be examples of the more general expression that precedes them, namely ‘land in built-up areas’. As a matter of ordinary English I cannot see that any other meaning can be given to this sentence. ‘Land in built-up areas’ cannot mean land not in built-up areas.
Lord Justice Lewison said, the definition of previously developed land, in the context of the Dartford case, takes as its starting point that the proposed development is within the curtilage of an existing permanent structure.
“It follows that a new dwelling within that curtilage will not be an ‘isolated’ home. There will already be a permanent structure on the site,” he said.

Lord Justice Lewison pointed to what paragraph 111 states, namely that: "Planning policies and decisions should encourage the effective use of land by re-using land that has been previously developed (brownfield land), provided that it is not of high environmental value."

In terms of the equestrian use of the land 
several appeal decisions have confirmed that land in equestrian use is previously developed land as equestrian land is not agricultural land.  
Irrespective of the above the previously developed status of the land is just one of eleven criteria which  regard should be had to in determining planning applications.


	
	Landscaping
	There is opportunity to provide additional planting within the site, this can be conditioned by the Local Planning Authority including the type and location of planting. It is proposed to plant hedgerows along site boundaries which will be maintained by a management company rather than being within the gardens of individual properties to ensure their maintenance and retention in perpetuity.
 

	
	Housing need 
	Fringford has been identified as a Category A village. Category A villages have been identified as locations for some modest growth. We welcome the Parish Council’s comments on specific housing needs in the village. 


	
	Further development
	The application allows for some modest growth in the village to meet existing housing need it does not provide an opening for additional developments to come forward. The Cherwell Local Plan allows for 750 dwellings in the rural areas through planning applications. This application could be viewed as the village taking its share of housing growth. The growth strategy, inherent to Policy Villages 2, is to avoid over concentration of housing in a small number of settlements, preferring growth to be spread across settlements. 


	
	Nature Conservation
	A protected species survey has been carried out for the site. The survey has made recommendations which will enhance the biodiversity of the site including planting indigenous trees and shrubs to provide habitat for wildlife. The local planning authority can condition these recommendations to be carried out.
 

	
	Amenities
	The proposed development would support the existing services in the village. Confirmation from the local planning authority as to whether or not there is a requirement to make contributions to any community facilities is awaited.


	
	Water and drainage
	The statutory undertaker will inform the local planning authority if their infrastructure is adequate to support the development. Attenuation will be provided on site for surface water and a pumping system will be provided for the foul sewage. The Council as lead local flood authority have recommended additional drainage information is provided.  


	
	Listed Buildings
	The Listed Buildings located to the north west of the site derive their architectural and historic merit from their thatched roofs and front façade. The proposed development would be located at a distance of over 70 metres from the closest proposed building plot. 

Views of the site from the heritage assets would be screened by existing mature vegetation along the north western boundary of the site, landscaping along this boundary would be strengthened as part of any development of the site. Works to the access would have a neutral impact on the listed building, the access could be widened under permitted development rights. Any stone taken down to create the new access will be reused in the reconfiguration of the boundary wall.  
 

	
	Planning History
	Previous refusal of planning permission from 1987 has been cited, this was more than 30 years ago and there has been significant planning policy changes since that time including the introduction of the National Planning Policy Framework and updated local planning policy.  


	Landscape Officer
	
	Further to comments upon the Area of High Landscape Value, which has been rescinded our text will be altered to reflect this.

Viewpoint 3 – It is the landscape officers view that this should be classed as high not medium, our understanding is that the users of the footpath are transitory, however we can amend the viewpoints to change sensitivity of all Public Rights of Way users to high as requested. The landscape officer indicates that the hedge may come out eventually, this is not for us to consider in the assessment of views as we have to look as what there is at the moment and cannot make predictions. In any case the hedge serves the purpose of protecting the privacy of occupiers and is often the purpose of such hedges and why they are generally retained. 

Viewpoint 4 – As before we can change this as required.  

Viewpoint 5 – Additional photographs can be added as advised by the landscape officer as just west of this is a screen of trees and vegetation. This is one of the only gaps along this path. It was considered that there was a lot of screening from this footpath so additional viewpoints were not required. If considered necessary we will go back to site to check this and take more photographs to assess this. The photograph below (fig 1) indicates the typical view along the footpath showing the trees and hedgerow, which effectively screens the site from view.  

The comments regarding planting of trees and hedges to the southern boundary bring the concern that residents would be able to remove the structural vegetation. The structural planting to the southern boundary could be placed outside of the curtilage of the properties and managed by a management company. 

The development at St Michael’s Close is referred to as an unfortunate precedent, it is considered that the neighbouring development is an established part of the village and this site does not propose t extend beyond the building line created by St Michael’s Close. We are seeking to mitigate any landscape impact through robust ecological and landscaping enhancements. 

With regard to the views form Bakery Cottage, Fox Cottage the Forge and Feddans if glimpsed views is considered to be an inappropriate statement partial / oblique views could be stated instead. The views are mainly from first floor windows but also from the adjacent garden. Please see image below at fig 2, it is a photograph taken form within the site looking out (a reverse viewpoint). Mitigation along this boundary to extend the high evergreen hedge (as seen I this viewpoint) would do a good job of screening any views from these properties and the continuation of a native hedgerow whilst retaining the existing trees would screen views from the garden.  






Fig. 1 Showing screening along the POW to the south of the site


Fig. 2 Photograph taken from the centre of the site looking towards the POW in the south, the
path is behind the row of trees and shrubs seen in the background of the photograph.



Fig. 3 – View from centre of proposed development looking towards the row of cottages 
(which are barely visible behind the shrubs and trees) and Feddons, of which the first floor 
window can be seen to the left of this photograph.



