
Electronic Version

Greenacres Barn, Stoke Common Lane, Purton Stoke, Swindon SN5 4LL
T: 01793 771333   Email: info@kernon.co.uk   Website: www.kernon.co.uk

__________________________________________________________________

D irectors - Tony Kernon BSc(Hons), MRAC, MRICS, FBIAC Sarah Kernon
Chartered Surveyor – Sam Eachus BSc(Hons), MRICS, MBIAC

Consultants–Ellie Chew BSc(Hons) Lauren Gaunt BSc(Hons), MSc Amy Curtis BSc(Hons)

West Oxfordshire District Council Our Ref: KCC2924
Woodgreen 5th May 2023
Witney
OX28 1NB

Dear Sir/Madam

ERECTION OF POOL HOUSE AT CHURCH FARM, SOUTH LEIGH

This covering letter has been prepared in support of the erection of a pool house at Church
Farm, South Leigh. The application is a continuation of the diversification of the farm and
follows successful applications for a glamping site and swimming pond.

Documents submitted with the application include:
• Location Plan
• Block Plan
• Elevations and Floor Plan of Pool House
• Ecological information

This covering letter provides a brief overview of the site, planning history and proposals, and
sets out why the application is policy compliant and will cause no planning harm.

The Site and Proposals
The Council should, by now, be familiar with the site as it has been the subject of several
applications including one successful appeal. In brief, Church Farm extends to approximately
24.12 acres (9.76 ha) and forms part of a larger family farm that extends to over 206 acres
(83.5 ha). All of the land is farmed under the Church Farm Partnership.

Relevant planning applications that have been given consent at Church Farm are as follows:
• 20/03306/FUL - Change of use of agricultural building to B8 (siting of up to 20 storage

containers).
• 21/01628/FUL- siting of 3 glamping waggons (allowed at appeal on the 14th December

2022).
• 21/02106/FUL – construction of pond for ecological enhancement and recreational

purposes

To date, the applications have been part of diversifying the farm income and the associated
policy support has been accepted by both the Council and Planning Inspectorate. This
application seeks to build on the existing permissions and allow a pool house to be sited in
close proximity to the existing pond.

The proposed pool house is to be available for use by guests staying at the site in the
permitted glamping waggons. It will offer somewhere to relax in the shade, keep an eye on
children playing by the pond and generally enhance the experience of guests when they are
staying at the site. It is not intended to provide any additional sleeping accommodation and
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will not result in any intensification in how the site is used. The location of the proposed pool
house is marked out by yellow pegs in the photograph below.
Photograph 1: Location of Proposed Pool House

The proposed pool house will measure 6m long by 2.5m wide. A veranda will be attached to
the unit and extend outwards by 2.3m. Internally it will benefit from a seating area and a small
bathroom. Externally the unit will be clad in green corrugated metal sheeting. Windows and
doors will be made from solid oak.

For ease of reference, the proposed pool house is shown below.
Insert 1: Proposed Pool House

The proposed pool house will be located in the north west corner of the land associated with
the pond. This land already benefits from a change of use for recreational purposes
associated with the glamping huts. However, a condition on the permission limits the number
of units to 3, hence this application is being made.

Lighting will be kept to an absolute minimum with a single unit proposed under the canopy of
the veranda. Details of the proposed lighting are set out at Appendix KCC1. The location
under the canopy of the veranda will ensure there is no upward light spill.

In respect of landscaping, the Applicants have recently had the hedge laid along the northern
boundary of the wider land parcel. This form of management results in thicker hedges and will
screen the site from the neighbouring properties once it grows back up.

All wastewater from the unit will be directed to a Glampsan Flat Tank 500 located underneath
the unit. The benefit of this solution is that no physical works are required for its instillation.
This model has a capacity of 2273 litres which caters for the equivalent of 378 6-litre toilet
flushes. The tank will be emptied as and when required with sensors to notify the Applicant

Location of pool house

Existing pond
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when 344 litres of capacity remain. Details of the proposed drainage are shown at Appendix
KCC2.

Policy Context
Paragraph 84 of the National Planning Policy framework sets out that:

“Planning policies and decisions should enable:
a) the sustainable growth and expansion of all types of business in rural areas,

both through conversion of existing buildings and well-designed new buildings;
b) the development and diversification of agricultural and other land-based rural

businesses;
c) sustainable rural tourism and leisure developments which respect the character

of the countryside;”

Policy at a local level is set out in the West Oxfordshire Local Plan.

