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Cuddesdon: originally an AngBaxon hilltop settlement and still
surrounded by open countrysidath exceptionafar-reaching views



SUMMARY

1. This document briefly describes the Neighbourhood Planning process for
thosewho are unfamiliar with it and the \@lge for those who have not visited
it. This is followed by an assessment of tikage characteand then our
vision and aims for the plait.ends with a set of planning policies designed to
deliver the vision and aims.

2. Cuddesdon and Denton is a small parish atgomiles south east of Oxford
with nearly 500 people in three distinct settlemenrt€uddesdon,
Chippinghurst and Denton.

3. Cuddesdontselfis home to Ripon College Cuddesdon, one of the largest
theological colleges in the country and well known worldwi@enerations of
theological students have appreciatelet peace and tranquillityas well as
the stunning viewsf the surrounding countrysidea defining feature of the
village

4. The churchand agriculturenave shaped the parish for nearly 1500 years.
More recently the Green Belt hasaintained thecharacterand protectedthe
wonderfulviews across to the Chilterns, North Wessex Downs and Garsington
This protection is much valued by residents.

5. Cuddesdon is designated a’ S m a uinsustainablesettlement with minimal
services andavithin the Green Belandis not expected to grow significantly.
Denton and Chippinghurst are not classified meaning that growth is even less
likely.

6. The parish has a mixed architectural style with some 28 Listed Buildings and
Monuments. The theological college and Parish Chdorhinate the skyline
from all sides. Denton House and Chippinghurst Manor anchor their

respective settlements.
7. The redevelopment dboveHouse Farm &n will prevent the loss of this

landmark listed building and wiprovide some nine new dwellings of xed
sizesbut is a missed opportunity for the provision of affordable housing or
social housing for rent.

8. The sustainability analysis identifies as key issues: the protection and
expansion of green infrastructure and diverse habitats; the provision of
affordable housing for those with a connection to the village; the need to
design energy efficient buildings adapted to future climates; the lack of
sustainable travel options to local services and to Oxford and the threats to
the character of the settlementsosed by inappropriate development and a
possible Expressway.

9. The plan sets out a visida dmaintainthe parish ofCuddesdon and Denton as
a unique and desirable place to live for people at all stages of theit lives
supported bypolicies on land use, dgg, housing, community facilities, local



green spaces and the local economy. It also includes statemeritgeon
possible expressway, sustainable transport, biodiversity and community
assets.

Figurel - Plan Structure

This plan starts with brief description
of the planning process

And abrief description of Cuddesdon
and Denton

Additional
information in
appendices

It then presents amssessment of the

character of the parish

Next it sets out avision and aims for the
parish

And finally it presents a set pfanning
policiesto deliver the visiorand aims
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1

Introductionto NeighbourhoodevelopmentPlans

The Planning Process

11

1.2

1.3

1.4

Most people know that anyone wanting toodify their house orto put up a
new onemust get planning permissidnom the relevantCouncil or Planning
Authority.

Theplanning authority will assess the proposals against the policies set out in
its Local Plan beforéecidng whether or not to give planning permission

In our case, planning applications will be determined by South Oxfordshire
District CouncilThe SoutrOxfordshire Local Plan 2035 was adopted in
December 2020. It addresses a series of matters including housing,
employment and infrastructure

The newly adopted Local Plan continues to support and empower the
production of neighbourhood plans

Neighbourhood Planning

15

1.6

The 2011 Localism Act modifiecetplanningprocess tagivecommunities a
much greater sajn the processBefore the Act, communitiewere merely
consulted orthe proposals in the Local Plan which affected them. The
LocalismActnow enables communities to produdkeir owndevelopment
plansfor their neighbourhood These plankave to meet certan specified
‘“basi c cwhiohcaret i ons’ |,

a. Having regard tmational policies and advice contained in guidance issued
by the Secretary of State it is appropriate to make the neighbourhood
plan.

b. The making of the neighbourhood plan contributes to the achievement of
sustainable development.

c. The making of the neighbodoood plan is in general conformity with the
strategic policies contained in the development plan for the area of the
authority (or any part of that area).

d. The making of the neighbourhood plan does not breach, and is otherwise
compatible with, EU obligatits.

e. Prescribed conditions are met in relation to the plan and prescribed
matters have been complied with in connection with the proposal for the

neighbourhood plan.

Thisfinal Made version of the Neighbourhood Development Plan is the result
of much work by the Comntge and three consultations. It also incorporates
a firstand secondound of comments by SODEInally,it incorporates
recommendations made by an independent examifidgrePlan was approved
at referendum byover 9®%oof those votingand was adoptedthy SOD®n 20

May 2021 as part of th€ouncils development plan.



Cuddesdon and Denton NeighbourhobdvelopmentPlan

1.7

1.8

1.9

The proposal to prepare a NeighbourhobdvelopmentPlan forthe parish of
Cuddesdon and Denton was first made at a packed meeting of the Parish
Council inMay 2017. It was formally agreelly the Parish Counait the
following meeting inJune2017.

A Neighbourhood Plan Committee was setwith the following members

Mavina Baker Lynda Ware

Peter RuttChairman Nicko Kindsecretary

Jdhn Bennett Robert Wilson

Arthur Smith FitchetParish Chris Luk&hairman Parish
Councillor Councill

John Cook

South Oxfordshire designated the Neighbourhood Are@aptember 207. It
is the same as the civil parish and is shown in Figure



Figure2 - Map of Cuddesdon and Denton Parish
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1.10 A grant from Locality was used to fund a Character Assessment by Lepus
Consulting A further grant from South Oxfordshire District Council was used
to coverthe costsof preparing theplan.

1.11 As well as the dato-day discussions possible in a small community, formal
consultations have been held as follows:

1 Aneventin the Village Hall February 2018hen comments were invited
on the Village Character Assessment

1 A second event in the Village HallJuly 201&eekingcommentson the
draft vision and aims of the plan

1 Lastly, herewasa formal six week prgsubmission consultation which took
place from2 September25 October 2019ncluding an open evening in the
village hall on 18 October 2019.

Status

1.12 This document ithe sixthdraft of the Plan and now forms theferendum
version forSouth Oxfordshire District Counicitluding all the
recommendations made by the independent examin&hen complete and
following a successfuéferendum, the Plan will rufor al14 year period from
2021 to 203%.

Environmental Assessment
1.13 In accordance uh the Environmental Assessment of Plans and Programmes
Regulations 2004 and European Directive 2001/42/EC, South Oxfordshire
District Council has determined that an environmental assessment of this plan
i's not required becaupgladoesntalecataény , we
sites for development and places great emphasis on conserving the character
and appearance of the area. It is therefore concluded that the implementation
of the Cuddesdon and Denton NDP would not result in likely significarteffe
on the environment."”

2 The Parish of Cuddesdon and Denton

Location

2.1 Cuddesdon and Dentonlscatedsome 6miles south east of Oxford.
Clockwise from the north, it borders Wheatl&yreat Milton, Little Milton,
Stadhampton, Garsington and Horspaltis.area is 970 acrés

Physical Description
2.2 The parish consists @hree distinct settlements:

L A History of the County of Oxford: Volume 5, Bullingdon Hundred. Olligmeblished by Victoria
County History, London, 1957ttps://www.british-history.ac.uk/vch/oxon/vol5/pp96L16 Accessed
8 October 2018
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9 Cuddesdon
9 Denton
1 Chippinghurst.

2.3 Cuddesdon itself is situated on a ridge overlooking the River Thame. Denton is
a hamlet sited in the valley between Cuddesdon aags{&gton.
Chippinghurst is another separate hamlet about one mile south on the west
bank of the River Thame.

2.4 Cuddesdororiginally developedsian AngleéSaxorinear hilltop villagealong
what is nowthe High StreetSnce the 19th century it has become a nuclear
settlement centred orCuddesdorGreenwith the Church of Englanddditions
on the northern edge of the villag@gether with 20th century residential
developments (principét Bishop's Wood and Parkside).
25 Denton and Chippinghurst are small han
Denton House and Chippinghurst Manor.

2.6 All three settlenents have extensive views over open farmlaadiefining
feature of the villageCuddesdon in particular has superb,-fanching views
across to theChilternsArea of Outstanding Natural Beauty (AONB)
Wittenham Clumpsthe North Wessex DownSONBand Garsington

Population
2.7  The population of the parisim 2015 wagt95 peoplé

3 History

Origins

3.1 Evidence of human settlement in the parish goes back to Roman,tinis
the discovery of a Roman villa on Castle Hill (then in the parish but now part of
Wheatley) and a nearby major Saxon burial site containing 57 graves, probably
dating from after 571.

