A “Subject To Planning” residential development opportunity central to a well connected
village in the Otmoor Valley north of Oxford
The Plough Inn development Site, Main Street, Merton, Oxfordshire. OX25 2NJ
Oxford c.7.2 miles Bicester c.3.9 miles Bicester Village Station c.3.3 miles

A 0.342 acre potential residential development site in the heart of the village. Currently the site of
the former village public house which has a limited planning history, with an outline consent recently
granted for a detached residential unit on the former pub car park area of the site. The village is
located in the attractive Otmoor Valley, lying just North of historic Oxford. Rail connections are
found close at hand just North in Bicester, and also south in the village of Islip and of course the
new Oxford Parkway is located on the southern edge of Kidlington. There is excellent access to
major trunk roads the A34 and the M40 Motorway. First class village shop in Islip and the Michelin
starred pub/restaurant The Nut Tree Inn is located a short distance away in the village of Murcott.
The village is in need of well priced first time/family homes and should the two small units on the
current car park area be developed as bungalows, this will also accommodate down sizing buyer
demographic who are selling within the village or immediate area and wish to retire here. The
proposed scheme benefits the social mix of the village.
Directions: From Oxford travel north on the Banbury Road to Kidlington and at the major
roundabout take the last exit which leads along the eastern edge of the village towards the A34. At
the next roundabout take the second exit to Islip and on reaching the village turn right at the T
junction and then take the second left signposted Merton / Otmoor. Continue in to open country
for about 2.5 miles and you will enter the village of Merton. The Plough Inn Development Site is
found on your left in the centre of the village just before the turning left in to West End.
To view the application online on the Cherwell District Council website, their reference number is:
15/00429/OUT

GUIDE PRICE: £800,000
Contact: Gavin West
Managing Director (Oxford)
01865 510000 or 07789 655100 or gavin@butlersherborn.co.uk

Application No : 15/00429/OUT

NOTICE OF DECISION
TOWN AND COUNTRY PLANNING ACT 1990
(AS AMENDED)
Name and Address of Agent/Applicant :
Mrs Jayne Hill
c/o Plainview Planning Ltd
Mr Adam Rabone
Clarendon House
Clarence Street
Cheltenham
Gloucestershire
GL50 3PL
Date Registered : 9th March 2015

Proposal :

OUTLINE - Development of 1No dwelling house - all matters reserved

Location :

The Plough Inn Merton Oxfordshire OX25 2NJ

Parish(es) :

Merton

OUTLINE PERMISSION FOR DEVELOPMENT SUBJECT TO CONDITIONS
The Cherwell District Council, as Local Planning Authority, hereby GRANTS outline planning
permission for the development described in the above-mentioned application, the
accompanying plans and drawings and any clarifying or amending information SUBJECT TO
THE CONDITIONS SET OUT IN THE ATTACHED SCHEDULE.
The reason for the imposition of each of the conditions is also set out in the schedule.
Cherwell District Council
Bodicote House
Bodicote
Banbury
Oxon
OX15 4AA

Cherwell District Council
Certified a true copy

Head of Public Protection &
Development Management

Date of Decision : 11th May 2015

Head of Public Protection
& Development Management
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SCHEDULE OF CONDITIONS
1

That no development shall be started until full details of the siting, design, layout and
external appearance of all buildings, landscaping and all means of access (hereafter
referred to as reserved matters) have been submitted to and approved in writing by the
Local Planning Authority.
Reason - This permission is in outline only and is granted to comply with the provisions of
Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004, and Article 5 (1) of the Town and Country
Planning (Development Management Procedure) Order 2015.

2

That in the case of the reserved matters, application for approval shall be made not later
than the expiration of three years beginning with the date of this permission.
Reason - This permission is in outline only and is granted to comply with the provisions of
Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004, and Article 5 (1) of the Town and Country
Planning (Development Management Procedure) Order 2015.

3

That the development to which this permission relates shall be begun not later than the
expiration of two years from the final approval of the reserved matters or, in the case of
approval on different dates, the final approval of the last reserved matters to be approved.
Reason - This permission is in outline only and is granted to comply with the provisions of
Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004, and Article 5 (1) of the Town and Country
Planning (Development Management Procedure) Order 2015.

4

Except where otherwise stipulated by conditions attached to this permission, the
development shall be carried out strictly in accordance with the site location plan.
Reason - For the avoidance of doubt, to ensure that the development is carried out only as
approved by the Local Planning Authority and comply with Government guidance contained
within the National Planning Policy Framework.

5

Prior to any demolition on the site, the commencement of the development hereby
approved and any archaeological investigation, a professional archaeological organisation
acceptable to the Local Planning Authority shall prepare an Archaeological Written Scheme
of Investigation, relating to the application site area, which shall be submitted to and
approved in writing by the Local Planning Authority.
Reason - To safeguard the recording and inspection of matters of archaeological
importance on the site in accordance with Government guidance contained within the
National Planning Policy Framework.

