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Ref: GA/AM/02219/L0003am 
 
3rd April 2020 
 
The Owner/Occupier 
Address Line 1 
Address Line 2 
Address Line 3 
Postcode 
 
Dear Sir/Madam 
 
Proposed residential development on Land at Lady Grove, Didcot 
 
We write on behalf of our client, Manor Oak Homes, to seek your views on the proposed residential development 

of land to the east of Lady Grove, Didcot (see location plan below). 

 

Our proposal is for a scheme for 175 dwellings along with a country park (copy of illustrative plan enclosed). 

 

 
 

The site lies in the area covered by the Didcot Garden Town Masterplan, the boundary of which is shown on the 
site location plan. This is one of the main areas for new housing growth in the Oxfordshire area. 

Boundary of Garden 

Town Masterplan 

North East Didcot 

 Sustainable Community 



Land at Lady Grove, Didcot 
On behalf of Manor Oak Homes   
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As you may be aware, the local plan has encountered significant issues during the course of its preparation and 

the process has stalled. This has contributed towards a significant slowdown in the delivery of new homes at the 

town.  

 

The proposals by Manor Oak Homes seek to deliver a much-needed new residential development of up to 175 

homes at Didcot, to be delivered in a way that would respect the vision for the town set out in the Garden Town 

Masterplan document and will include a new country park and generous areas of public open space.  

 
The proposed development represents the culmination of months of detailed design and survey work undertaken 

by our client that we believe has led to the production of a landscape focussed and attractive low-density 

residential scheme on the edge of Didcot.  

 

It is our intention to submit an outline planning application later this month. We have set up a website which 

includes some details of the application: www.manoroakhomes.co.uk/project/did-057. Please note that this 

website will be updated when the application is submitted.  

 
Manor Oak Homes are keen to give local residents the opportunity to find out more about what they have planned 

and have their say on our current proposals. We would therefore be pleased to receive your view on their 

proposals and invite you to send these to me via email to geoff.armstrong@arplanning.co.uk or by post to White 

Lodge Farm, Walgrave, Northampton, NN6 9PY no later than 17th April 2020.  

 

Yours sincerely 
 

 
 
Geoff Armstrong  
Director 
Armstrong Rigg Planning 
 
Encs Illustrative Masterplan 
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Appeal Decision 
Site visit made on 16 March 2020 

by Martin Chandler BSc MA MRTPI 

an Inspector appointed by the Secretary of State  

Decision date:  6 April 2020 
 
Appeal Ref: APP/Q3115/W/19/3236343 
12 Norreys Close, Didcot, OX11 0AT 
• The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 
• The appeal is made by Mr Matthew Mackenzie and Miss Briony Malden against the 

decision of South Oxfordshire District Council. 
• The application Ref P19/S0304/FUL, dated 28 January 2019, was refused by notice 

dated 10 July 2019. 
• The development proposed is proposed erection of a detached dwelling. 
 

Decision 

1. The appeal is dismissed. 

Procedural Matter 

2. Since the appeal was submitted, the Secretary of State has directed the 
Council to progress its emerging plan with the aim for adoption by the end of 
2020. As a consequence, the South Oxfordshire Local Plan 2034 is now 
progressing to examination.  

3. Paragraph 48 of the National Planning Policy Framework (the Framework) 
confirms that weight can be given to emerging plans according to the state of 
preparation, the extent to which there are unresolved objections, and the 
degree of consistency of the relevant policies with the Framework. In this 
instance, because the plan has not yet been through examination and I am 
unaware of any unresolved objections, I have not given any weight to the 
emerging policies in my assessment of the appeal.  

Main Issues 

4. The main issues are: 

i) whether the proposal would provide suitable living conditions for future 
occupants; 

ii) whether the proposal would give rise to future requests for tree works, 
and if so, the effect of such requests on the character and appearance of 
the area; and 

iii) the effect of the proposal on the Root Protection Areas of the trees. 
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Reasons 

 Living conditions for future occupants 

5. The appeal site is located at the corner of a short cul-de-sac. Due to its corner 
location, the site benefits from a generous sized garden, the south eastern 
boundary of which is bounded by five large and protected Oak Trees. The trees 
occupy much of the shared boundary and due to their size and location, they 
are an imposing and dominant feature when viewed within the site. 

6. The proposal would subdivide the existing garden and introduce a new 
dwelling. The new property would be set further back into the site than the 
existing building and also closer to the south eastern boundary. As a 
consequence, the location of the proposed building would be close to the large 
protected trees. Although only one opening would face towards them, the 
private amenity space that would be associated with the proposed dwelling 
would also be bounded by the imposing trees.  