3.2 Evdenceof the importance of Cuddesdon goes back to another Saxon burial
in what is now the grounds of Cuddesdon House. Dating most probably from
between593 and 616, the nationally significant burial consists i@fra
arrangement 6 severalskeletons arrangedadiallyin a circle, heads outwards.
The burials were accompanied by a number of valuable grave goods, including
the Cuddesdon Bowih{ade of glasandnow in the Ashmolean) and a possibly
Coptic bucket, which would have come from Egypt. The quality of these
objectsand the style of buriahdicates that the site may have been a
“princely’ buri al

2 Oxford City Council and District Data Sen(darch 2017) 2 Ol f Ly aA3IKG LINBFAES F2NJ W/
areaMid-Year Estimates (ONS) 2015

3 This section draws heavily on Chapman, Mark (2002)R Q& (TRef Wychwdbod Fress) and Victoria

County History (1957 History of the County of Oxéb Volume 5, Bullingdon Hundrethishas now been

digitised and is available attps://www.british-history.ac.uk/vch/oxon/vol5
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Overview

3.3 From these early timesgaiculture has domiated life in Cuddesdon until
recently. In 1845, Bishop Samuel Wilberforce described his parishioners as
“5Q@uteagr i cul t & PestWorldWar f, lthes thanged with
increasing car ownership arlkde mechanisation of farming. In 1966 Robert
Runcie then Principal of the College and later Archbishop of Canterbury,
rather poetically wrote “Cowley i mping
skyanda st eady throb of product?Pon | ines

The Church of England
3.4 The twoeccksiasticafuotationsin the previous paragrapitiustrate the
ot her major feat ur dtsreldtionshipdithehe don’ s hi s
established Church. This has passed through three phases and continues
today:
1. From shortly before 1066, the estate wasdhély Abingdon Abbey. This
lasted for nearly 500 years until the Abbey was dissolved in 1539. The Abbey
started work on thgresent church in 180, probably on the site of a
previous church.

2. At the dissolution of the monasteries, in 1542, Henry VIl estiabtl the
new diocese of Oxfordn 1589 Elizabeth | gave the revenue related to the
church and part of the manorial lands in Cuddesdon as endowment for the
diocese However, de to lack of funds, the bishopric was mostly vacant
until 1632 when John Banctokas appointed on the condition that he built
a Bishop’'s Palace at his own expense.
Bi shop’s Pal ace wWithbreaisytpid reatiomshipby 16 34
lasted until 1978(Cuddesdon House, now privately owned, is thiedh
Bi shop’s Palace on the site. The firs
War in 1644 by the Royalists to deny it to the Parliamentarians. The second
was burnt, possibly by arson, in 1958.
3. In 1833, the then Bishop, Samuel Wilberfordeundeda rew theological
college, now much extended and known as Ripon College Cuddesdon. The
Colleges one of the largest Anglican colleges in the countrylzamsia
worldwide reputation amongst the Anglicaro@munion Since then
generations of theological studentsve appreciated the peace, tranquillity
and views of the village. The Collegmtinues to play a major role in the life
of the village
3.5 As well as the Church itself and the College,tiien Bishop of Oxfordhave
sponsoredwo other buildings in the village:
1. The Village Hallhichstarted life in 1886 as a reading and recreational
room.

(TRef Vychwood Hress) p. 87.

4 Chapman, Mark (2006 2 R Q
R (Thef Wychwood Hresp) 165.

a
5 Chapman, Mark (2004 2 RQ a
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2. TheVillage School which was opened in 1&dclosed in 1972It then
reverted to the Macclesfield Estate arginow two private houses

Land ownership

3.6 Abingdon Abbey held the Cuddesdon estate for nearly 500 years. With its
dissolution in 1539, ownership reverted to the Crowihe estatehen passed
through many hands. By 1886 it was owned by the Earl of Macclesfield who
leased the landor the current Village Hall. In 1901, Macclesfield Estates sold
the Cuddesdon and Denton estate comprising@8 acres to Magdalen
Colleg (ncluding land in Great Milton, Garsington and Horspath). Magdalen
College is still the major landowner.

Today

3.7 Whilst agriculture dominates the landscape and the church buildings
dominate the architecture, the livesf most villagers have changed
dramaticallysince World War IlThe village no longer has a school, post office,
shop or garageMost residents now comntue by car to wor k,
surgery, shop and/or entertainment rather than work on the land. Electricity
and mains water arrived just before the war. Telephones arrived slowly
afterwards. Mains drainage was installed in the 1970s. Mains gas amived
Cuddesdon itselih the 1980s, followed by high speed broadband in 2017
again just in Cuddesdorbenton and Chippinghurst suffer from slow
broadband and the need to use more expensive oil for heating.

14



4 CharactelAssessment

4.1 This section presents an assessment of the key characteristics of the parish,
considering in turn areas such planning statuspopulation, housing,
building types, landscape and transport.

Planning status

4.2 The newlyadopted Local Plan identifies Cuddesdmnone of a series of
smaller villages. As smaller hamlatsither Denton nor Chippinghurst feature
in the settlement hierarchy

4.3 Cuddesdon haa pub which serves food and a recreation ground with play
equipment and goal postwhich are weighted to score high. It does not have
any of the facilities which make a community sustainaltdieops,schoolor
surgery—and crucially it has no public transport to reach those facilities

4.4 The adopted Local Plan does not expect that the smaller villages will provide a
significant source of housing supply. However, it is possible that some
developnent proposals may come forward over the Plan period in these
villages such as single dwellings, infilling and conversions from other uses.
Such proposals will be considered against the relevant policies in the Local
Plan and in this Plan

4.5 The latest version of the National Planning Policy Frameixtiskourages
significant development im less sustainable locatiossich as Cuddesdon
and Denton. |t argues that “Significa
locations which are or can be made sustainable, through limiting tleel e
travel and offering a genuine choice of transport modes.

4.6 The entire parish lies within the Oxfo€@reen Belt This planning policshapes
the villageand protects the important viesaround the village.

4.7 Therehave been ndRural Exception Sites indlparish (These are small sites
used for affordable housing in perpetuity where sites would not normally be
used for housing. Rural exception sites seek to address the needs of the local
community by accommodating households who are either current resglent
or have an existing family or employment connection.)

4.8 There are no agreements, such as a section 106 agreement, giving housing
priority for those with a parish connection.

4.9 There are nalesignatedConservation Areas in the parish.

Village Population

4.10 Thepopulation of the parish has bedairly constant at around 500 people
since 2001.

4.11 The College has a significant influence on the village populdtibas a
student population of 50, about 30 of whom are married, living in the college

6 Department of Housing, Communities and Local Government (2019) National Planning Policy Framework
Para 103 (HMSO), p. 30.
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with their families The College population tends to be younger and with a
higher proportion of children than the village population as a whdlegether
with the staff the College makes up about 50% of the villagaulation

4.12 The age distribution for the parish is closehe pattern for England. Without
the College, the average age would be higher.

Housing

4.13 In 2011, there were 207 households. 76¢4he housesvere detached or
semtdetached, well above the English national average of 53%.

4.14 Theae was some new housing betwe#re wars: School View was built in
1932 butthe postwar period saw a major expansion of the village housing
stock with the construction of Parkside, Brookside, Bishops Wood, The Green
and the flats at Ripon College. Parkside has been partiatigveloped but in
recent years new housing has been largely limited to infilling and barn
conversions.

4.15 Many of the current houses in the High Street are replacements for smaller
thatched cottages, as shown in early photographs of the street

4.16 Housing tenure shows mix between ownepccupied and rented. 50.8% is
owner-occupied, less than the English average of 64TI8ére is a bias
towards renting because the figures include those studying at the college.

4.17 A confidential survey conducted by ORCC (now Communsty@xfordshire)
for the 2010 Parish Plashoweda small demand for houses in the village
three 1 bed houses for rent; one 1/2 bed house for shared ownership and one
4 bed property for rent. At the ti me,
support a small evelopment of affordable homes for people with a genuine
connection to the paDovesthseFarma®@RCC r epor
Parkside would be the most popular sites for any sdetelopment from
those borninthevilagggh o have had to move away.
4.18 ORCC ab concluded that first time buyers would generally struggle to afford
a home in the village.

”

Village CharacteAssessment Cuddesdon

4.19 Since the 19th centur@uddesdor{tne® h i | | o f) haCgratually beere ’
transformed from the linear Angi8axorilltop village along the High Street
to the nuclear villagecentred on the village greethat it is today.However it
retains a very open feel and sincesthousing is only one building de&pth
gaps in the building line high proportionof houseshave far-reachingviews
into the surroundingopencountryside.

4.20 The sense of opennegsenhanced by the green spacethe recreation
groundandCollege Field both of which have extensive viewasd by the

"Victoria County History (1952) History of the County of Oxford: Volume 5, Bullingdon Hun@héshas now
been digiti€d and is available dittps://www.british-history.ac.uk/vch/oxon/vol5

16



4.21

4.22

village greemwith its recently erected war memoridh addition,the
connection with the landscape is further enriched, for many, by the
surrounding network oformal and informafootpaths.

Another feature, particularly valued by the theological college, is theeser
peace in the village. Through traffic is increasing but it is not yet at the level
and speed which disturbs the tranquillity of a rural village.

In the second consultation, it became apparent that parents appreciate the
safe environment for their cldren and particularly the recreation ground

with its play equipment. However, others commented on the lack of facilities
for teenagers.

Village Charactehssessment Denton

4.23

Unlike the original linear from of Cuddesdd@entonoriginally developeds a
group of houses arounBenton Geenand lateralong the lane past Denton
House Smaller than Cuddesdon, it has its own distinct charaeeen more
rural and even more connected to the surrounding countryside.

Village Characteissessment Chippirghurst

4.24

Formed from a small number of large houses dispersed in the open
countryside, Chippinghurst is different again in character with the open
countryside flowing through iOriginally a separate Saxon settlement, the
name means °‘ t&Wle ManorHbuseadites Baickitdtlze™2
century and is located bylastoric ford across the River Thame.