6

Prior to any demolition on the site and the commencement of the development hereby
approved, and following the approval of the Written Scheme of Investigation referred to in
condition 5, a staged programme of archaeological evaluation and mitigation shall be
carried out by the commissioned archaeological organisation in accordance with the
approved Written Scheme of Investigation.
Reason - To safeguard the identification, recording, analysis and archiving of heritage
assets before they are lost and to advance understanding of the heritage assets in their
wider context through publication and dissemination of the evidence in accordance with
Government guidance contained within the National Planning Policy Framework.
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7

Prior to the commencement of the development hereby permitted a desk study and site
walk over to identify all potential contaminative uses on site, and to inform the conceptual
site model shall be carried out by a competent person and in accordance with DEFRA and
the Environment Agency's 'Model Procedures for the Management of Land Contamination,
CLR 11' and shall be submitted to and approved in writing by the Local Planning Authority.
No development shall take place until the Local Planning Authority has given its written
approval that it is satisfied that no potential risk from contamination has been identified.
Reason - To ensure that risks from land contamination to the future users of
the land
and neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained
within the National Planning Policy Framework.

8

If a potential risk from contamination is identified as a result of the work carried out under
condition 7 prior to the commencement of the development hereby permitted, a
comprehensive intrusive investigation in order to characterise the type, nature and extent of
contamination present, the risks to receptors and to inform the remediation strategy
proposals shall be documented as a report undertaken by a competent person and in
accordance with DEFRA and the Environment Agency's 'Model Procedures for the
Management of Land Contamination, CLR 11' and submitted to and approved in writing by
the Local Planning Authority. No development shall take place unless the Local Planning
Authority has given its written approval that it is satisfied that the risk from contamination
has been adequately characterised as required by this condition.
Reason - To ensure that risks from land contamination to the future users of
the land
and neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained
within the National Planning Policy Framework.

9

If contamination is found by undertaking the work carried out under condition 8, prior to the
commencement of the development hereby permitted, a scheme of remediation and/or
monitoring to ensure the site is suitable for its proposed use shall be prepared by a
competent person and in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11' and submitted to and
approved in writing by the Local Planning Authority. No development shall take place until
the Local Planning Authority has given its written approval of the scheme of remediation
and/or monitoring required by this condition.
Reason - To ensure that risks from land contamination to the future users of
the land
and neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained
within the National Planning Policy Framework.

10

If remedial works have been identified in condition 9, the development shall not be
occupied until the remedial works have been carried out in accordance with the scheme
approved under condition 9. A verification report that demonstrates the effectiveness of the
remediation carried out must be submitted to and approved in writing by the Local Planning
Authority.
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Reason - To ensure that risks from land contamination to the future users of
the land
and neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained
within the National Planning Policy Framework.
11

If, during development, contamination not previously identified is found to be present at the
site, no further development shall be carried out until full details of a remediation strategy
detailing how the unsuspected contamination shall be dealt with has been submitted to and
approved in writing by the Local Planning Authority. Thereafter the remediation strategy
shall be carried out in accordance with the approved details.
Reason - To ensure that risks from land contamination to the future users of
the land
and neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained
within the National Planning Policy Framework.

PLANNING NOTES
1. This permission does not give approval for the dwelling indicated on the indicative plans. A
successful reserved matters application will have address highway safety concerns and also
ensure that the amenities of the neighbouring residents are not unduly compromised.
2. With regard to surface water drainage it is the responsibility of a developer to make proper
provision for drainage to ground, water courses or a suitable sewer. In respect of surface water
it is recommended that the applicant should ensure that storm flows are attenuated or
regulated into the receiving public network through on or off site storage. When it is proposed
to connect to a combined public sewer, the site drainage should be separate and combined at
the final manhole nearest the boundary. Connections are not permitted for the removal of
groundwater. Where the developer proposes to discharge to a public sewer, prior approval
from Thames Water Developer Services will be required. They can be contacted on 0800 009
3921.
3. Legal changes under The Water Industry (Scheme for the Adoption of private sewers)
Regulations 2011 mean that the sections of pipes you share with your neighbours, or are
situated outside of your property boundary which connect to a public sewer are likely to have
transferred to Thames Water's ownership. Should your proposed building work fall within 3
metres of these pipes we recommend you contact Thames Water to discuss their status in
more detail and to determine if a building over / near to agreement is required. You can contact
Thames Water on 0800 009 3921 or for more information please visit our website at
www.thameswater.co.uk
4. Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1
bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The
developer should take account of this minimum pressure in the design of the proposed
development.
STATEMENT OF ENGAGEMENT
In accordance with the Town and Country Planning (Development Management Procedure) Order
2015 and paragraphs 186 and 187 of the National Planning Policy Framework (March 2012), this
decision has been taken by the Council having worked with the applicant/agent in a positive and
proactive way through approving an application that represents sustainable development.
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NOTICE OF DECISION
TOWN AND COUNTRY PLANNING ACT 1990
(AS AMENDED)

