F/22/92890 – 2A – 2B High Street, Botley, SO30 2EA.

Context.
Situated on the northern side of the eastern end of The Square, this property is within the Botley Conservation Area with numerous listed buildings in close proximity to it.  In the draft re-appraisal of the conservation area done in 2017 The Square and its surrounding buildings were classed as being in Zone 2 with Winchester Street and its environs, immediately behind forming Zone 4.

As mentioned in the planning statement, No.3 Winchester Street immediately behind, No.8 Winchester Street across the road to the east and The Bugle public house along the row to the west are all listed Grade ll.  In addition to this Nos.5 and 7 Winchester Street are also likewise listed as are Nos. 2 and 4 Winchester Street to the south-east at the front and Nos. 1 and 3 High Street immediately opposite together with Nos. 13 to 16 Mill Hill within sight from the front to the east of the High Street.

Other buildings in the immediate vicinity are noted as making a positive contribution to the area including Nos. 6, 10, 14 and 16 Winchester Street, all within sight of the rear of the application property.  Slightly further afield but all within 100metres are another seven listed buildings and also seven properties making a positive contribution to the conservation area.  

This property, both front and rear, is at the core of this important conservation area, which is one of the oldest settlements in the Borough. The recently adopted Local Plan states in Policy DM12 that ’Development of a heritage asset or within its setting will be permitted provided it does not harm or detract from the significance or special interest of the asset, and sustains and enhances its special character and qualities.  .  .’

The Proposal.
Two aspects relating to this application have been either totally ignored or overlooked.  There is to be a by-pass built around Botley to reduce the traffic coming through the village which will probably reduce the amount of sound and there is an existing flue system, presumably extract, on the flat roof already – is the proposal in addition to this or instead of it?  It is noticed that the north elevation of the extract kit is shown lower than the other three elevations of it; this should be corrected (drawing by CKDirect Ltd.)

From the perspective of the setting of listed buildings this application is for two elements, the ventilation ducts and a shuttered entrance, both at the rear of the building which is overlooked by probably the oldest building in the village, No. 8 Winchester Street dating from 1610, a timber framed house with a jettied first floor and to the side of No.3 Winchester Street forming the northern boundary of the application site.

The setting of these two listed buildings is already compromised by the extract duct for No.1 High Street, so typical of ventilation ducting of this nature which is never a pretty sight, and these are all unfortunately of no exception.

The ideal from the listed buildings setting viewpoint would be for all the ducting to be within the building.  If this is not possible an alterative would be for it to be sited on the western elevation which would mean a slight extension of the horizontal ducting to bring it clear of the first floor walkway.  A poor third alternative would be to cloak the installation in a tile hanging to match the elevation.  The shutter and its box should be finished in white to match the wall not a basic industrial galvanised monstrosity.

Conclusion.
As seen from Winchester Street this kitchen ventilation installation will be less than 3 metres from the side of No.3 Winchester Street and therefore harm its setting, never mind the aspect of No.8 Winchester Street which already has to put up with one that somehow got through the net previously.  Object.

13.06.2022.

Tim J S Dyer, B.Sc.,Dip.Arch.(Birm), Grad.Dip.Conservation(AA), RIBA.
Built Heritage Consultant. 
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