Building types Cuddesdon

4.25

4.26

4.27

At the modern core o€uddesdons a coherent Victorian group of buildings
the College, College Hoydbe chapel oBs. Peter and St Paul and the
Church all of which show the hand of G.&reet who was appointed
Diocesan architect in 1850 ahelped promotethe Victorian Gothic revila

In recent years, the College has been extended twice: Once to provide-a free
standirg block of student accommodation and secondly to extend the main
building andto construct the awarewinning Bishop Edward King chapel.

To the northof the Collegdie two streets of postvar housing.Bishops Wood

was constructed in the 1960s at the iatiive of thethen College Principal,

Robert Runcie. He felt that the vill a
bring some sort of Jlteansist ofsiétached houséso t h
behind hedges. Parkside was originally builpast-war council housing. The

current social landlordhasreplaced some of the original concrete panel

houseswith brick houses, increasing tt®usingdensity at the same time.

9
€

8 Victoria County History (1952) History of the County of Oxford: Volume 5, Bullingdon Hun@héshas now
been digitised and is available latps://www.british-history.ac.uk/vchéxon/vol5
9 Chapman, Mark (2005 2 RQa (TRef Wychwdod Hress) p.165
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4.28 The bulk of Cuddesdon lies to the south of the Collegening up Denton Hill
along theHigh Street an@round the south of the ChurciThere is a wide
range of housing types from tHate C1hatchedOrchard cottagethe
Victorian school and Village Hadbstwar council houses; farm workers
houses together with more modern development<hias the bungalows in
Church Close and the six houses on the Green.

4.29 The VictoriarDoveHouse,probably built on an earlier manor burnt down
during the Civil warthe possibly C1®oveHouse Barn and thlate C17/early
Cl18ManorHouseare largerstructures which dominate the skyline to the
south east when looking up from the fields beloldoveHouse is considered
in more detail below.

4.30 Given this very mixed development over the ye#ng,original vernacular
style of stone rubble buildings withagt tile or thatched roofs has been much
diluted by the use of many other types of building materiBlesignsand
materialsshould fit well with their immediate surroundingslore important
Is the scale and density of any new developments to maintainehses of
openness and connection with the surrounding landscape.

4.31 Cuddesdon Mill and Mill Houstand in splendid isolation in the river valley, a
reminder of the importance of the river in the agricultural cytidegrind wheat
into flour aswellasthescen of t he 1066 ®uddesdon ‘M

Building types Denton

4.32 Denton Green consists ofsanall groupof houses and farm buildings around a
green. The hoses range from the late CManor FarmHouseto a modern
farm bungalowCastle Farm and Hill House hagereaching views down the
Thame Valley.

4.33 Therest of Denton consists of th@16/C1Denton House and its stables
together with a single lane of mixed housimgrly C1#hatched cottages;
brick Council housing; probably early Victorian farm cottages, nexténded
and a very recent barn conversiorhese buildings are spread out along the
unnamed lane with large gaps. Given this settlement is all in the Green Belt, it
Is unlikely that any significant new development would be appropriate here.

Building types Chippinghurst
4.34 Chippinghurshas a different charactdrom the rest of the villageAt its core
are three large housest he Manor House, Dower House
built in the Arts and Crafts styl€hippinghurst Manois hiddenfrom the road
by a small hillOriginally built in the 16th century, it was reconstructed and
extended in 1937 by Fielding Dodd for James McDougall the inventor -of self
raising flourt! Apart from its staff houses, it and the other houses in this area

10 Chapman, Mark (2004 2 RQa  (The Wychwdod Hress) p.15.
11 Chippinghurst Manor House and Attached Garden Wiss://britishlistedbuildings.co.uk/101047707
chippinghurstmanor-houseandattachedgardenwallscuddesdorand-denton
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are hrge and detached, each within a significant area of land. Both
Chippinghurst Manor an@hiselhampton Lodgeavesuperbviews across
open countryside to the ChilternsGiven the dispersed nature of this
settlement which is all in the Green Belt, itigain unlikely that anysignificant
new development would be appropriate here.

Village Assets

4.35 While the parish lacks the services of larger settlements, it does have some
important assets which contribute to the life of the villagied which should
be protected. These include:

9 the church

1 the village pub, the Bat and Ball

1 the village hall, established in 1880 as a reading room by the Bishop of
Oxford

1 green spacesthe recreation ground, College Field, Cuddesdon Green,

Denton Greeras shown in Figur#4;.

c hi | glayequipreent on the recreation ground

two allotments in Cuddesdon at either end of the village;

a network of footpaths which circle the villagdoth formal public rights

of way and informal routes which have become established through long

use.

= =4 =

4.36 Whilst there is a playground for children, there are no facilities for young
people. This was recognised in the 2010 Parish Plan and confirmed in the July
2018 consultation on the draft vision and aims for this Plan.

Heritage Assets

4.37 The heritage assetsooth listed buildings and heritage groupings described
below- make a major contribution to the character of the neighbourhood
area and it is very importartb avoidharm to those assets from development
proposals.

4.38 In addition to thevalue of the assets, it is theews both from and of the
individual buildings and groups which are so important.

Listed Buildings and monuments

4.39 Thee are 28 listed buildings and monuments in the parish. The Church of All
Saints is listed Grade | and Dentdouse 11*. Théable below showthe full
list2:

12 Taken from the Historic England webditigps://historicengland.org.uk/listing/thdist/list-entry/1369200
Accessed on 15 October 2018.
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Tablel - Listed buildings in Cuddesdon and Denton

Grade

Building

Church Of All Saints, Cuddesdon

™

Denton Housgetogether with the Stable Block and Garden Wall
Ripon College

Appletree Cottage, Denton

Barn Approximately 50 Metres East Of Dove House

Chapel Of St Peter And St Paul At Cuddesdon House
Chippinghurst Manor House And Attached Garden Walls

Creepy Cottage, Denton

DentonHouse- Cottage And Attached Outbuildinyorth and SoutlGate

piersand attached walls on west side of Stable yard; wall of kitchen
garden.

Lower Farmhousédenton

Lychgate Approximately 60 Metres West Of Church Of All Saints
Manor House, Cuddesddagether with Stables And Attached Farm
Buildirg

Manor Farm House, Denton

The Mill House At Cuddesdon Mill

The Orchard And Orchard Cottage, Cuddesdon

Vicarage At Ripon Collegeow College House)

White Cottage

Chest Tomb Approximately 1 Metre South Of Transept Of Church Of
Saints

GardilnerMemorial Approximately 1 Metre South East Of South Trans
Of Church Of All Saints

Medieval Cross And War Memorial, Cuddesdon

Sheene Memorial Approximately 6 Metres East Of Chancel Of Churc
All Saints

War Memorial Cross In Forecourt Of Ripon College

4.40 While the listingprocess provides some protection from inappropriate
development, it is also important to protect theider setting of the listed
buildings and theirelationshipwith their surrounding landscape:
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1 DoveHouse Farm Barn and Manor Housgd@esdon-the view to and
from the Thame valley below and across to the Chilterns;

1 Ripon College Cuddesdon and Vicarage At Ripon Celtbgeview across

the valley to Garsingtoand the view of the College from the fields below

Manor Farm House Dententhe view within Denton Green;

DentonHouse - the viewof Denton Housdérom the top of Denton hill;

Chippinghurst Mnorand Chiselhampton Lodgethe view across the

Thame valley tohe Chilterns;

1 Cuddesdon Mill ant¥ill House—the view from up and down the Thame
valley.

= =4 =

DoveHouse Farm and Barn

441

4.42

4.43

4.44

4.45

4.46

The Dove House Farm site is important to the Parish. Firstly, it is the last site
of any size available for development within Cuddesdon itself. Secondly, it
includes a listed buildingvhich stands proud above the valley, visible from
miles aroundRedevelopment is urgently needed to find an alternative viable
use for this landmark building.

The fam has a collection of working buildings which are no longer suitable for
modern farm mahinery. The most important is thested, possibly 16CDove
House Barn, a large structure which stands out on the horizon when viewed
from the valley below. Through a lack of maintenance, these buildings have
been allowed to deteriorate over recent yeaand in particular the Barn had
become structurally unsafavhich has now been addresseifter a few years

of blue sheeting as a roof covering, it is good thatrbef tiles have now been
replaced.

There have been two planning applications to convert the barns to housing as
away of secuingtheir long termlife. The firstin 2014was foran office and 8
dwelingsof whi c h 3 waffartiable. hhe seeondoappécatiornt

made in 2017 andvhich has been approvedhas nine dwellings, none of

which are classified as affordable.

The Parish Council objected to the 2017 application because it did not include
any affordable housesHowever the application was approved because at the
time developersould argue that a scheme would not be viable if it had to
include affordable housing. Planning policy has since changed

It is clear from the consultations held during the preparation of this plan that
the village would welcome the construction of affiable housing and social
housing for rent on this sitgarticularly for those with a connection to the
village who have had to move elsewhere.