NOTES TO THE APPLICANT

TIME LIMITS FOR APPLICATIONS
By virtue of Sections 91-96 of the Town and Country Planning Act 1990, as amended by Section
51 of the Planning and Compulsory Purchase Act 2004, planning permissions are subject to time
limits. If a condition imposing a time limit has been expressly included as part of the permission,
then that condition must be observed. Otherwise, one or other of the following time limits will apply
:
Where planning permission is given in outline subject to a condition reserving certain matters
for subsequent approval, application for approval of such matters reserved must be made not later
than the expiration of 3 years beginning with the date of the outline planning permission and further
the development to which the permission relates must be begun not later than the expiration of 2
years from the final approval of the reserved matters or, in the case of approval on different dates,
the final approval of the last reserved matters to be approved.
Where the planning permission is complete and is not in outline, the development must be
begun not later than the expiration of 3 years from the date on which permission was granted.
OTHER NECESSARY CONSENTS
This document only conveys permission or approval for the proposed development under Part III of
the Town and Country Planning Act 1990 and you must also comply with all the bye-laws,
regulations and statutory provisions in force in the District and secure such other approvals and
permissions as may be necessary under other parts of the Town and Country Planning Act 1990 or
other legislation.
In particular you are reminded of the following matters :


The need in appropriate cases to obtain approval under the Building Regulations. The
Building Regulations may be applicable to this proposal. You are therefore advised to
contact the District Council's Building Control Manager before considering work on site.



Data supplied by the National Radiological Protection Board (NRPB) and the British Geological
Survey (BGS) suggests that the site of this application falls within an area which is potentially
at risk from radon. This may require protective measures in order to comply with the Building
Regulations if your consent relates to a new dwelling or house extension. Further advice on
whether protective measures are required under the Building Regulations can be obtained by
contacting the Building Control Manager on 0300 0030 200 , fax 0300 0030 201 or E-mail at
building.control@cherwellandsouthnorthants.gov.uk
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The need to obtain an appropriate Order if the proposal involves the stopping up or diversion of
a public footpath.



The need to obtain a separate "Listed Building Consent" for the demolition, alteration or
extension of any listed building of architectural or historic interest.



The need to make any appropriate arrangements under the Highways Act in respect of any
works within the limits of a public highway. The address of the Highway Authority is
Oxfordshire County Council, Speedwell House, Speedwell Street, Oxford, OX1 1NE.



It is the responsibility of the applicant to ascertain whether his/her development affects any
public right of way, highway or listed building.

APPEALS TO THE SECRETARY OF STATE
If you are aggrieved by the decision of the Local Planning Authority to grant permission or approval
subject to conditions, you can appeal to the First Secretary of State in accordance with Section
78(1) of the Town and Country Planning Act 1990.
If you wish to appeal then you must do so within six months of the date of this notice. Forms can
be obtained from the Planning Inspectorate, Temple Quay House, 2 The Square, Temple
Quay, Bristol, BS1 6PN. Tel 0303 444 5000. The Secretary of State can allow a longer period for
giving notice of an appeal, but he will not normally be prepared to use this power unless there are
special circumstances which excuse the delay in giving notice of appeal.
The Secretary of State need not consider an appeal if it seems to him that permission or approval
for the proposed development could not have been so granted otherwise than subject to the
conditions imposed by the Local Planning Authority, having regard to the statutory requirements, to
the provisions of the development order and to any directions given under the order.
In practice, the Secretary of State does not refuse to consider appeals solely because the Local
Planning Authority based its decision on a direction given by him.
PURCHASE NOTICES
If either the Local Planning Authority or the First Secretary of State grants permission or approval
for the development of land subject to conditions, the owner may claim that he/she can neither put
the land to a reasonably beneficial use in its existing state nor render the land capable of a
reasonably beneficial use by the carrying out of any development which has been or would be
permitted.
In these circumstances the owner may serve a purchase notice on the District Council. This notice
will require the Council to purchase his/her interest in the land in accordance with the provisions of
Part VI of the Town and Country Planning Act 1990.
COMPENSATION
In certain circumstances compensation may be claimed from the Local Planning Authority if
permission is granted subject to conditions by the Secretary of State on appeal or on reference of
the application to him.
These circumstances are set out in the Town and Country Planning Act 1990 as amended by the
Planning and Compensation Act 1991.
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