
REPORT

East Area Planning Committee
8th March 2017

Application Number: 16/01752/FUL

Decision Due by: 15th March 2017

Proposal: Redevelopment of site to provide purpose built managed 
student accommodation comprising 144 study rooms, 
provision for one commercial unit of (85sqm), provision of 
an on-site management suite of (67sqm), together with 
associated landscaping and infrastructure (amended plans).

Site Address: Land At Swan Motor Centre And To The East Between 
Towns Road Oxford Oxfordshire

Ward: Cowley Ward

Agent: Mr Roger Smith Applicant: Watkin Jones Group

Recommendation:

The East Area Planning Committee is recommended to GRANT planning permission 
for the reasons set out below and subject to conditions and the satisfactory 
completion of a Section 106 agreement to secure a contribution to affordable 
housing and to delegate authority to the Head of Planning and Regulatory Services 
to issue the permission.

For the following reasons:

 1 The Council considers that the proposal accords with the policies of the 
development plan as summarised below.  It has taken into consideration all 
other material matters, including matters raised in response to consultation 
and publicity.  Any material harm that the development would otherwise give 
rise to can be offset by the conditions imposed.

 2 Officers have considered carefully all objections to these proposals.  Officers 
have come to the view, for the detailed reasons set out in the officers report, 
that the objections do not amount,  individually or cumulatively, to a reason for 
refusal and that all the issues that have been raised have been adequately 
addressed and the relevant bodies consulted.

Conditions
1 Development begun within time limit 
2 Develop in accordance with approved plans 
3 Materials - Samples 
4 Landscaping 
5 Landscape Management Plan 
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6 Retained Trees 
7 Boundary Treatments 
8 Energy Requirements 
9 Cycle Parking 
10 Construction Traffic Management Plan 
11 Disabled Parking 
12 Pedestrian Visibility 
13 Vehicular Visibility Splays 
14 Refuse and Recycling Stores 
15 Council Store 
16 Retail Unit 
17 Students - No cars 
18 Full time students only 
19 Phased Drop Off Arrangements 
20 Day to day management 
21 Travel Plan and Travel Pack 
22 Signage 
23 External Lighting 
24 Biodiversity Enhancement Measures 
25 Additional Drainage Information 
26 SUDs 
27 Drainage Infrastructure 
28 Phased Risk Assessment 
29 Remedial Work 
30 Unexpected Contamination 
31 Archaeology 
32 Piling Methodology
33 Tree Pits

Legal Agreement and CIL
If planning permission is granted for the development then a legal agreement would 
be required to be completed prior to a decision being issued for an affordable 
housing contribution. A CIL payment would also be required if planning permission is 
granted.

Main Local Plan Policies:

Oxford Local Plan 2001-2016
CP1 - Development Proposals
CP6 - Efficient Use of Land & Density
CP8 - Design Development to Relate to its Context
CP10 - Siting Development to Meet Functional Needs
CP11 - Landscape Design
CP13 - Accessibility
CP19 - Nuisance
CP20 - Lighting
CP21 - Noise
TR3 - Car Parking Standards
TR4 - Pedestrian & Cycle Facilities
TR1 - Transport Assessment
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TR2 - Travel Plans

Core Strategy
CS2_ - Previously developed and greenfield land
CS10_ - Waste and recycling
CS9_ - Energy and natural resources
CS11_ - Flooding
CS12_ - Biodiversity
CS17_ - Infrastructure and developer contributions
CS18_ - Urban design, town character, historic environment
CS25_ - Student accommodation
CS28_ - Employment sites
CS23_ - Mix of housing
CS24_ - Affordable housing
CS1_ - Hierarchy of centres

Sites and Housing Plan
HP5_ - Location of Student Accommodation
HP6_ - Affordable Housing from Student Accommodation
HP9_ - Design, Character and Context
HP14_ - Privacy and Daylight

Other Material Considerations
National Planning Policy Framework

Relevant Site History
None

Representations Received

Three separate public consultations have been carried out in relation to the 
application. The initial public consultation related to  the originally submitted scheme 
and lasted for three weeks (ending on 19th August 2016). 