7. Due to the subdivision of the appeal site, the associated amenity space for the 
new dwelling would be substantially smaller than the garden which serves the 
existing dwelling. As a consequence, the presence of the trees would be acutely 
experienced by future occupants. I accept that people experience the presence 
of trees in different ways. However, this is a collection of substantial trees and 
due to their size, number and location, the trees and their large canopies would 
entirely overwhelm the reduced garden area. This would have the harmful 
effect of severely reducing the daylight received in this space, and in my view, 
the trees would significantly and demonstrably reduce its functionality. This 
would be to the considerable detriment of future occupants and would reduce 
the enjoyment of the dwelling and its associated private garden to an 
unacceptable degree.  

8. As a consequence, I conclude that the proposal would fail to provide suitable 
living conditions for future occupants. It would therefore fail to accord with 
Policy H4 of the South Oxfordshire Local Plan (2006) (LP) which seeks housing 
development where, amongst other things, there are no overriding amenity or 
environmental objections.  

Requests for tree works and character and appearance 

9. The appellant has provided details of research carried out in relation to 
requests for tree works in an alternative local authority based on a 5 year 
period. The findings imply that where trees are protected, Councils have the 
ability to refuse requests for inappropriate pruning or tree removal. I do not 
dispute this observation. However, the research also demonstrates that in 
many cases, works were permitted, including the felling of trees.  

10. I do not have the full details of all of the cases referred to by the appellant 
before me, and therefore I am not aware of the relationships of the trees and 
the affected dwellings. However, as identified above, if this proposed 
development were to proceed, the effect would be to allow a new dwelling with 
a garden space that would be entirely dominated by the trees in a manner that 
would severely affect its functionality.  

11. I note permission has been previously given for a side extension to the existing 
dwelling which would have increased the size of the property closer to the 
trees. However, the amenity space would have remained substantially larger 
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than the proposed dwelling. Therefore, the effect of the trees would not be as 
acute. However, if this development were to proceed, the garden space would 
be completely overwhelmed by the trees. Accordingly, I find that allowing the 
development to proceed would result in inevitable requests for tree works to 
improve the functionality of the proposed garden. 

12. The height and location of the trees ensure that they are prominent when 
viewed from within the road. The canopy of the trees can be readily seen above 
the roof tops of the existing houses and due to their height, they have a 
striking presence. As a consequence, the group of trees make a positive 
contribution to the character and appearance of the area. It is impossible to 
foresee the nature of future tree works, however, due to the imposing presence 
of the trees, there is every reason to consider they could be significant. 
Moreover, due to the severe effect on living conditions, and despite the 
research provided by the appellant, such works would be difficult for the 
Council to resist. Accordingly, they could have the effect of reducing the 
prominence of the trees in the wider locality in a manner that would be harmful 
to the character and appearance of the area.  

13. Consequently, for the reasons identified above, I conclude that the proposal 
would give rise to future requests for tree works which in turn would be 
harmful to the character and appearance of the area. It would therefore fail to 
comply with Policy CSEN1 of the South Oxfordshire Core Strategy (2012) (CS) 
and Policy C9 of the LP. Taken together, these seek amongst other things, 
development which protects landscape features and does not adversely affect 
the character of the area. 

Root protection areas 

14. Due to the presence of protected trees, the appeal has been accompanied by a 
Tree Survey and Impact Assessment. It has also been accompanied by a tree 
constraints plan which identifies the location of the root protection areas (RPAs) 
and based on the evidence before me, the proposed dwelling would be located 
within the RPAs of the Oak Trees. Due to this location, the appellant has sought 
to provide details of a technical solution for the proposed foundations to 
prevent damage to the trees. The system would involve a suspended raft and 
mini-pile system to span the RPAs with the aim of avoiding the need for 
continuous trench excavation, thereby seeking to avoid significant root loss.  

15. Although this would result in the dwelling being sited partially within the RPAs 
of the trees, I have no compelling evidence before me that the proposed 
foundation design would result in specific harm. Accordingly, I am satisfied that 
it would comply with best practice. Moreover, if I were minded to allow the 
appeal, the matter could be adequately controlled through a suitably worded 
planning condition.  

