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1.0 introduction
Brief
The Allotment site is proposed for a housing scheme to be
accessed from the village hall car park leaving a new,
smaller area of allotment plots between the site and the
open field to the north. The scheme will need to be in
keeping with the layout and scale of the village hall to
minimise its impacts on the openness of the Green Belt.

Background
This report has been commissioned by Burcot & Clifton
Hampden Parish Council to carry out an appraisal of two
sites in Clifton Hampden shown on Fig. 1 opposite:
1) The Allotments site north of Abingdon Road
2) Land south of Abingdon Road
The whole area including the village and these sites is
washed over by the Green Belt and the Parish Council is
exploring using Community Right to Build Orders (CRTBO)
to secure planning consent for approx. 20 new homes
and a replacement surgery facility.

The Abingdon Road site is to accommodate a new
surgery on a gross site area of 0.5 Ha including car
parking. Some additional housing can also be provided if
there is sufficient area and if they can be integrated into
the site and the scheme.

Both sites are within the Clifton Hampden Conservation
Area which includes a number of listed buildings.

All homes are to be 2 beds to help meet parish needs for
a more balanced housing mix.

Purpose and of the report
The purpose of the report is to identify the constraints on
development including impacts on the openness and
purposes of the Green Belt and on the Conservation Area
and setting of proximate listed buildings, and to assess
their capacity for development as set out in the brief. A
set of development parameters for each site is proposed
to facilitate discussions with South Oxfordshire District
Council and agree an acceptable basis for progressing a
more detailed set of proposals to support the submission
of the CRTBO’s.

Layout of document
Section 2.0 of this report provides a high level analysis of
the Allotments site and its context to identify the key
constraints. The analysis is used to assess the capacity of
the site and propose a set of development parameters. A
sketch concept plan at the end of this section illustrates a
possible layout. Section 3.0 provides the same information
for the Abingdon Road Site.
Section 4.0 summarises the findings for both sites, identifies
the key matters for discussion and agreement with South
Oxfordshire District Council and sets out the next steps for
the preparation of CRTBO’s for each site.

A desktop review of technical constraints including
access, flooding and landscape has been carried out to
evaluate constraints and deliverability.
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Fig 1: sites location plan
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2.0 the allotments site
Description
The site is located on the western side of Clifton Hampden
within the boundary of the Clifton Hampden
Conservation Area as Shown on Fig 1. It is opposite the
primary school and 150m from the High Street which has
a post office and general store. Culham railway station is
1 mile to the west along the Abingdon Road.

A public footpath runs along the eastern boundary,
accessed from the Abingdon Road next to the village hall
(view 2), and connects into two east to west footpaths
along the field boundaries which in turn link along the
western field boundary back onto the Abingdon Road
and northwards to the Culham Science Centre and open
countryside.

It sits behind the village hall and car park (view 1), is
broadly level and rectangular with an area of 0.18 Ha.
and is currently used as allotments. Access to the site is off
the Abingdon Road through the village hall car park.

The Plough pub (view 3) on the corner of Abingdon Road
and Watery Lane, and the Clifton Hamden CoE primary
school opposite the site on the southern side of Abingdon
Road are both Grade ll listed buildings, although both are
visually separated from the site by the village hall and
existing landscape buffers.

The village hall is a single storey red brick building with a
series of clay tiled pitched tile roofs and gables which
articulate its massing. The car park to the side of the
village hall is arranged in two rows with a central access
and has a capacity of 20 spaces. It is used not just by
visitors to the hall but also to the school and other village
facilities, and is therefore frequently full.

Watery Lane (view 4) forms part of the local context of
the site and has an architectural character and scale of
an informal rural public realm contained by building
frontages, and an intimate domestic scale with occupied
roof spaces.

Both the site and the village hall sit within the south
eastern corner of a larger field with allotments, scrub and
grassland which has clearly defined landscape
boundaries, comprising hedgerows and mature tree belts,
on all four sides providing strong visual containment.
The Abingdon Road (A415) runs along the southern
boundary and there are agricultural fields to the north
and west with the eastern boundary adjoining the back
gardens of the properties along Watery Lane.
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view 2: Footpath along eastern site boundary

view 3: The Plough

view 4: Watery Lane
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view 1: Village Hall and car park

2.0 the allotments site
Constraints
The established tree belts and hedgelines to the field
boundaries provide strong visual screening to the site
such that it is not visible from any wider viewpoints.