The current proposal creates an isolated group of houses with very limited
connedion to the rest of the villge. There ar@o through routes, not even
footpaths, to encourage the development of wider relationships with the rest
of the village This is something that the current plan seeks to avoid.
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Heritage Groups

4.47 The historically important buildings are widelgpersed around the parish.
There are, however, particular areas where listed buildings and notable
vernacular buildings are grouped in a form that can be said to best
characterise the built form of thtéhree settlements These significant

1

heri t angges 'grionucpliud e :

Table2 - Heritage Groups in Cuddesdon and Denton
Group | Description

A Cuddesdon Mill and Mill Hougbsted)

B DoveHouse Farm Barn (listed), DoMeuse, Manor House Cuddesdon
(listed),Wellbourne House

C The Churchthe Lychgate, the cottages opposite the Lychgate, the
Cuddesdon House, Ripon College Cuddesdon, College House, Bishg
Edward King Chapel, the OId Vicarage, Cuddesdon Green and War
Memorial

D The Bat and Ball Pub, the Old School, the Villade H

E The group of houses and cottages at the top of Dertidh including Vine
Cottages

F Manor Farm House Denton (listed) and the houses around Denton G

G Denton House and Stablésoth listed)

H Chiselhampton Lodg€&hippinghurst Manoflisted), t he Bai |

and the Dower House
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4.48 Group A consists of twstonebuildings, by themselves and below Cuddesdon
on the river. The Mill House is listed and the Mill is a vital part of the group
with its connection to the river

Figure3 Heritage Group A Cuddesdon Mill and Mill House

e

4.49 Group B consists of what could loosely be called the rostarfe buildings
with red tile roofsalong Church Road which face towarts valley below
Manor HouseCuddesdon (listed), Dove Hou$2ove House Farm Barn (listed)
andWellbourne House. Of these Dove House Farm Barn is the most
prominent, set above the open fields which it still works.

Figure4 ¢ Part of Heritage Group B: Dove Heeland Dove House Farm Barn
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4.50 Group C is theoreof the village now dominated byhe College and Church
with a striking example of modern architecture in the Bishop Edward King
Chapel and nice examples of vernacular styles in the cottages opposite the
Church as well as the old vicaragd.these are stone apart from the new
chapel, which is in budfoloured brick. Again the church tower stands proud
on top of the hill above the surrounding buildings, dominating the village and
its surroundings.

Figue 5 - Heritage Group C: Collage showing the Church, cottages opposite the
church, Ripon College Cuddesdon and the Bishop Edward King Chapel

Bt - ”
i '] " »

451 Group D is the social heart of the village with both the pub and the Village
Hall, eitherside of theVictorian old school building\gain these were built in
stone apart from the red brick Village Hall.

24



Figure6 ¢ Heritage Group D: The Bat and Ball Pub, Old School and Village Hall

4.52 Group E frames the view on tvélage side of the recreation ground with
examples of what could be seen as a Victorian housing development and the
row of Vine Cottagesiow white painted stone with a red tiled roof.

Figure7 ¢ Heritage Group E: The top of Dert Hill and Vine Cottages
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4.53 The housing on Denton Green are good examples of vernastolae
architecture untouched by the Victorians.

Figure8 ¢ Heritage Group F: Denton Green
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4.54 The stonebuilt Denton House and itstables are both listed grade II*.

Figure9 ¢ Heritage Group F: Denton House and Stables
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Figurel0 ¢ Heritage Group H: Chiselhamptdvlanor

Services

4.55 Apart fromthe Church ane popular pub, the Bat and Balhe nearest

servicesare inWheatley forlocalshops, surgery, library and post officEhe

catchment primary school is in Garsington and secondary school is in

Wheatley. The only bus services are school bu3dss laclof services is the

principal reason why thevilages on t he border |l ine betw

‘ot herirnvthé a@iestrict Council’™s Settl e
4.56 Given the size of the parish and the proximity of services in Wheatley and on

the eastern side oDxford, it is unlikely that it would ever be viable te re

establish such services in Cuddesdon.

Transport
4.57 With the lack of services in the village, some form of transport is essential.

4.58 The subsidised bus service which has recently been withdrawn was
unattractive as it did not provide a direct route to either Oxford or Wheatley.
The Parislifan survey showed a demand fobasservice to Wheatley and in
the recent consultationsthers suggested some version of the recently
introducedPickMeUp service in Est Oxford.

4.59 With no bus servicemost people driveHouses in the High Street and on
Denton Hill are close together and many do not have space faoatt
parking makingparkingin the streetdifficult. Some drivers also find it difficult
to negotiate thelong lines of cars on Denton Hill/ High Street and at times by
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4.60

4.61

the CollegePedestriansparticularly with buggies or in wheelchairs, often find
it difficult to negotiate cars parked on the pavement, particularly by the
college. Any new developmeistshouldrequire on-site parkingor residents

and visitors.

For those able to cycle, it is quickercycleinto the centre of Oxford thako

take thecar. The Gilligan Repéthas highlightedhe benefits to Oxford-
reduced congestion, better air qualjtipetter weltbeing— of encouraging
commuter cycling from the surrounding villages. Gilligan also highlighted the
low levelof investment in cycling by Oxfordshire County CouAgpendixC
shows that the route to Oxford through Horspatha case studgf poor
designand neglect. In particular, after a tragic death, the chicane at the
bottom of the hill on Cuddesdon Road Horspath was modified to make it safe
for speeding drivers by removing one half of the chicane. In the process this
made it far less da for cyclistsdeterring wouldbe cyclistdrom doing so.

For those without a car or cycle, walking into Wheatley is the remaining
option to access a bus service. Walking along the 60mph Garsikigheatley
Road is high riska jogger was killed at thenction with Wheatley Road,
Cuddesdon in recent times.

Road maintenance

4.62

4.63

4.64

4.65

Most people in the village are concerned at the state of the roads. Cuddesdon
is on a spring linéAs a result,n most wintersspringwater combined with

frost breaks up the road surface on Denton Hill andChurch Road. This is
exacerbatedon Church Road by the steadily increasing amount of traffic using
it as arat run to avoid congestion elsewhere. the 2017/2018winter, the
pot-holes were so bad that it wampossible to avoid them. To avoid damage

to their vehicles drivers had to negotiate timeat walking paceén first gear

Rather than repair the roads at the end of each winter, there is a view in the
village that it would bedr cheaper to capture and divert the springs away

from the roadssoas to make a permanent orgf repair.

Heavy vehicle movements associated with new buildings at Upper Farm in
Denton have caused the road to subside. The road has not been repaired and
some cars have grounded on the ridge that has been created in the middle of
the road. Unfortunately, the District Council has not taken enforcement action
against the developer to repair the damage.

Cuts to Council budgets have also meant that roadside vengesot mowed

as frequently as they used to be. Several people have commented on poor
visibilityin summeron the narrow single lane roads due to uncut verges. This

Is a particular issue on Church Road down to the Mill, which seems to be used
by drivers vino are unfamiliar with the dangers.

B Gilligan, Andrew (201 Running out of Roalihvesting in cycling in Cambridge, Milton Keynes and Oxford
(National Infrastructure Commission)
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Possible OxfordCambridge Expressway

4.66

4.67

4.68

In September2018, the Government announced that it intended to explore
two options for the Oxford end dahe proposedOxfordCambridge

Expressway. One would pass to the west of Oxford and the other to the south
and east, potentially througthe parish and either through the riverine

habitat of the Thame Valley or close to Cuddesdon itself.

Even before thigresidents had started to exprefiseir concerns.The

monthly Parish Council meeting on thedMay 2017, when residents first
became aware of the possibility, had one of the largest numbers of the public
ever in attendance. This was swiftly followed by an Emergency General
Meeting of he Parish Council on the 15th of May with an even larger number
present.

In response to these concerns, the Parish Council established the Expressway
Action Group which is led by a resident of Cuddesdon and Denton.

Landscape Assement

4.69

4.70

4.71

4.72

4.73

For any rural vidige, its relationship with the surrounding landscape is
important in defining its sense of place. For Cuddesdon, standing proud on a
ridge which commands widenging views, this relationship is crucial to its
identity. Although lower down the hill, bothddton and Chippinghurst also
enjoy farreaching views across open countryside. There is a strong sense in
the village that destroying any of these views would destroy the character of
the village.

A landscape assessment has been carried out by Lepus @umsud is
presented in Appendix B. The conclusionsagdollows:

“The landscape surrounding the settlements is largely open and rural in
character. The topography of the NDP area is focused around the hill that the
village of Cuddesdon is located updinere are other hilltop villages in the

local area, but Cuddesdon, because it is compact, remains an archetypal small
hilltop settlement rising from the surrounding countryside. All Sa@taurch
defines the skyline of the village, particularly when \eeMirom the south.

The tall buildings of Ripon College are also a defining feature that are visible
from the surrounding area, particularly from the north. The expansive
panoramic views towards the Chilterns AONB from the Cuddesdon hilltop and
from Chisellampton Hill are valued highly by local people.

The treelined watercourses of Cuddesdon Bro@lenton Brooland the River
Thame and their alluvial plains are valuablerinewildlife habitats. The

action of these watercourses has strongly influencedttdpography in the

area, creating a river valley that cuts through the landscape.

Pockets of deciduous woodland are scattered across the area and distinctive
field boundaries, with hedgerow trees that help mark out the network of

fields, small and large, #t surround the settlements. The broadleaved and
coniferous woodland at Coombe Wood is designated as Ancient & Semi
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Natural Woodland and Ancient Replanted Woodland. Coombe Wood is home
to a variety of fauna and flora including bluebells, red kites and paafnt

4.74 There are a number of key points and recommendationtie Landscape
Assessmenivhich are worth drawing out:

4.75 There is a tension between economic agricultural practices and the retention
of wildlife habitats and traditional field layout$he reportrecommends that
it is vital to find a balance between these two. Common themes among the
recommendations for each landscape area are:

i “Strengthen the field pattern by conserving species rich hedgerows and

sympathetically maintaining all hedgerows.

Where apropriate, replant gappy hedges using species such as field

maple Acer campestiehawthorn Crataegus monogynéalackthorn

(Prunus spinogawayfaring tree {iburnum lantany dogwood Cornus

sanguined and spindle Euonymuguropaea.