16. The evidence does not confirm how drainage and other service runs would be 
catered for. However, there would be space to the other side of the proposed 
dwelling that could enable such provision and I am satisfied that this would 
also be matter could be controlled by a suitably worded condition. In addition, 
although much of the RPAs are located beyond the appeal site, due to the 
nature of the foundation design proposed, based on the evidence before me, 
soil mitigation work would be unnecessary.  
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17. Therefore, for the reasons identified above, I am satisfied that in relation to the 
RPAs, the proposed foundation design would comply with best practice in a 
manner that could be adequately controlled. Accordingly, I conclude that the 
proposal would not harm the RPAs of the trees. On this basis, it would comply 
with Policy CSEN1 of the CS and Policy C9 of the LP. Taken together, these 
seek amongst other things, development which protects landscape features 
and does not adversely affect the character of the area.  

Other Matters 

18. The proposal would make use of a large garden for a new dwelling that would 
be in a sustainable location. However, due to the scale of the proposal, such 
benefits would be very limited. Consequently, I attach them very little weight. 
In addition, the proposal would not harm the living conditions for the occupants 
of neighbouring dwellings or give rise to highway safety concerns. 
Nevertheless, the lack of harm is not the same as a benefit and consequently, 
these matters do not attract any weight in my assessment of the appeal.  

Conclusion 

19. I have found that the proposal would not harm the RPAs of the protected trees. 
However, I have also found that the proposal would give rise to significantly 
poor living conditions for future occupants. This is a matter of overriding 
concern to which I attach a significant level of weight. Moreover, in my view, 
due to the poor living environment that would be created, future requests for 
tree works would be inevitable and these could well have a deleterious effect 
on the character and appearance of the area. As a consequence, the appeal 
should be dismissed.  

Martin Chandler 
INSPECTOR  

 

 



Zone 3C Eagle 
Temple Quay House
2 The Square
Bristol
BS1 6PN

Direct Line: 0303 444 5290
Customer Services:
0303 444 5000

Email:  
East2@planninginspectorate.gov.u
k

www.gov.uk/planning-inspectorate

Your Ref:  P19/S0304/FUL
Our Ref:   APP/Q3115/W/19/3236343

Appeals' Officer
South Oxfordshire District Council
Appeals Department
135 Eastern Avenue
Milton Park, Milton
Abingdon
Oxfordshire
OX14 4SB

06 April 2020

Dear Appeals Officer,

Town and Country Planning Act 1990
Appeal by Mr Matthew Mackenzie & Ms Briony Malden
Site Address: 12 Norreys Close, Didcot, OX11 0AT

I enclose a copy of our Inspector’s decision on the above appeal(s).

If you have queries or feedback about the decision or the way we handled the appeal(s), you 
should submit them using our “Feedback” webpage at https://www.gov.uk/government/
organisations/planning-inspectorate/about/complaints-procedure.

If you do not have internet access please write to the Customer Quality Unit at the address 
above.

If you would prefer hard copies of our information on the right to challenge and our 
feedback procedure, please contact our Customer Service Team on 0303 444 5000.

Please note the Planning Inspectorate is not the administering body for High Court 
challenges. If you would like more information on the strictly enforced deadlines for 
challenging, or a copy of the forms for lodging a challenge, please contact the Administrative 
Court on 020 7947 6655.

The Planning Inspectorate cannot change or revoke the outcome in the attached decision. If 
you want to alter the outcome you should consider obtaining legal advice as only the High 
Court can quash this decision.

We are continually seeking ways to improve the quality of service we provide to our 
customers. As part of this commitment we are seeking feedback from those who use our 
service. It would be appreciated if you could take some time to complete this short survey, 
which should take no more than a few minutes complete:

https://www.surveymonkey.co.uk/r/Planning_inspectorate_customer_survey
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Thank you in advance for taking the time to provide us with valuable feedback.

Yours sincerely,

Neil Devereux
Neil Devereux

Where applicable, you can use the internet to submit documents, to see information and to check the 
progress of cases through GOV.UK. The address of the search page is - https://www.gov.uk/appeal-planning-
inspectorate



Tree Preservation Order 
 

Town and Country Planning Act 1990 
 

Reference Number: 20S10 
 
The South Oxfordshire District Council, in exercise of the powers conferred on them by section 
198 of the Town and Country Planning Act 1990 make the following Order 
 
Citation 
 
1. This Order may be cited as 20S10 
 
Interpretation 
 
2.—(1) In this Order “the authority” means the South Oxfordshire District Council 
. 
(2) In this Order any reference to a numbered section is a reference to the section so 
     numbered in the Town and Country Planning Act 1990 and any reference to a  
     numbered regulation is a reference to the regulation so numbered in the Town and  
     Country Planning (Tree Preservation) (England) Regulations 2012. 
 
