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Present:



Leo Pesci(LP)- Vice-Chair 
Councillors:



Ian Hill (IH)






Denise Mallon (DM)






Karyn Buck (KB)

Co-opted members:


Nick Thomas (NT), Tony Powell
Officer:




Kristina Tynan

Members of the Public:
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1.            Apologies for Absence  

Gill Bindoff, Keith Jackson, James Herridge-Leng, Isla Woodcock.
2.
To approve the Minutes of the meeting held on 3rd October 2023 which were accepted by Full Council on the 10th October 2023 

   Resolved: That the minutes of the meeting above be agreed as a correct record and that they be signed by the Chair.

3.
Declarations of Interest 

There were none notified.
4.
Matters Arising

There were no matters arising.
5.
To consider the following applications:
P23/S3365/HH Glendale Platt Lane Northend RG9 6LQ - Extensions to dwelling. Removal of existing loose box and store outbuilding. Replacement outbuilding for stores. Single bay extension to existing stable.
NO OBJECTION - UNANIMOUS
Subject to a condition to mitigate the impact of light spill

The relevant Neighbourhood Plan policy is P3:  P3 (a) protects views of the AONB and P3 (e  limits the impact of light pollution.  The site is in the AONB but the proposed development is unlikely to have any impact on it in terms of landscape quality.  
P23/S3403/LB 20 Shirburn Street Watlington Oxon OX49 5BT - Change of use from existing self-contained ground floor offices & self contained first floor flat to a single family dwellinghouse (class C3) incorporating internal and external alterations. 

NO OBJECTION – UNANIMOUS
The relevant Neighbourhood Plan policy is P1.  The proposal will not have an impact on the Conservation Area.  
P23/S3402/FUL 20 Shirburn Street Watlington Oxon OX49 5BT - Change of use from existing self contained ground floor offices & self contained first floor flat to a single family dwellinghouse (class C3) incorporating internal and external alterations.
NO OBJECTION- UNANIMOUS
The relevant Neighbourhood Plan policy is P5:  the parish council notes that the loss of the one-bedroom flat does impact on the mix of accommodation in the town where one-bedroom flats are in short supply.  

The proposed change of use also reduces office accommodation in the town centre which will impact the local economy.  However, it is not considered that these matters are sufficient material considerations to object.
P23/S3246/LB 7 High Street Watlington OX49 5PZ - Conversion of and single-storey rear extension to the existing garage to form a new family kitchen area and demolition of existing single-storey rear extension to be replaced with new garden room outbuilding. 

NO OBJECTION- UNANIMOUS
Subject to a condition to mitigate light spill, especially from the glass roof of the garden room.
The relevant Neighbourhood Plan policy is P1.    It is not considered that the proposed development will have a harmful impact on the listed building or on the Conservation Area.  It was noted that the Conservation Officer has no objection to this application. It was also noted that the current garage doors will be reused and that the existing cobbles will be covered and protected.   It conforms with policy 130 and 134 of the NPPF.
P23/S3244/HH 7 High Street Watlington OX49 5PZ - Conversion of and single-storey rear extension to the existing garage to form a new family kitchen area and demolition of existing single-storey rear extension to be replaced with new garden room outbuilding. 

NO OBJECTION- UNANIMOUS

The relevant Neighbourhood Plan policy is P3 (e) which limits the impact of light pollution.  A 

condition to limit and mitigate light spill in order to protect biodiversity, especially night-time insects, bats and other wildlife is needed.
P23/S3300/HH 32 Old Norse Way Watlington OX49 5DZ - Two storey side extension and loft conversion to this newly completed detached single dwelling house. 
OBJECTION - UNANIMOUS
The existing elevations are not correct because they show the roof without any roof lights.  In fact,  there are already several roof lights including 4 roof lights in the garage roof.

The relevant Neighbourhood Plan policies are P3 which conserves the natural environment and P5 which relates to housing development.  

Key objections are as follows:

1. The design is poor and does not comply with the SODC Design Guide, especially regarding the relationship with the main dwelling which should be visually dominant.  Side extensions should normally be set back from the front of the house.  NPPF para 130 states that proposals with poor design should be refused.

2. The juxtaposition of the proposed extension in relation to the garage is also poor design.  The front window of the new living room is unlikely to have sufficient natural light.

3. The increase in accommodation in the extension, together with the provision of two additional bedrooms in the loft space is out of proportion with the existing 4 bedroom house. The proposed gain in living space is excessive.    The proposed development is also not in line with the SODC agreed mix of housing in the planning permission.  This is a new development and the approved housing mix should be maintained.