1 Maintain the presene of trees in this landscape and enlarge woodlands
where possiblé.

1
1

4.76 In this respect, the River Thame Fringes (Landscape Character Agea 3)
particularly important as relatively unmodified grass flood meadovms
riverine habitat is protected by a managent agreement with the
Environment Agency to prevent the use of fertilisers and herbicidtes.
supportsa diverse population aivetland birds includingnallard, swans,
geesemoorhen coot, cormorants, ey heron andlittle egret In addition it is
home to muntjac and roe deer as well as hare, badger andtfexa working
flood plain, used to store flood water to protect downstream settlements
from flooding. When flooded, it is welised by wading birdS his stretch of
the river isalso populafor angling.Lastly the River Thame Conservation Trust
has constructed scrapes alongside the river at Chippinglasrstell as a new
backwater just downstream of Cuddesdon Mill to encourage batbis
therefore particularly importanto maintain the character of thisverine
habitat, which the Trust is now considering designating as an Important
Freshwater Area

Views and Gaps

4.77 The Landscape Character Assessment identiedmber ofthe views which
are so important to the villag&ubsequently, we became aware of the
methodology originally developed by Brendon Neighbourhood Plan group to
assess views. A modified version of this approach has been used in Appendix C
to simplify the number of views and to go into more detail. Vievsare
summarised in Table&@nd shown irFigure3 with some photographs in
Figuress - 13.
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4.78

4.79

4.80

4.81

The majority of the views can be classifesiexceptionabecause as well as
being highly valued, panoramic and long distance they include either the
Chilterns AONBr the North Wessex Downs AONB or listed buildings

It is not just in the daytime that the views are valudthe Landscape
Assessmendlsonotes theimportance ofthe dark skieso the village.
Currently the night sky is dark amarceast to the Chilternandround to the
southwest over Chiselhampton Hill from thentre of the villageOn a clear
moonless night it is possible e an impressive starscape

Linked to the views are the gaps between Cuddesdon and Denton and on to

Chippinghurst. Maintaininthese gaps is important to maintaining the

character of the parish.

The network of formal and inform footpaths around the village enable
inhabitants to enjoy theriews andandscape at close hand. They are
particularly popular with dogvalkers. However th dogs need to be kept
under control to protect the wildlife.

Table3 - Description of views from and of Cuddesdon

View

Direction

Description

A

North from Cuddesdon

Looks across the valley formed by Cuddesdon Bro
swooping down and up to Castle Hill Farm, Wheatl
Then north up the Thame Valley as it widens and

touches the eastern edge of Otmoor towards Brill H
some 8 miles in the distance.

East and South Bafrom
Cuddesdon

Sweeping open farmland down to the River Thame
and up to Great Milton with the Chilterns AONB sot
10 miles behind. A view of Great Haseley wind mill
when the sun is on it. Enhanced by the song of
skylarks and the whistling of red kitesseason.

South from Cuddesdon

A wide expanse of open farmland gently sloping
down to the more distant river and Chippinghurst,
with woods, Wittenham Clumps and the North
Wessex Downs AONB, some 10 miles in the distar|

North West and South West
from Cuddesdon

A more intimate view over the narrower valley
between Cuddesdon and Garsington formed by
Denton Brook with a patchwork of woods and fields
Looking down on Denton with Denton House and t
lantern of its stables appearing through the trees.
Wittenham clumps can be seen to the south west
about 6 miles away.
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View | Direction Description
E View of Cuddesdon from Looks across the intimate valley formed by Denton
footpath south of Wheatley Brook with Ripon College Cuddesdon standing pro
Road, Garsington on the first ridge This view point is higher than the
college so that a wide section of the Chilterns AON
can be seen in the distance.
F View towards Cuddesdon from | The view is dominated by the Grade 1 listed
Cuddesdon Mill Cuddesdon Church and its tower looking out over
open fields.
G View towards Cuddesdon from | Looking north over a wide expanse of open fields
River Thame at Chippinghurst | towards Cuddesdon village and church tower
grouped together on the far horizon.
H Chiselhampton Hill View of Cuddesdon from a higloint across

Chippinghurst to Cuddesdon village and church on
the ridge with the Chilterns off to the east.
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Hgure 12 ¢ View A looking north over Cuddesah Brook

Figurel3 ¢ View B looking east to Chilterns AONB

Figurel4 ¢ View Clooking south from Dove House Farm




Figurel5 ¢ View D looking towards Garsington from College Field

Figurel6 ¢ View E of the College with Chilterns behind from Wheatley Road

Figurel7 ¢ View F Cuddesdon from just downstream Giddesdon Mill




Figurel8 ¢ View G Cuddesdon from Chippinghurst
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Figr19c View H Cuddesdon, Denton and Cppin

Figure20 ¢ Wittenham Clumps and Berkshire Downs AONB from Wheatley Road




Gaps
4.82

The gap between Cuddesdon and Denton along Denton Hill and the associated
field establishes separate identities for the two settlements. The footpath
through the field providesdr-reaching views towards Wittenham Clumps and

the North Wessex AONB across open countryside. There is a desire to
maintain this sense ajpenness andhe separate character of the two
settlements.

Employment

4.83

4.84

4.85

Ripon College Cuddesdon is the largest employéne parish followed by the
pub, the Bat and Ball. Agriculture now employs a relatively small number. The
views, recreation ground and footpaths attract visitors to the pub.

Again, the character of the village has been a key factor in the development of
the College over the years. It influenced the decision to stay in this location in
1975 when Cuddesdon College merged with another Theological College
(Ri pon Hall, then situated on Boar
setting was also a factor the decision of the Cuddesdon Sistéit® move to

the College and endow the new Bishop Edward King Chapel in 2013.

Thus the views and rural setting are a significant contributor to the success of
the two largest employers in the parish.

KeyElements

4.86

4.87

4.88

4.89

4.90

Cuddesdon and Denton is a small parstme 6miles south east of Oxforof
nearly 500 people in three distinct settlemert€uddesdon, Chippinghurst
and Denton. Cuddesdon is home to Ripon College Cuddesdon, one of the
largest and best known theological cokesgin thecountry and well known
throughout theworldwide AnglicarCommunion

About half the population is associated with the college. As a result the
averageageof the population is less than it might otherwise be and there is a
bias toward rented accommodation.

For nearly 1500 yearsinge Saxon times, the parish hasbeshapedyits
relationship with theestablished churclnd by agriculture

Surrounded by fanland on all sides key feature of the village is the
stunning views for 270 degrees to the Chilterns, North Wessex Downs and
Garsington across open farmland. Not only are they appreciated in the day
time, they also give a wonderful night view of therstdue to the lack of
street-lighting.

The Green Belt washes over the villagmintaining its character and
protecting theseviews

14The Community of St John Baptist together with the Community of the Companions stidessood
Shepherd
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4.91 The newlyadopted Local Plan identifies Cuddesdon as one of a series of
smaller villages. As smaller hamlets neither DentonChippinghurst feature
in the settlement hierarchy.

4.92 The adopted Local Plan does not expect that the smaller villages will provide a
significant source of housing supply. Howevers passible that some
development proposals may come forward over the Plan period in these
villages such as single dwellings, infilling and conversions from other uses.
Such proposals will be considered against the relevant policies in the Local
Plan and irthis Plan

4.93 Denton and Chippinghurstre not classified ithe sttlement hierarchy This
means that @velopmentproposals in Dentoand Chippinghursshouldrelate
to very specific needs such as those of the agricultural industry or
enhancement of the environment.

494 Housing 1 s generall y otmestholusesthavelae e p a nd
connection with the views.

4.95 In Cuddesdontnlding types are diverse, part of their character, ranging from
early C17 thatched cottages through Victorian Gothic to et council
houses and more modern developments. Any developmentiade respect
the massing of the neighbouring buildings and to maintain the sense of
openness and connection to the surrounding landscape.

4.96 Building types are also diverse in Denton but the gaps between houses are
significant, making it unlikely that anygsificant development would be
appropriate.

4.97 Chippinghurst has a different feel to Cuddesdon and Denton. Its core is three
large‘Arts and Craftshousesdispersed in their own estates. Two other more
recent houses continue this pattern, making it unlikéglgit any further
development would be appropriate here.

4.98 There are 2&.istedBuildingsand Monuments dispersed throughout the
parish. It is possible to identify a number of heritage groupings of listed and
non-listed buildings whose character should ibaintained.

4.99 DoveHouseFarm is probably the last significant development site within the
parish.Current plans will provide nine new dwellinfedevelopment is
urgently needed but it is disappointing that the current planning permission
does not include my affordable housing or social housing for rent, a missed
opportunity.

4.100 There is no public bus service to Wheatley, let alone Oxford so most
inhabitants use a car to go shopping or to get to work. There are bus services
to the primary school in Garsingt@nd secondary school in Wheatley. Cycling
is the fastest mode of transport to Oxford but even keen cyclists are put off by
the condition of the widthrestrictions in Horspath.

4.101 Road mantenanceis unsatisfactory on Church Rgd2kenton Hill by thé/anor
FarmHouse, Dentomndalongthe lane past Denton House

39



4.102 The fields around the village host a widage of wildlife. Most important is
the River Thame valley, which asiverine habitain a working floodplain is

relatively unspoilt.