Effect 
 
3.—(1) Subject to article 4, this Order takes effect provisionally on the date on which it is  
            made. 
 
(2) Without prejudice to subsection (7) of section 198 (power to make tree preservation 
      orders) or subsection (1) of section 200 (tree preservation orders: Forestry  
      Commissioners) and, subject to the exceptions in regulation 14, no person shall— 
 

(a) cut down, top, lop, uproot, wilfully damage, or wilfully destroy; or 
 
(b) cause or permit the cutting down, topping, lopping, wilful damage or wilful 
     destruction of,  

 
any tree specified in the Schedule to this Order except with the written consent of the  authority in 
accordance with regulations 16 and 17, or of the Secretary of State in accordance with regulation 
23, and, where such consent is given subject to conditions, in accordance with those conditions. 
 
Application to trees to be planted pursuant to a condition 
 
4. In relation to any tree identified in the first column of the Schedule by the letter “C”, being a 
tree to be planted pursuant to a condition imposed under paragraph (a) of section 197 (planning 
permission to include appropriate provision for preservation and planting of trees), this Order 
takes effect as from the time when the tree is planted. 
 
Dated this twenty-seventh day of March 2020 
 
Signed on behalf of the South Oxfordshire District Council 
 

 
……………………………… 
 
Authorised by the Council to sign in that behalf 
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SCHEDULE  
 
Specification of trees 
 
 
Trees specified individually 
(encircled in black on the map) 
 

Reference on map Description Situation 
None  

 
Trees specified by reference to an area 
(within a dotted black line on the map) 
 

Reference on map Description Situation
None  

 
Groups of trees 
(within a broken black line on the map) 
 

Reference on map Description Situation
G1 1 x Field Maple 

1 x Beech 
Located on Land off 
Brasenose Road Didcot, as 
shown on the accompanying 
plan at grid reference: SU 
5124 9036

 
Woodlands 
(within a continuous black line on the map) 
 

Reference on map Description Situation
None   
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Regulation 6 of the Town and Country Planning  
(Tree Preservation)(England) Regulations 2012 
 
6.—(1) Subject to paragraph (2), objections and representations—  
 
(a)  shall be made in writing and—  
 
         (i)  delivered to the authority not later than the date specified by them under regulation  
              5(2)(c); or  
 
         (ii)  sent to the authority in a properly addressed and pre-paid letter posted at such time  
               that, in the ordinary course of post, it would be delivered to them not later than that  
               date;  
 
(b)  shall specify the particular trees, groups of trees or woodlands (as the case may be) in  
respect of which such objections and representations are made; and 
 
(c)  in the case of an objection, shall state the reasons for the objection.  
 
(2) The authority may treat as duly made objections and representations which do not comply  
with the requirements of paragraph (1) if, in the particular case, they are satisfied that compliance  
with those requirements could not reasonably have been expected.  
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Planning 
HEAD OF SERVICE: Adrian Duffield 

Didcot Town Council 
Council Offices 
Britwell Road 
DIDCOT 
Oxon 
OX11 7JN 
 
 

CONTACT OFFICER: Joe Smith 
registration@southandvale.gov.uk 

 Tel : 01235 422600 
Textphone: 18001 01235 422600 

  
 135 Eastern Avenue, Milton Park 

ABINGDON OX14 4SB 
 
 

RECORDED DELIVERY 
 
27 March 2020 
 
Dear Ms J Wheeler 
 
TOWN AND COUNTRY PLANNING ACT 1990 
TOWN AND COUNTRY PLANNING (TREE PRESERVATION)(ENGLAND) 
REGULATIONS 2012  
SOUTH OXFORDSHIRE DISTRICT COUNCIL (DIDCOT AREA) 
TREE PRESERVATION ORDER NO. 20S10 
 
I am writing to advise you that the council has recently considered the preservation of 
the relevant tree(s) at Land off Brasenose Road and Freeman Road, Didcot, 
Oxfordshire, OX11 7BP , as it is of the view that the tree(s) has/have significant 
amenity value.  As a result it has been decided to protect the tree(s) by means of the 
above tree preservation order which came into force on 27 March 2020 and in 
accordance with the Town and Country Planning (Tree Preservation)(England) 
Regulations 2012, I enclose a copy of the order and statutory notice in respect of the 
order. 
 
You will see from the statutory notice that you can make an objection, express support 
or make other representations to the order.  Such representations should be made in 
writing to the council at the above address, within a period of 28 days from the date of 
this letter and representations should be in accordance with Regulation 6 of the above 
regulations, as detailed in Part 2, Paragraph 6 (copy enclosed). 
 