Amended plans were then received that altered the upper floor of the three blocks on 
the Between Road frontage and set the fifth floor back from the edges of the building 
and proposed this be finished in zinc, additional changes were also made to the side 
elevations. This second consultation was for two weeks (and ended on 24th 
November 2016).

A second set of amended plans were submitted at the request of Officers that 
partially set back the front elevation on Between Towns Road and inserted additional 
trees in the frontage. Changes were also made to the  Between Towns Road 
boundary which are explained further in the report below. The third consultation was 
for two weeks (and ended on 14th February 2017).

The responses below incorporate all responses made to the three public 
consultations.

Objections - 3 Lobelia Road, 51, 56, 62 and 48 St Lukes Road, 17A Between 
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Towns Road, 144 Fern Hill Road, 2, 3, 4, 5, 13, 14 Coleridge Close, Tudorwood 
Estates Ltd (17 Between Towns Road), 28 Dodgeson Road, 19 and 159 Kennington 
Road (Kennington), 58 Mill Street (Eynsham), 35 Florence Park Road, 26 Littlehay 
Road, 74 Pound Way, 4 Normandy Crescent, 61 Popular Grove (Kennington), 91 
Norreys Road (Didcot), 12 Ashmole Place, 28 Hurst Rise Road (Botley), 51 and 66 
Bodley Road, 11 and 13 Boswell Road, 5 Brookview, 44 Bulan Road, 3 Evenlode 
Tower, 42 Fletcher Road, 27 Garsington Road, 15 George Moore Close, 6 
Girdlestone Road, 45 Horspath Road, 82 Kestrel Crescent, Milton Lodge (Thame), 
(No address given), 41B Oxford Road, 1 Phipps Road, 49 Playfield Road, 72 
Ridgefield Road, 38 Sorrel Road, 31 Wytham Street, 18 Upper Barr, 88 Poplar 
Grove, 96 Nowell Road, 19 and 159 Kennington Road,  Isis Court, 15 George Moore 
Close, 11 Costa Close, 17 Briar Way, 210 Barns Road, 1 Hyacinth Walk, 22 
Beauchamp Place, 13 Boswell Road and Our Lady Roman Catholic Primary School:

- Amount of development on site
- Impact on adjoining properties
- Contaminated land 
- Effect on character of area
- Effect on traffic
- Height of proposal
- Impact on sunlight/daylight
- Impact on parking and highway safety
- Noise and disruption
- Objections to the format of the public consultation
- Overdevelopment
- Lack of infrastructure to support volume of development/influx of residents
- Impact on school – concerns about overlooking
- Impact during construction
- Concerns about architectural approach of development
- Impact on historic environment
- Impact on air quality
- Concerns about access for emergency vehicles
- 3D images provided do not illustrate the scale of development (having had 

regard to the amount of space on the site)

Support: Cufa Lea’s Veterinary Centre (13-15 Between Towns Road), 280 Barns 
Road, Boswells Café, Cowley Express, Oxford Gents Barbers, 51 Rewley Road, 
Stokes Fruit and Veg, 13 The Avenue (Kennington), Top Gift, 4 Vetan Place, 37 
Wandsworth Road (Abingdon), Wheelers Butchers and Oxford Brookes University

- Opportunity to redevelop site
- Improvement to existing site
- More contemporary appearance
- Influx of students will increase business
- Enhance appearance of area
- Increase local employment
- Act as a catalyst for further regeneration

Statutory Consultees

Oxford Civic Society: 
Concerns about the principle of a large student housing complex, especially in 
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this location.  It is suggested that the opportunity for such developments must be 
set against the desperate need for other types of accommodation, particularly 
affordable housing. Concerns about the design, particularly the lack of activity on 
frontage. Conclude that the development would create a somewhat bleak, sterile 
local environment on this stretch of Between Towns Road. Recommend careful 
consideration of these issues when determining the application.