4.103 Residents are concernebout the potential environmental impact of the
proposed Oxfor€Cambridge Expressway.

5 Sustainability Issues

5.1 Appendix C considers the sustainability issues and objectives relevant to
Cuddesdon and Denton. They are summarised in the table below:

Table4 - Sustainability objectives

Sustainability Issue

Objective

Biodiversity and green
infrastructure

To protect and expand green infrastructure and the
different habitats in the parish so as to enhance
biodiversity.

Population anccommunity

To encourage therpvision of affordable housingithin
the capacity of the village.

To ensureanynew developments are physically
integrated with villageenergy efficient and designed fg
future climates.

Health and wellbeing

To support andnaintain communal village
infrastructure.

Transport and accessibility

To encourage the development afstainable transport
modesto shops, work and services

To support the development of local business includin
homeworking within the capacity of thelldgeto reduce
the need to travel

To ensure adequate parking pvision in any new
development

Land use, geology and soils

To ensure new development is withiilt up areato
protect existing farmland and jobs.

Water

To protect aquatic habitats fromgtiution so as to
enhance biodiversity.

Climate change

To ensure new developments are energy efficient and
adapted to heatwaves. And to encourage use of
renewable energy.

To avoid any developments in the flood plain
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Cultural heritage Toconserveandnhance the villa
setting, in particular its heritage assets, listed and
unlisted.

Landscape and townscape | To conserve and enhance the character of the
surrounding open countryside and to maintain the-far
reaching views.

6 Vision, Aimand Objectives

6.1 In this section we pull together the analysis above to develop a view of what
we want our village to look like over the life of the pldmvocommentsfrom
the consultations sum up theverall approactand provide the foundation for
our Plan

T “A very speci al pl ace worthy of car e
1 “Conserve yes, but not keep in aspic; allow for some developmént

6.2 We want to keep what is special aboutrquarish and adapt as necessary,
leading to this vision foour Plan:
Our visioris to maintainthe parish oiCuddesdon and Denton as a unique and
desirable place to live for people at all stages of their lives. We wish to
conserve the village as a visually attractive and peaceful place tplaye,
study,work or visit, whilst respnding positively, within our capacity, to the
national need for sustainable development.

6.3 The following aims and objectives have been chosen to help deliver the
overall vision:

Table5 - Aims and Objectives

Aims Objectives

Village character

To maintain the atmosphere and sense of
community of the village and conserve its
historic and rural character.

1 To conserve and enha
character and setting, in particular its heritag
assets, listed and unlisted.

2 To maintan the local gap betweethe

individualsettlementsof Cuddesdorand

Dentonto preventtheir coalescencand to

protect their distinctive individual character

and setting.

To maintaina dark sky anight.

4 To ensure that new develpment is of high
guality design; complements local character,
particularly of adjoining houses; the massing
of the neighbouring buildings and maintains
the sense of openness and connection to thg
surrounding landscape

w
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Aims

Objectives

Landscape character and biodiversity

To conserve the locéndscape and
environment and to minimise the impact of
development on the surrounding
countryside, landscape and ecosystems.

To conserve and enhance the character of tl
surrounding open countryside and to mainta
the farreaching views.

To protect and gpand green infrastructure
and the different habitats in the parish so as
enhance biodiversity.

To ensure new development is withtime built
up areato protectthe Green Beltexisting
farmland and jobs.

To protect aquatic habitats from pollution so
as to enhance biodiversity.

Housing

Within the capacity of the paristg respond
positively to the national and local need for
more houses antb promote sustainable
and affordable developmenwhich is in
keeping and character with both the
surrounding bilt environment and the
adjacent open rural landscape

10

11

Within the capacity of the villageot
encouragedevelopment which provides
houses which meet the needs of younger
adults and their families at prices they can
afford particularly for those with focal
connection

To ensure any new developments are
physically integrated with village; energy
efficient andadapted to heatwaves

To avoid any developments in the flood plair

Transport and accessibility
Encourage sustainable modes of travel to
work, stops and other facilities

12

13

14

15

16

To ensure adequate parking provision in any
new development.

To require new developments to be fitted wit
charging points for electric cars.

To support the development of local
businesssincluding homeworking within the
capacityof the village.

To encourage the provision of a bus service
Wheatley.

To promote a safe cycling route to Oxford.

Community facilities

To maintain and improveommunity
facilitiessuch as the&Church, pub, recreation
groundand village hall

17

18
19

20

To supportand maintain communal village
infrastructure

To provide facilities for young people
Conserve open spaces and designate sites 1
protection where appropriate.

Identify the pub for protection asreassetof
community value
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7 NeighbourhoodPlan Policies

Introduction to policies

7.1 In this chapter we set out the policies which we bedievill help deliver our
vision,aimsand objectivegor the future of Cuddesdon and Denton.

7.2 The policies set out in Neighbourhood Plans can only consider land use. A
number ofthe objectives set out above are outside this scope and are
therefore considered separateig section 15

7.3 The list of policies is:

Generaldevelopmentprinciples
Design principles

Housing

Residential parking
Community facilities

Local greemap

Localgreen spaces

Home working.

=4 =4 =4 4 -4 -8 -4 -9

8 Policy CD1GeneraDevelopmenPrinciples

Intent

8.1 One of the strongest messages from both consultations and indeed the 2010
Parish plan is just how much residents value the landscape setting and
character of Cuddesdon and Dentdrhese have been formally described
above and in the separate Landscape Character Assessmergoli¢ydbelow
is intendedto capture this byaddressngthe village character, landscape
character and biodiversity aims abg contributingto the delivery & the
objectives shown in the box.

8.2 It sets out general principles for future developments in the Plan Area. It
provides a finer level of detail than the Local Plan by linking development
the Plan Aredo the findings of the Character and Landscape Asgests.

Objectives

1 To conserve and enhance the vill:
heritage assets, listed and unlisted.

5 To conserve and enhance the character of the surrounding open country:
and to maintain the fareaching views.

6 To protect ancexpand green infrastructure and the different habitats in the
parish so as to enhance biodiversity.

\_ /
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Policy

POLICYOL ¢ GENERADEVELOPMENPRINCIPLES

Development proposalwill be supported where they have regard to the following
general principles insofar as they are relevant to their nature, scale and locatior

a)

b)

d)

Proposals for infill development within the builp area of Cuddesdon itself will|
be supported, provided they aord withall relevant requirements set out in
other policies in this plaand in the South Oxfordshire Local Plan 2G8%

The developmenshouldpreserve or enhance the important and valuable
aspects of key viewaither of or from thesettlements as identified in the
Character Assessmer@€ijapter 4 and detailed in Append& and

The developmenshouldmaintain the visual importance and settingiafiividual
heritage assets anthe Heritage Groupasidentifiedin the Character
AssessmentChapter 4)and

Where it is practicable to do so, development proposals should result in a 1(
net gain in biodiversity compared with the predevelopment baseline. The def
of the development should enhance habitats for prasgtand notable species
and where relevant should follow the recommendations set out in the Landsg
Character Assessment (Annex B)

Proposals fodevelopment within the settlements of Chippinghurst and Dento
and outside the builup area of Cuddesdon itself will only be supported if they
are appropriate for a Green Belt Location or can demonstrate very special
circumstances.

Justification
8.3 This Policy seeks to:

1. maintainthe overallrural character ofCuddesdon and Déon and in
particular the views which are so valued by residents.

2. supportthes upport t he Lthat8auth Odfordshime willi s i
remain a beautiful and prosperopace tolive. It will be an attractive
place for people to work and spend their leisure time.

3. support and amplify Policy STRAT1: the Overall Strategy in the Local Plan

2035in particular:

» Supporting smaller and other villages by allowing for lim&etbunts of
housing and employment to help secure the provisiat retention of
services
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within the two AOM and Oxford GreeBelt by ensuring that outsidef the

towns and villages anghange relates to very spedcifineedsuch as those

of the agricultural industry or enhancement of taevironment
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8.4 The policy recognises that the circumstances of Chippinghurst and Denton are
different from Cuddesdon itselDevelopmensin Chippinghurst and Denton
would have a greater impacin theopenness of th&reen Belthan within
Cuddesdon and thereforgarticuarly need to demonstrate the special
circumstances which might justify their suppof2ue to its sensitivity and
rural character, any proposals for development in Denton in the unnamed
lane past Denton House will be expected to make good any damage to th
lane before the development is occupied.

8.5 The requirenent todeliver a 10% increase in habitat value for wildlife
compared with the praedevelopment baseline reflects emerging guidance
from DEFRA included in t2©192021Environment Bill.

8.6 Forclarity, the builtup area of Cuddesdon does not include the College Field
nor the allotments.

9 Policy CD2Design Principles

Intent

9.1 As well as the landscape, residents also valuevtireety of building types in
the plan area, as describea the Assessnrg above. The sustainability
assessment underlines the need to ensure that any new buildings remain fit
for purpose over their lifetime. In responséjs policy is intended to address
the village character, housing, travel and accessibility aims andntoilcote
to deliveringthe objectivesshown in the box.

9.2 It sets out general principles for future developments in the Plan Area. It
identifies particular design principles which are important to the character of
the village and to its sustainability.
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Objectives

w

/1Toconserveandenhantehe village’s char a)

its heritage assets, listed and unlisted.

To maintain a dark sky at night.

4 To ensure that new development is of high quality design; complement
local character, particularly of amlping houses; the massing of the
neighbouring buildings and maintains the sense of openness and
connection to the surrounding landscape.