A desktop review suggests access to and servicing of the
site are possible, and it is not within a flood zone that
constrains development. However these will need to be
supported by further technical studies which will include
ecology and arboriculture surveys. An offset between the
existing village hall and the development should be
allowed for to accommodate possible future expansion
of the village hall.

There are two public views of the site to consider:
• The first is at the entrance to the village hall car park
where there is a gap of around 18m between the end
of the hedgeline along Abingdon Road and the front
elevation of the village hall. This gap allows an oblique
view past the village hall into the site. (view 1)

Design rationale
Given this analysis, the design rationale for the site is for
the built development to be:

• The second is from the public footpaths that run
alongside the site boundaries. In the section beyond
the village hall the footpath along the eastern
boundary has a direct view over the site. Views across
the site from the two east west footpaths are screened
by the landscape field boundaries.

o located behind the village hall
o of a scale, character and layout that helps it read as
one with the village hall
o served by an access through the village hall car park
o laid out as a shared courtyard to visually contain the
parking to the housing
o contained and screened by the existing landscape
boundaries to be reinforced as appropriate
o contained and screened by new landscape buffers
along the northern and western boundaries
o designed to create positive placemaking opportunities
including natural surveillance of the public footpath
and allotments
o designed to improve the setting and presence of the
village hall

The Plough Inn and Primary School both of which are
Grade II listed are within proximity of the site, but its
location behind the village hall is likely to make any visual
impacts on their setting minimal. The scale and character
of Watery Lane also provides a context for the site in
terms of character, setting and impacts. The northern site
boundary is currently drawn some distance within the
northern footpath and may be capable of being
extended closer to the footpath to secure a successful
scheme.
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Fig 2: Allotments context plan
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2.0 the allotments site
Capacity
A capacity of 8 to 9 dwellings is achievable on the site
based on 2 bed terrace houses of around 80 m2 with 10m
deep rear gardens and parking for 11 to 13 spaces.
(Parking Standards for New Residential Developments
2011 Appendix C @ 1.4/dwelling – unallocated). The
sketch concept plan Fig. 3 shows how this could be
accommodated on the site and illustrates the
development parameters proposed below. The sketch
concept plan Fig. 3 is not intended as the preferred
solution but as a starting point to facilitate discussions with
SODC and for developing more detailed proposals.

Connectivity with the public footpath could be provided
with a link into the site (8) to support an amenity use. Rear
elevations will provide surveillance of the footpath and
the allotments. Curtilages to the eastern boundary will be
designed to be in keeping with the character and setting
of the footpath and the existing screening tree belt (9).
Northern and western boundaries (10) will include new
landscape screening to further contain the development
and be extended to enclose the village hall car park.
Development parameters
In addition to the principles set out in the design rationale,
the development of detailed proposals would include:

Illustrative layout
Access to the scheme will be via the village hall car park
(1), which may be extended to enable a safe access
arrangement and to increase its capacity. The housing
has been arranged in two blocks (2) to provide
containment and oversight of the courtyard and parking
area (3) and to create a green edge to the northern and
eastern boundaries with the private gardens (4).

o A maximum building height of 2 storeys with the use of
habitable roofspaces to be in keeping with the scale of
the existing village hall and architectural character of
Watery Lane.
o A layout that creates a positive frontage and natural
surveillance of the adjacent footpath, entrance and
parking area.
o A building character, roofscape and materials in
keeping with the village hall and the character of
Watery Lane
o A design approach that follows the 2016 South
Oxfordshire Design Guide
o Parking in a shared courtyard overlooked by frontages
with hard and soft landscaping to reduce the impact
of cars.
o The use of hard and soft landscape to reinforce
boundaries and reduce the visual impact of parking