The making or confirmation of a tree preservation order will not prevent you from 
making an application to carry out works to a tree covered by this order.  Any such 
application should be made to the council’s tree team who can be contacted by email 
forestry@southoxon.gov.uk or telephone 01235 422600.  
 
The application forms and guidance information are available on the council’s website 
at www.southoxon.gov.uk/forestry. 
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Any objections to the order will be considered by the Chair of the Planning Committee. 
Objectors will be notified once the objections have been considered and a decision has 
been made.   
 
In the event that no objections are received within the period stated in the Notice, a 
decision upon whether or not to confirm the order will be made within six months of 
the date of this letter, and you will be notified once this decision has been made. 
 
 
Yours sincerely 
 

 
 
Joe Smith 
Area Tree Officer
 



 
To:  

Didcot Town Council 
Council Offices 
Britwell Road 
DIDCOT 
Oxon 
OX11 7JN 
 

 
IMPORTANT THIS COMMUNICATION MAY AFFECT YOUR PROPERTY 
 
TOWN AND COUNTRY PLANNING ACT 1990 
TOWN AND COUNTRY PLANNING (TREE PRESERVATION)(ENGLAND) 
REGULATIONS 2012 
TREE PRESERVATION ORDER: 20S10 AREA No. DIDCOT 
SOUTH OXFORDSHIRE DISTRICT COUNCIL 
 
THIS IS A FORMAL NOTICE to let you know that on 27 March 2020 
 the Council made the above tree preservation order. 
 
A copy of the order is enclosed.  It prohibits anyone from cutting down, topping or 
lopping any of the trees described in Schedule 1 to the order and shown on the 
enclosed map without the Council’s consent. 
 
The Council have made the order for the following reasons: 
 
The trees that are the subject of the Order appear to be of good health and are 
capable of standing for a number of years. 
 
The South Oxfordshire Local Plan 2011 recognises the contribution of trees as 
important landscape features and biodiversity resources within the District and 
commits the Council to preserving and retaining trees. These aims are embodied in 
Policies C9 and CON7, and CSEN1 of the Core Strategy adopted 2012. C9 states 
that, Any development that would cause the loss of landscape features will not be 
permitted where those features make an important contribution to the local scene, 
and/or provide all or part of an important wildlife habitat and/or have important 
historical value. 
 
The council's forestry team has been consulted on planning applications 
(P20/S0365/FUL and P20/S0369/FUL) that could result in the foreseeable damage to 
the trees within the order. The trees form a key feature of the landscape visible to the 
public using the adjacent highway. 
 
The Council considers the trees worthy of the Order so as to ensure their continued 
retention and protection against the threat of removal or damage.   
 
The order took effect, on a provisional basis, on 27 March 2020.   It will continue in 
force on this basis for a further 6 months or until the decision as to whether the order 
can be confirmed is taken by the Council, whichever is earlier. 
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A certified copy of the order and the map showing the trees protected can be 
inspected without charge at the Council Offices, 135 Eastern Avenue, Milton Park, 
ABINGDON, OX14 4SB between the hours of 8.30am and 4.30pm Monday to Friday. 
To avoid delays we advise that you contact the council using the contact details on 
the attached covering letter to arrange your visit. 
 
The Council will consider whether the order should be confirmed, that is to say, 
whether it should take effect formally.  Before this decision is made, people affected 
by the order have a right to make objections, express their support or make other 
representations about any of the trees, groups of trees or woodlands covered by the 
order. 
 
If you would like to make any objections or other comments, these must be received 
in writing by 24 April 2020.  Your comments must comply with Regulation 6 which can 
be found at Part 2, para. 6 of the Town and Country Planning (Tree 
Preservation)(England) Regulations 2012, a copy of which is enclosed, and should be 
sent to the Planning Department, South Oxfordshire District Council, 135 Eastern 
Avenue, Milton Park, ABINGDON, OX14 4SB.  All valid objections or representations 
will be considered before a decision on whether to confirm the order is made. 
 
The Council will write to you again when that decision has been made.  In the 
meantime, if you would like any further information or have any questions about this 
letter, please contact the Tree Officer, Joe Smith, telephone 01235 422600. 
 
Dated: 27 March 2020 
 
 
Signed: 
 

 
 
On behalf of South Oxfordshire District Council 
135 Eastern Avenue, Milton Park, ABINGDON, OX14 4SB 
 
Attached

 