10 To ensure any new developments are physically integrated with village
energy efficient and adapted to heatwaves.

12 To ensure adequate parking provision in any new development.

13 To require new developments to be fitted with charging points for electr

& y

Policy

POLICY® ¢ DESIGN PRINCIPLES

a) Alldevelopment, including rebuilding or alteratiorshouldbe ofa high quality
design which willprotect and, where practicableenhancethe character of the
settlement concernedsdescribedby the Character Assessment in chapter

b) In particular development proposals should have regarthe following design
principles as appropriate to their scale, nature and location:

i

i.

Vi.

the relevant elements dahe adopted South Oxfordshire Design Guide
relate tothe character of the immediate area and wider context withir
the villagewith respect tothe materials,scale, mass, density, layout an
design of thedevelopment as well as its visual connection to the
surrounding landscapeand

Integratesthe developmenwith the surrounding areahrough
connection to footpaths, open spaces and road frontages.

Avoids asignificant adverse impact on the amenities of adjoining
residents whether by reason of loss of ligptivacy or overbearing
impact; and

Protects the dark night sky mpot includng street lighting;and
Retainsthe dark visual ambiance of the village via minimal external
illumination;and
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vii.  Maintains the rural character of the village bytmestalling pavements
or kerbs to existing villagahes;and
viii.  Provides at least one fashargingpoint for an electric carand
iXx. Supportghe national targets to reduce carbon emissions through
meeting and preferably exceeding the standards for energy efficiend
theSODC adopted dendel opment pl an
X.  Minimises the risk obverheating through appropriatdesign,natural
ventilation, materials,and construction

Justification

9.3 This policyseeks to maintain the built character of the villadiealso seeks to
address issues identified in tisgistainability analysis (Annex D summarised in
Table 5) bynsuring houses are fit for purpose over their lifetime in a
changing climate; in a village with limited parking avith no sustainable
transport.

9.4 In doing this it aims tgsupportand amplify paties in theLocal Plar2035
includingpolicies DES1: Delivering High Quality Developmer82DE
Enhancing Locdharacter, Policy DE6:Residential Aenity and Policy DEO:
PromotingSustainableDesign

10 Policy CD3Housing

Intent

10.1 This policy isntended to make the most of the very limited capacity for new
housing in the Plan Area, a rural location situated in the Green Belt with
minimal services. The aim is to protect the Green Belt and farmland; to steer
any development to Cuddesdon itself awdthin Cuddesdon, to focus on
affordable housing for younger people to maintain a mix of both housing sizes
and population as identified in the Assessment

Objectives

4 N

7 To ensure new development is withilme built up areato protectthe Green
Belt, existing famland and jobs.

9 Within the capacity of the village, to encourage development which provic
houses which meet the needs of younger adults and their families at price
they can afford particularly for those with a local connection.

\ )
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Policy

POLI

a) Limited infilling within the builup area ofCuddesdorand limited affordable
housing for local community needs will be supported where those
developments:

iv. are consistentvith Policies H8, H10 and H16 of the South Oxfordshir

v. meet all relevant requirements set out in other policies in this plan ar

CY (A HOUSINGNFILL DEVELOPMENTS

i. reflect the character of their immediate area in terms of their scale,
design and layoutand

I. contribute towards a balanced mix of housing in the Plaraaaad
where applicable are consistent with the special characteristics of th
location as described in the Cuddesdon and Den@raracter
Assessmentsgnd

i.  will not involve the outward extension of the builp area of the village
and

Local;an®| an

in the SODC adopted development plan.

Justification

10.2

10.3

10.4

10.5

10.6

ThePlanAreas ‘ was hed o v@&eenBelh hajteh ¥ thé&x f or d

National Planning Polidyramework (NPPE2019 setsoutt he Gover nment

policy on Green Belt to which it attaches gre@aportance The essential
characteristics of Green Belts are their openness and their permanence

Paragraph 136 of the NPPF statesh y OS Sa il of AAKSRX DNXBSy

should only be altered in exceptional circumstances, through the preparation

2 NJ NB @A S Paradyriph A3 btafes thdinappropriate development is,

by definition, harmful to the Green Belt and should not be approved except
very special circumstans® a

Paragraphl45statesthat Local Planning Authorities should regard the
construction of new buildings as inappropriate in Green Belt. Exceptions to
this include limited infilling in villages, and limited affordable housing for local
community needs undepolicies set out irthe local plan.

In Policy H16 of the Local PIBODC defines f i | | devel opment
of a small gap in an otherwise builp frontage or on other sites within
settlements wherethesite s c¢cl osely surrounded by
In the light of national policy that the construction of new buildings in the
greenbelt i s “inappropriatehe except
Cuddesdon and DentddDP cannot allocate sites for development.
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10.7 Ths policy supports limited #illing in Cuddesdon itselRroposals for iill
housing development in Denton or Chippinghurst are unlikely to be supported
because of the impact on the openness of the Green Belt (National Planning
Policy Framework 2019 pegraph 145).

11 Policy CD4Residential Parking

Intent

11.1 The Assessment above has confirmed that parking, particularly on Denton Hill
and in the High Street, is a concern to all residenkss policy is intended to
address tlis concern by delivering objective.

Objective

[ 12 To ensure adequate parking provision in any new development. ]

Policy

POLICYD4 - RESIDENTIAL PARKING

a) New residential development (including extensions) that gives rise to the n|
for additional parking will beupportedwhere adequate parking provision is
made in linewith the parking standards set obty Oxfordshire County Counci

b) Where practicable cgparkingrequirements should be provided on site. Whe
on-site parkingsolutionsare neither practicable nor appropriate, planning
proposals should provide an effective and sensitive approach to mitigate tf
impact of additional orstreet parking. Proposals should also address the ng
for parking solutions for visitors

Justification

11.2 This policy recognises that parking standards for developments are set by
Oxfordshire County Council gee Highways Authority.

11.3 For most people, private cars are the only possible form of transport with the
ending of the bus service. The density of housingenton Hill and in the
High Street haked to a longstandingproblemof congested parkinglhe long
lines of car®on Denton Hill/High Street and past the Colleg@ also be
difficult to negotiate.

11.4 The 2010 Parish Plan and the Assessment on which this plan is based have
both recognised theparkingproblem Whilstit cannot be solved through the
planning system, it is important that new developmsshould not make
parkinganymore congested.
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12 Policy CD5CommunityFacilities

Intent
12.1

The Assessment above has established the importantealfacilities where
the commnunity can meet. fiis policy is intended to address the community
facilities aim and to contribute to the delivery tbfe two community
objectives:

Objectives

17 To support and maintain communal village infrastructure
18 To provide facilities for young people

Policy

POLICY[b - COMMUNITY FACILITIES

c) Proposals for the improvement, extension and refurbishment of existing
community facilities will be supported where they meet all relevant
requirements set out in other policies in this plan and in tleal Plan

d) Proposals that will result in either the loss of, or significant harm to an
identified community facility, wilhot be supportedunless it can be clearly
demonstrated that the operation of the facility, or of anoth@mmunity use o}
the facility, is no longer economically viable, or that there is an alternative,
accessible location within or adjoining the built up area of the village.

e) Development of suitable facilities for young people will be supported

Justification

12.2

12.3

A range of locdiacilities all play a vital role in maintaining the sense of
community in the parish. They should be maintained and improved as thought
best by the bodies that manage them. They include:

1 All Saints Church

1 The Pub-The Bat ad Ball
1 The Village Hall

1 The recreation ground.

The need for better facilities for young people was identified in the 2010
Parish Plan and confirmed in the July 2018 Neighbourhood Plan consultation.
Whilst planning policies cannot deliver such facilitiégytcan support and
encourage them.
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13 Policy CD6LocalGreenGap

Intent

13.1 The Character Assessment has established that residents value the gap
between Cuddesdon and Denton. It helps maintain their separate characters
and sense of openness. This policyiended to address the objective below:

Objective

2 To maintain the local gap between the individual settlements of Cuddesdo
and Denton to prevent their coalescence and to protect their distinctive
individual character and setting.

Policy

POLICY @D LOCAL GREEMP

a) The Neighbourhood Plan identifies the Local Green Gap between the indiv
settlements of Cuddesdon and Denton as shown in Figlire

b) Development proposals should ensure the reientof the open character of
this LocalGreenGapand protect thelong-distance views C and D as identifie
in Figure 11

Justification

13.2 This policy seeks to protect the essential countryside character of the key area
between the individual settlements of Cuddesdon and i@anThe intention
Is to prevent coalescence between these separate settlements and to protect
both the view and their distinctive individual character and setting.
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Figure2l - Gap between Cuddesdon and Denton
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14 Policy CD7Local Green Spaces

Intent

14.1 The Assessment has identified the importance of three local green spaces to
the community. This policy is intended to protect them for the benefit of all

current and future residents.

Objective

[ 19 Conserve open spaces and desitg sites for protection where appropriate. ]

Policy

POLICYLDY - LOCAL GREEN SPACES

Green Spaces:

e Cuddesdon Green;

e Cuddesdon RecreatiI
e Denton Green

e Parkside All ot ment
e Denton Hill Al

Space except in very special circumstances.

a) The following parcels of land (as shown on Figure 22) are designated as L

ot ment s
b) New development will not beupportedon land designated as Local Green

on Ground

S

Justification

14.2 Paragraph 100 of the NPPF sets out the criteria for Local Green Space

designations:
G¢eKS [ 20 €

DNBESY { LI OS RSaAadylIGAzY

aK?2

1. In reasonably close proximity to the community it serves;

2. Demonstrably special to a local community and holds a particular local
significance, for example becausedtefbeauty, historic significance,
recreational value (including as a playing field), tranquillity or richness of

its wildlife; and
3.[ 20!l f

Ay OKIFNFY¥OGSNI YR Aa

y2i ty SEG

14.3 Thefive green spaces Cuddesdon recreation ground, Cuwddion and Denton
Greensand the two allotments-are all within the community they serve.

