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	Planning Application No.
	14/00412/F


	Address / Location 
	Land South of Clifton Road, Deddington

	Proposal


	Erection of 26 dwellings comprising 17 private market sale dwellings and 9 affordable dwellings and the provision of a car parking area for 40 vehicles for users of the recreational facilities at Deddington Castle.


	Site Details
	The proposal is for the development of greenfield site measures 1.68 hectares.  The site is located in the conservation area on the eastern side of Deddington, South of Clifton Road.  To the south of the site is the Deddington Castle Scheduled Ancient Monument (SAM)

	General Comments
	The Design and Access Statement states that the proposal is for the erection of 17 private market housing and 9 affordable dwellings.

	Main Development Plan Policies
	The saved policies of the adopted Cherwell Local Plan should be considered.  The Plan’s policies generally seek to restrain development in rural areas. The most relevant policies are H8 (New Dwellings in the Countryside), C7 (Landscape Conservation), C8 (Sporadic Development in the Countryside), C9 (Scale of Development) and C13 (Areas of High Landscape Value).
Deddington is a category 1 village in the Plan.
As the site falls in a conservation area the following saved policies of the Plan are also relevant and should be considered:
C23 (Retention of features contributing to character or appearance of conservation area), C27 (Development in Villages should respect the historic settlement pattern), C28 (Layout, design and external appearance of development in conservation areas).
As the site is close to a SAM Policy C25 is also applicable and deals with development affecting their setting.


	NPPF


	The NPPF should be considered. The paragraphs of the NPPF most relevant to this application.
Paragraph 49 states that “Housing applications should be considered in the context of the presumption in favour of sustainable development. Relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites.”

Paragraph 47 requires local planning authorities to “identify and update annually a supply of specific deliverable sites sufficient to provide five years worth of housing against their housing requirements with an additional buffer of 5% to ensure choice and competition in the market for land. Where there has been a record of persistent under delivery of housing, local planning authorities should increase the buffer to 20% to provide a realistic prospect of achieving the planned supply and to ensure choice and competition in the market for land.”

Paragraphs 47-50 and 55 on Delivering a wide choice of high quality homes

Paragraphs 56, 57, 59-64 on requiring good design.

Paragraph 109 on Conserving and enhancing the natural environment.

Section 12 on Conserving and enhancing the historic environment.


	NPPG

	The NPPG states that it is important to recognise the particular issues facing rural areas in terms of housing supply and affordability, and the role of housing in supporting the broader sustainability of villages and smaller settlements. It states that assessing housing need and allocating sites should be considered at a strategic level and through the Local Plan and/or neighbourhood plan process. However, all settlements can play a role in delivering sustainable development in rural areas. 



	Non-Statutory Cherwell Local Plan 2011
	The Non-Statutory Local Plan should be considered. Whilst some policies within the Plan may remain to be material considerations, other strategic policies have in effect been superseded by those of the Submission Local Plan (January 2014). The Planning Policy Team should be contacted on 01295 227985 if advice is required on individual policies.
The main policies relevant to this proposals are:
Housing: Policy H15 Residential development in category 1 settlements

Housing: Policy H19 New dwellings in the countryside

Conserving and enhancing the environment: 
Policy EN30 Sporadic development in the countryside
Policy EN31 Beyond the existing and planned limits of the towns of Banbury and Bicester.

Policy EN34 Conserve and enhance the character and appearance of the landscape.
Policies EN39 and EN40 Development should preserve the setting of listed buildings and preserve or enhance the character or appearance of a designated conservation area.
Policy EN47 Protection and enhancement of archaeological heritage



	Submission Local Plan 2006-2031
	The Plan was submitted to the Secretary of State on 31 January 2014 for Examination. There are outstanding objections to some policies which have yet to be resolved.
The main policies relevant to this proposals are:
Policy Villages 1: Deddington is identified as a category service centre where infilling, minor development and conversions are permitted.