Policy E2 sets out the following of relevance:
“Development proposals which are necessary for agricultural production or which
make a positive contribution to farm or country estate diversification will be
supported where they:
• are supported by or operate as part of and will continue to add value to a viable

core farm/estate business; and
• remain compatible and consistent in scale with the farm/estate operation and a

countryside location; and
• re-use existing buildings where feasible in accordance with Policy E3”

Policy E4 specifically deals with tourism and sets out the following of relevance:
“In small villages, hamlets and the open countryside, new tourism and visitor
facilities may be justified in the following circumstances:
• where there is a functional linkage with a particular countryside attraction; or
• the nature of the tourist and visitor facility is such that it could not reasonably

be located within or close to Service Centres and Villages; or
• to secure the diversification of a farm enterprise or country estate in

accordance with Policy E2; or
• the proposal will re-use an appropriate building in accordance with Policy E3”

The South Leigh Neighbourhood Plan does not contain any policies that specifically deal with
facilities associated with tourism ventures. However, as found at appeal, the overarching aim
of Policy SLD6 is supportive of the development of business in rural areas.

Assessment
The current proposal shares a lot of similarities with the 3 glamping pods that were allowed at
appeal. Where relevant, due regard is had to the appeal decision in assessing the proposed
pool house.

Based on past assessments of the site, the principle of such development can be supported.
Paragraph 84 of the NPPF seeks to support farm diversification schemes which this will be
used in connection with. Policy specifically supports leisure developments which is a category
of development that this proposal wholly falls into.

Furthermore, at a local level, there is clear support for the principle of such development, and
this has previously been accepted by the Council and Planning Inspectorate.

In respect of the approved glamping pods, the matters of particular focus at appeal included:
• the effect of the proposed development on the character and appearance of the

surrounding area;
• the effect of the proposed development on the living conditions of the occupants of

neighbouring properties, with particular regard to noise and disturbance;
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• whether the location of the proposed development is acceptable, with particular
regard to the development plan strategy.

Due regard is had to these matters below.

Character and Appearance – In respect of the glamping pods, the planning inspectorate
acknowledged that the units would support enjoyment of the countryside and “the character
of the development would not appear out of place in this rural setting.”

In reaching a supportive conclusion on landscape character, the Inspectorate had due regard
to the presence of a footpath together with lighting and landscaping that could both be
controlled by condition.

Whilst the location of the proposed pool house is in a neighbouring field to that of the
glamping pods, the same conclusions can be reached. In this instance, the pool house would
be seen in the context of a recreational pond and with a backdrop of ancillary residential
outbuildings. It forms a logical and modest addition to the development already permitted and
would not appear out of context with the recreational use of the wider land. The use of green
corrugated metal is also appropriate in a rural area.

Lighting will be kept to a minimum and ongoing management of the boundary vegetation will
soften the impact of the proposed development from neighbouring properties. The proposal is
considered acceptable in this regard.

Impacts on Neighbouring Properties – The proposed pool house will not provide any
sleeping accommodation. Its primary purpose is to offer a location to enjoy by the pond, eat
lunch and clean off after swimming in the pond. Its use will generally only lend itself to
daytime activities with guests expected to base themselves at their units of accommodation in
the evening. As stated previously, it will not result in any intensification of the site and will not
give rise to any potential impacts on residential amenity that will not already be present as a
result of the approved glamping pods.

Any potential visual impacts will be mitigated through the ongoing management of the
boundary hedging.

Location of Development – No concerns were previously identified by the Planning
Inspectorate in respect of the location of the development. In respect of settlement pattern,
this area of land is now characterised by a recreational pond. The approved glamping pods in
the neighbouring field, once brought onsite, will reinforce the recreational character that was
found to be suitable in this area. The addition of a pool house by the pond and located
adjacent to the settlement boundary represent a logical and complementary location for the
proposed development.

Other planning considerations – Aside from the key policy requirements, the proposed
development will not cause any site-specific harm as explained below:

• The proposed development will not result in any additional vehicle movements as it is
for use by guests already staying at the site.

• Potential ecological impacts of the development have been considered by a qualified
ecologist. A Precautionary Working Method has been recommended and can be
secured by way of condition.

• The site is not at risk of flooding from surface water or rivers.
• There is no reason to suspect any contamination at the site.
• The proposal will not be visible from the listed farmhouse due to the mature

vegetation  between the application site and farmhouse.
• Suitable foul drainage can be provided in the form of a sealed tank that is emptied

when required. Such a solution will not require any invasive ground works.
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Appendix KCC1
Proposed External Lighting
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Lighting unit

Bulb specification

Location of lighting unit marked by red x

X



8

Appendix KCC2
Proposed Waste Water Drainage
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