4. The approved design of Red Kite View has the three-storey dwellings clustered around the centre of the development.  The dwellings at the edges of the development are two-storey in order to minimise the impact on the surrounding green spaces and countryside.  The proposed loft conversion would place a three-storey dwelling on the edge of the development where it would be visually out of context.  
5. The design includes dormer windows which appear to be flat roofed.   This is not in accordance with the other three-storey dwellings at Red Kite View.
6. There is a very significant increase in proposed roof lights. Roof lights spill light directly upwards which is harmful to night-time wildlife, especially insects and bats.  In order to protect biodiversity upward light spill should be avoided.  The roof lights are also not in accordance  with the guidance in the SODC Design Guide.  The guidance says that roof lights should be used sparingly and should not be positioned on the front pitch.  It is not clear why 4 roof lights are proposed for the garage.  
7. There is concern that the remaining garden area is not sufficient for a 6 bedroom house. The loss of the side garden will also significantly reduce provision for biodiversity. 
8. There is also concern about the impact of the proposed extension, including the construction phase, on the neighbouring boundary trees.  It is essential that the trees, including the root protection areas, are fully protected at all times.

9. The existing provision for parking, including for visitor parking, may not be sufficient for a 6 bedroom house.   Parking on surrounding amenity areas is not acceptable. 
10. In view of the concerns above, the parish council considers that additional information is required before the application is determined.  This would include a Design and Access Statement, a Biodiversity Management Plan and an Environmental Construction Management Plan.  In view of the size of the proposed increase in accommodation, a condition should be put in place to ensure that the garage is not converted for any residential use.

P23/S3252/HH 36 Pyrton Lane Watlington OX49 5LX - Single storey ground floor front extension. 
NO OBJECTION – UNANIMOUS
The relevant Neighbourhood Plan policy is P1.   The proposed extension is small and relates well to the character of the dwellings in Pyrton Lane.  If possible, the design could use the party wall.  

6.
To consider or note the following amendments/Discharge of Conditions/Withdrawals:
P23/S3501/DIS Highwood Greenfield OX49 5HG - Discharge of conditions 7 (Landscaping Scheme) and 9(Ecology) on application P23/S2293/FUL(Construction of a replacement dwelling house and ancillary accommodation. Relocation of tennis court. (Revised scheme to that approved in 2022 under application ref. P22/S2723/FUL)).   This discharge application was noted.
P23/S3425/LDP 3 Chestnut Place Watlington OX49 5RJ - Installation of gas central heating system with boiler fitted in existing airing cupboard, boiler flue inserted on front elevation.   This Lawful Development proposal was noted.
P23/S3378/DIS Britwell Road Watlington - Discharge of condition 17 (contamination) on planning application P17/S3231/O (PINS Appeal Reference: APP/Q3115/W/19/3222822) Hybrid application comprising (1) Full planning permission for the demolition of the existing pig farm and its associated buildings; the erection of 183 dwellings (Use Class C3); the creation of a new vehicular access from Britwell Road; the creation of a vehicular access from the industrial estate road south of Cuxham Road (to serve the proposed employment area); public open space; sustainable urban drainage system; landscaping; and other ancillary works, including off-site highway works; and the relocation of a telecommunications mast and equipment; and (2) Outline permission for up to 650sqm of Use Class B1(a) floorspace with access and all other matters reserved.   This discharge application was noted.
P23/S2400/FUL Withdrawn Application - Watlington Service Station 13 Couching Street Watlington OX49 5QF - Demolition of existing buildings and canopy and construction of new 2 pump forecourt with canopy over, new sales building and coffee shop at ground floor with two 1-bedroom flats at first floor level.   The parish council had objected to the application and has referred concerns about ongoing, unauthorised, works at the garage to the SODC Enforcement Team.
8.
Decisions
	APPLICATION
	SODC DECISION
	WPC RECOMMENDATION



	P23/S2783/FUL, Newlands Platts Lane, Northend
	Permission Granted
	No objection

	P23/S2725/HH 29 Love Lane, Watlington
	Permission Granted
	No objection

	P23/S2576/HH 13 Prospect Place, Watlington
	Permission Granted 
	No objection – comments made

	P23/S2928/LDP 3 Stonor Green, Watlington
	Permission Granted
	No comments made


   9.
Correspondence/Attachments

SODC Planning.  Invitation for in-person training sessions for Town and Parish Councillors- GB attended this and a copy of the presentation slides have been sent to members.


THERE BEING NO OTHER BUSINESS THE MEETING CLOSED AT 8.10PM
MINUTES OF THE MEETING OF THE PLANNING COMMITTEE


HELD�PRIVATE ��  ON TUESDAY 7th NOVEMBER 2023 AT 7PM IN THE PARISH OFFICE
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