Finishes and planting to the courtyard will be used to
create an attractive shared space overlooked by the
dwelling frontages and entrances. The dwellings will
provide a backdrop to the courtyard with a building line
that follows the village hall (5) creating a focus to the
existing open ended view through the village hall car
park. This will be reinforced with a ‘gateway’ (6) to the
courtyard further improving the existing view. A corner
plot (7) provides space for an additional dwelling or an
amenity area to serve the development and the village.
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Fig 3: Allotments concept plan
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3.0 Abingdon Road site
Description
The site is located on the western side of Clifton Hampden
within the boundary of the Clifton Hampden conservation
area as Shown on Fig 1. The land forms an infill site
between the curtilages of large houses on its eastern
(Hampden), southern (High Street) and western (upper
Town Farm) boundaries, with the Abingdon Road forming
its northern boundary. The primary school lies 150m to the
east and a public footpath (view 5) runs along its eastern
boundary connecting the site to this and other village
facilities. Culham railway station is 1 mile to the west
along the Abingdon Road.

The southern boundary is defined by a well-established
mature tree line (view 7) that follows the boundary
meeting the western boundary where there is an
incidental view across the site from the Abingdon Road
where there is a gap in the hedgeline and a single storey
brick utility building on a concrete hardstanding (view 8).
Beyond this, the northern boundary to Abingdon Road is
defined by a continuous hedgeline with a number of
mature trees. A footpath on the southern side of the
Abingdon Road runs along the site frontage connecting it
to the Culham Science centre and railway station..

It fronts onto the Abingdon Road and is broadly level with
an irregular southern boundary and an area of 1.37 Ha.
There is no existing vehicular access, but access off the
Abingdon Road should be achievable . The eastern part
of the site frontage is within the 30mph speed restriction
zone, and a new village bypass for the A415 is proposed
as part of the strategic allocation at Culham.
There is a group of eight Grade II listed buildings to the
south along the High Street (view 6), the curtilages of four
of which back onto the site’s southern boundary.
The site is currently open managed grassland (view 7)
with a margin along the eastern side behind a line of six
mature trees. The eastern boundary is defined by an
established tree and hedgeline which provides a buffer to
the adjacent property.
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view 6: Listed buildings along the High Street

view 7: Looking west across the site

view 8: North west corner of the site from Abingdon Road
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Abingdon Road

view 5: Looking across site from eastern footpath

3.0 Abingdon Road site
Constraints
The landscape boundaries provide strong visual screening
to the site such that it is not visible from any wider
viewpoints apart from incidental views from the
Abingdon Road at the north western corner and at the
access gate.
These boundaries also provide visual containment and
separation between the site and the adjoining buildings
apart from the northern wing of the building (at Upper
Town Farm) that adjoins the boundary along the western
side of the site.
In terms of access there are two matters to consider:
1. Access by car will only be available off the Abingdon
Road
2. Access for pedestrians and cyclists is available off the
Abingdon Road along the pavement which connects
to the northern end of the High Street and the Oxford
Road, and from the Oxford Road to the south of the
site via the footpath that runs along the eastern
boundary of the site.
The development of the site will not affect the setting of
the Grade II listed Primary School which is 100m to the
east. The impact of development on the setting of the
listed buildings to the south of the site will need to be
considered as part of the design rationale, although the
tree screen along this boundary already provides a strong
visual separation.

The development will also need to consider the impact
on views from the footpath within the site along the
eastern boundary.
A desktop review suggests access to and servicing of the
site are possible, and it is not within a flood zone that
constrains development. However these will need to be
supported by further technical studies which will include
surface water drainage, ecology and arboriculture
surveys. Consideration may also need to be given to the
possible future expansion of the surgery.
Design rationale
Given this analysis, the design rationale for the site is
based on:
o Locating built development on the northern part of the
site with a landscape offset from the setting of the
listed buildings along the site’s southern boundary
o Vehicle access from Abingdon Road
o Retention of the trees and landscape margin along
the eastern side of the site to create a buffer to the
footpath and a setting for development
o Linkages to the existing footpath to provide
pedestrian/cyclist connectivity to the High Street
o Development as separate pockets within a parkland
setting
o Development of a form and scale in keeping with the
local character
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x
Fig 4: Abingdon Road site context plan
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3.0 Abingdon Road site
Capacity and Layout: The Surgery
The sketch concept plan Fig. 4 is based on a single storey
surgery building (1) of 750m2 GIA laid out as two wings
with a parking area (2) with around 30 spaces on a net
site area of 0.2 hectares and a 40m x 50m footprint. It is
located on the north eastern part of the site with vehicle
access from the Abingdon Road (3) and a pedestrian/cycle link (4) into the existing footpath (5).
The building sits behind the existing treeline and landscape margin (6) to the east providing an offset to the
footpath with the wings arranged to visually contain the
parking area and minimise impacts on the setting.
The southern boundary of the scheme is defined by a
landscape feature (7) that reinforces the existing tree
screen to the south and helps create a parkland setting
for the development. This feature could also be used to
provide on-site rainwater water management and
biodiversity enhancements (8).
Capacity and Layout: Housing
The sketch concept plan Fig. 4 is based on a scale in
keeping with the grain and character of the local
building forms that provide the context for the site, and a
layout that creates a buffer and space for a landscape
setting for the development. An offset from the surgery (9)
creates a gap that helps define the overall development
as two pockets within a parkland, though this gap may
be narrower than shown to increase the developable
housing area, as the two uses are not incompatible.