14.4 They are all local in character.
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14.5 Cuddesdon recreation ground is special as an open space for village events
linked to the adjacent Village Hall such as the NovembimorBire and
fireworks and summer fetes; as a sport
playground. Cuddesdon Green is important as the setting for the newly
restored village war memorial. Lastly, Denton Green is important as the
setting for Heritage Group E (@la 3): the listed Manor Farm House, Denton
and the houses around Denton Green.

14.6 College Field is also an important green space but is not included in the list
since it is privately owned by the College. It is however outside theUnuilt
area of the villag and within the Green Belt. It is therefore unlikely that any
development on this field would ever be appropriate.

14.7 The two allotments are also in close proximity to their users; hold a particular
significance as allotments and are local in character.
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Hgure 22 - Public Green faces in Cuddesdon and Denton
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15 Policy CD8Home working

Intent

15.1 The sustainability assessment has shown the need to reduce carbon emissions
by reducing the need to travel outside the village to wdthcouraging
homeworking is one way in which this can be achieved.

Objective

14 To support the development of local businessesuditlg homeworking within
the capacity of the village.

Policy

POLICYB ¢ HOME WORKING

a) Insofar as planning permission is required, proposals for home working wil
supported where they do not have an unacceptable impact on the amenitig
surrounding residential properties.

b) Proposals to provide additional visitor car parking required for home worki
will be supported where they can be safely incorporated into the local high
network and where they do not have an unacceptable impacth@namenities
of surrounding residential properties.

c) Proposals to improve broadband speed and accessibility in the neighbourl
area will be supported where they take account of the landscape and heritg
assets

Justification

15.2 Creatinglocal employment reduces the need to travel to places of work
outside the village, helping reduce congestion and air pollution on the local
road network and reducing carbon emissions.

15.3 Of particular concern is the provision of high speed fibre broadbaikmton
and ChippinghurstThe current slow speed makes working from home very
frustrating.
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16 Neighbourhood Plan Statements

16.1 In this section we consider issues which are outside the scope of
Neighbourhood Plans but contribute to our vision and objectifbsy are:

1 Possible Expressway

9 Sustainable transport

1 Landscape character and biodiversity

1 Assets of community value

1 Community Infrastructure Levy Priorities

16.2 These statements will not form part of the Local Plan in the same way as the
policies presented ab@ They are included becausensider issues raised
during the planning process and show how they have been addressed.

17 Statement 1 Possible Expressway

Intent

17.1 The sustainability analysis shows that the proposed expressway is a significant
threat to the sustainability of the settlements the plan areashould the final
route pass closdy. Thisstatement istherefore a response tthe village
character landscapecharacter and biodiversitgims and to thdollowing
objectives

Objectives

/1T0 conserve and enhance the vill\

heritage assets, listed and unlisted.
3 To maintain a dark sky at night.
To conserve and enhance the charaaéthe surrounding open
countryside and to maintain the faeaching views.
6 To protect and expand green infrastructure and the different habitats in
parish so as to enhance biodiversity.
7 To ensure new development is within the built up areas to protee
Green Belt, existing farmland and jobs.
Q To protect agquatic habitats from pollution so as to enhance biodiversity/

ol
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Statement

STATEMENT ¢ POSSIBLE EXPRESSWAY

1.1 All residents in the Parish are concerned that the proposed Expressway
irrevocably destroy much of what makes Cuddesdon and Denton special:
views; the peace and tranquillity, particularly valued by the College; the da
night sky and much of the local habitats, particularly the important wildlife
corridor and workiig flood-plain that is the River Thame.

1.2 Residents are also concerned that the decision to focus on two corridors
around Oxford for development of possible routes was taken without any
environmental assessment

1.3 They expect that a full environmental assessinaiithe route options will be
carried out by Highways England and its consultants as an integral part of
process to select the final proposed route ie in time to influence the final
decision

1.4 Lastly they expeall those involved in the decisiemaking to have due regarg
to the evidence set out in this plan and to the Vision set out in the South
Oxfordshire Local PlaGouth Oxfordshire will remain a beautiful and
prosperous place to live. It will be an attraetiplace for people to work and
spend their leisure time.

Justification

17.2 Thisstatementseeks to support the overall Vision of the South Oxfordshire
Local Plan 2033 and to express the concerns of residents as evidenced in
AppendixD - Sustainability Issues.

18 Statement 2 Sustainable transport

Intent

18.1 The Assssment has identified a number of sustainable transport issues which
are brought together in this statemenitn particular, the atement is
intended to address thenvo objectives below:

Objectives

15 To encourage th provision of a bus service to Wheatley.
16 To promote a safe cycling route to Oxford.
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Statement

STATEMENA ¢ SUSTAINABLE TRANSPORT

2.1This plan calls on Oxfordshire County Council to support the provision of
sustainable transport routes tand from Cuddesdon and Denton. In particulg
I.  the provision of a local bus servite Wheatleyto give access to shops,
services and other bus routes for those without a eal
ii. recognising the Oxford to Cuddesdon cycling route through Horspatl
a radid route in its Local Cycling and Walking Investment Riad other
plans; and
lii.  making the eastern most chicane on the Cuddesdon Road in Horsp4
safe for cyclists as well as speeding vehioiegstalling properly
designed cycle bpassesand

iv. makingboth BMW Gate 7 anthe entrance to the new sports ground o
the south side of Oxford Road Horspaitractive andsafe for cyclists
with a design which prioritises cyclistsaccordance with national
planning policyincludingproperly designedalearand unambiguous
signage; and

v. responding to the Gilligan report by developing a safe and attractive
cycling route from Oxford to Cuddesdon.

vi.  providing a safe cycling and walking route to Wheatley in the abseng
a bus service.

vii.  to capture and divert spring viar away from the roads by Denton
Green and Wellbourne corner so as to repair these surfaces cost
effectively for the convenience of all road users.

viii.  to repair the damage done to thiell length of thelane past Denton
House by developer’'s traffic.

IX. as an dkernative to travelling, to provide high speed fibre broad band
Denton andChippinghurst

Justification

18.2 This statement sets out a range of local actions which can help deliver Local
Plan 203 Policy TRANSPromoting Sustainabl€ransport andAccessibility.
The cycling actions deliver a wide range of national, county and district
ambitions and policies as described in Appendix E.

19 Statement 3, Landscape character anddbiversity

Intent

19.1 Although the dayto-day management of the landscape withiie Plan Area is
outside the scope of this plan, the Assessment has identified a number of
iIssues which arexpressed in the two objectives aaddressed in the
statement below.
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Objectives

6 To protect and expand green infrastructure and the different habitatién t
parish so as to enhance biodiversity.
8 Protect aquatic habitats from pollution so as to enhance biodiversity.

Statement

STATEMEN3 ¢ LANDSCAPE CHARACTER AND BIODIVERSITY

This plarencourages land owners and manageradopt appropriatepractices
from national agrenvironment schemes so as to protect, improve and expand
range of habitats in the parish including aquatic habitats.

This plan also encourages dog walkers to control their dogs so as to protect
livestock, birds and wild mamals.

Justification

19.2 This statement seeks to supp@trategic Objective 7.1 in the SODC Local Plan
2012-2035 Protect and enhance the natural environment, including
biodiversity, the landscape, green infrastructure and our wateré)aysy
focusingon issues identified in the planning process.

20 Statement 4 Assets of community value

Intent

20.1 Designating a building as an asset of community value gives the community
greater say in its future should the owners decide to sell or change its use. It is
often used to protect the future of village pubs.

Objective

[ 20 Identify the pub for protection as an asset of community value. ]
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Statement

STATEMENA- ASSETS OF COMMUNITY VALUE

Given the importance of the village pub to the community, the Parish Council
nominate the Bat and Ball as an asset of community value.

Justification

20.2 The Pub plays a vital role in maintaining the sense of community in the parish
and residents wisha take advantage of the protection provided by the
planning system.

21 Statement 5 Community Infrastructure Levy (CIL) Priorities

Intent

21.1 The Community Infrastructure Levy (CIL) will requiredéeelopers of all new
buildings to contribute to the cost ohe provision, improvement,
replacement, operation and maintenance of local infrastructure. 25% of the
charge, which will be at a rate determined by SODC, levied on development in
Cuddesdon and Denton will be made available to the Parish Council to spend
on parish infrastructure. This statement sets out the approach and aspirations
of the Parish Council.

STATEMENT-Z2OMMUNITY INFRASTRUCTURE LEVY (CIL) PRIORITIES

Community Infrastructure Levy contributions from developmeateived by the
Parish Councwill be used for the benefit of theommunity, including the priority
projects listed in paragrap®l.2. Infrastructure needs, and their priority level, wil
be reviewed eaclyear by Cuddesdon and Denton Parish Council.

Justification

21.2 Current infrastructue priorities based on the evidence collected by
consultation include more frequeriiut selectivecutting of the roadside
verges in summeto improve road safety and maximise wildlife habitafEhey
could include improvements to local green infrastructared assets such as
the village hall and recreation ground water supply to the allotments
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