Policy Villages 2: Distributing Growth across the Rural Areas places Deddington in the second group of villages. For this group there is a housing allocation of 252 dwellings between 2012 and 2031.  The precise number of homes to be allocated to an individual village is be set out in the Local Neighbourhoods Development Plan Document which will be prepared once the Local Plan is adopted. Recently there have been a number of planning permissions approved or allowed on appeal in Adderbury, Hook Norton and Deddington itself, which have utilised the apportionment for this group of villages.  Paragraph C.235 explains that in the future allocation of sites consideration will be given to the approval of schemes and the level of building that has already taken place in each village to avoid over development. 

Policy BSC3: Affordable Housing sets out the requirements for the provision of affordable housing. In rural settlements proposals for residential development of 3 or more dwellings (gross), or which would be provided on sites suitable for 3 or more dwellings (gross), will be expected to provide at least 35% of new housing as affordable homes on site.

Policy BSC4: Housing Mix expects new residential development to provide a mix of homes to meet current and expected future requirements.

Policy ESD13: Local Landscape Protection and Enhancement expects developments to respect and enhance local landscape character, securing appropriate mitigation where damage to local landscape character cannot be avoided.
Policy ESD16: The character of the built and historic environment should be protected and where development is allowed it should respect the local character context. 


	Other Material Policy Considerations
	Five year housing land supply
The latest published position on the district’s housing land supply is published within the Annual Monitoring Report 2013 (December 2013).  This indicates that from 1 April 2014 onwards the district has a 4.9 year supply (with a 20% buffer) for 2014-2019.  New housing supply has since become available, so in effect at the current time the Council can demonstrate a five year housing land supply as required by the NPPF. New permissions approved since the 2013 AMR are as follows:

The Tally Ho Inn, Arncott (17 dwellings). North East of Crouch Hill Farm, Banbury (40), 81-89 Cassington Road, Yarnton (16), East of Deene Close, Adderbury (59), Land North of Oak View, Weston on The Green (20), Land adjoining and West of Warwick Road, Banbury (300), Land to the South West of Tadmarton Road, Bloxham (60), Ambrosden Court, Ambrosden (45) and 4 The Rookery, Kidlington (21)
Strategic Housing Market Assessment (SHMA), April 2014

The Oxfordshire SHMA report has just been published which includes an objective assessment of need that exceeds the requirements of the Submission Local Plan. However, the Council has commissioned an additional assessment to show what level of additional growth might potentially be delivered in Cherwell District over and above the growth that has already been planned for.
Strategic Housing Land Availability Assessment (SHLAA), Oct 2013)
The SHLAA is a technical document and is a key element of the evidence base for the emerging Cherwell Local Plan. It will help the Council to identify specific sites that may be suitable for allocation for housing development. The SHLAA is to inform plan making and does not in itself determine whether a site should be allocated for housing development.

The site was not identified as being a suitable for residential development in the SHLAA and was rejected.  It was recognized that it would have a detrimental impact on the village character, and the setting of important historical features such as grade ii* listed building, and the Scheduled Ancient Monument.
Developments in Deddington
In December 2013 Planning permission was granted on appeal for 85 dwellings on Land North of Gaveston Gardens on the northern side of Deddington not far from the proposed site.  


	Overall Policy Observations
	It is considered that the proposal would conflict with adopted Development Plan policies.  At the present time the Council can effectively demonstrate that it has a five year housing land supply and that there will need to be detailed consideration of whether or not the proposal would result in sustainable development.
There are significant policy concerns about the loss of countryside, and the potential for adverse impacts on the landscape, the character and appearance of the conservation area, and the setting of the SAM (Deddington Castle) and listed buildings.


	Policy Recommendation
	It is considered that there is no pressing housing need for the dwellings having regard to the current housing land supply position and the number of sites which have recently become available in the rural areas including the 85 at Gaveston Gardens.
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