This layout gives a gross floor area of around 720m2 with
flexibility for a number of layouts and dwelling types. It has
a capacity for 9 dwellings based on 2 bed dwellings of
around 80 m2.
Access is off the Abingdon Road (10) with parking in a
courtyard (11) visually contained, to minimise its impact
on the setting by the building form (12) and existing
hedgeline. An informal boundary treatment (13) would
be used to knit the scheme into the parkland setting, and
the scheme’s rainwater management strategy would be
coordinated with the surgery development as part of a
site wide green infrastructure plan.
Development parameters
In addition to the principles set out in the design rationale,
the development of detailed proposals would include:
o A maximum building height of 2 storeys for the housing
with a building form in keeping with the scale and
architectural character of the setting.
o Layout and containment of parking to minimise
impacts on the landscape setting
o Development boundaries in keeping with the parkland
setting
o A design approach that follows the 2016 South
Oxfordshire Design Guide

page 13

Abingdon Road
Fig 4: Abingdon Road concept plan
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4.0 summary
The key issues for demonstrating the acceptability of
development on both sites will be Green Belt and
heritage impacts and although this preliminary report
indicates that both can be addressed, more detail will
be required to support their development through
Community Right to Build Orders. This will include a
landscape appraisal to assess the impacts on the setting
and a heritage statement to assess impacts on the
relevant heritage assets.
In addition, further studies will be required to demonstrate
that the other technical matters of ecology, access,
servicing and flooding can be dealt with. It is also
understood that the Parish Council is keen to secure the
involvement of the newly formed Community Land Trust
in the delivery and management of some of the housing,
which may determine the precise mix if types and tenures
of homes across the two sites.
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The next steps should include:

However in summary, from this preliminary report it can be
summarised that:

1. A meeting with South Oxfordshire District Council to
explain the proposals and test their support before
progressing them further

o Both sites are in sustainable locations with good access
to the village’s services and amenities to support their
development

2. Discussions with the landowner of both sites and with
the surgery to agree the key principles and to secure
their agreement to funding the preparation of the
CRTBOs (estimate £25k per Order).

o Both sites also well contained by existing landscape
features which will minimise their impacts on views and
on the setting of listed buildings

3. As a backstop if this funding cannot be secured,
apply to the Homes England ‘Community Housing
Fund’ for a grant if the Allotments scheme is to
comprise a CLT-led, primarily affordable housing
proposition (for the scheme to be eligible for this
funding) – it is unlikely the Abingdon Road scheme will
qualify given it is primarily focused on delivering a
surgery.

o The Conservation Area setting will require a considered
design response for both schemes
o The allotments scheme provides an opportunity to
improve the setting of the village hall and car park
o The Abingdon Road site is well located for a surgery to
serve village residents and those travelling from further
afield by car or public transport

4. Discussions with the CLT and its advisors on the
principles of securing its interest in delivering
development.

o Neither site is considered to significantly harm the
openness or purpose of the Green Belt and so both
schemes can come forward using CRTBOs (using §146f
of the NPPF 2018).
In terms of design and masterplanning matters, the sites
have the potential to deliver two well designed schemes
that will make an important contribution to the resilience
of the village.
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