Oxfordshire County Council: 
No objections subject to the improvements being made to the highway (through a 
Section 278 agreement), a travel plan and conditions requiring the submission of 
a Construction Traffic Management Plan,  Student Accommodation Management 
Plan (which would require information relating to travel to and from the site at the 
beginning and end of terms), pedestrian visibility splays, vehicular visibility splays 
and the submission and approval of a travel information pack for occupiers of the 
development.

Site Description

1. The application site includes the land to the eastern side of Between 
Towns Road, close to the junction of Oxford Road in Cowley. The site is 
currently occupied by the Swan Motor Centre, the adjacent car wash and 
veterinary practice; the site area covers approximately 0.26ha.  To the 
immediate north of the application site is the Original Swan Public House 
and beyond that is the Oxfordshire History Centre and the Temple Cowley 
area. To the south of the site lies the car park behind 17 Between Towns 
Road and the buildings on the frontage (which includes a barbers and 
betting shop). Further to the south there are properties in Coleridge Close. 
To the east of the application site is Our Lady’s Catholic Primary School. 
To the west of the application site (on the opposite side of Between Towns 
Road) there are a number of buildings including three and four storey 
residential buildings (including Trinity Court) and the Cowley Workers 
Social Club.

2. The application site is mostly composed of hardstanding that is 
predominantly used for the parking of cars (associated with the 
commercial operations on the site). There is an existing single storey 
garage building that contains the workshop and office areas for the Swan 
Garage. A smaller building is located closer to the frontage that 
accommodates a car wash. The largest building on the site is the existing 
veterinary practice which is a two storey interwar building which appears to 
have been substantially altered and extended.

3. There is relatively little vegetation on the site aside from a group of trees at 
the south-eastern edge of the site. 

4. The character of the area has a mixed character of residential and 
commercial uses on Between Towns Road but a more suburban and 
residential character in the wider context. 
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5. The application site is to the south of the Temple Cowley Conservation 
area. To the north of the application site (beyond the Original Swan Public 
House and Oxford Road) is the Grade II Listed Nuffield Press Building and 
adjoining former school house.

Proposed Development

6. It is proposed to demolish the existing buildings on the site and erect four 
separate pavilion blocks. Three of the blocks would be sited close to the 
edge of Between Towns Road and range in height between four and five 
storeys. A fourth pavilion block is proposed at the rear of the site that 
would be three storey. The three blocks on the frontage would be linked 
with a partially covered series of walkways. The block at the rear would be 
linked by a partially glazed and enclosed walkway at second floor level. 

7. The proposed building would be constructed predominately from buff 
coloured brick with bronze coloured powder coated windows. Zinc 
standing seam cladding is proposed for sections of the side of the building 
and the fifth floor. The buildings would have flat roofs; some plant and 
equipment is also proposed at roof level.

8. The proposal would provide 144 student rooms across the four blocks. A 
commercial unit which is proposed for a retail use (Use Class A1) is 
proposed at the north-eastern edge of the site on the frontage. A Council 
Store and a management suite are proposed at the south-western side of 
the frontage.

9. The proposed development would be accessed from Between Towns 
Road using an improved access adjacent to 17 Between Towns Road. 
The entrance would be gated and provide access for vehicles and 
pedestrians; this would open into a square at the western edge of the site 
which is also proposed to provide manoeuvring space for service vehicles 
and two disabled car parking spaces. A central corridor is proposed to 
provide access within the site for the three blocks on the frontage; with the 
proposed partially covered walkway on top of this corridor. An indoor 
refuse store is proposed close to the entrance to the corridor and adjacent 
to the square. The rear pavilion would have its own entrance at ground 
floor from the square/parking area as well as a second floor entrance from 
the proposed glazed walkway. Cycle parking is proposed for 120 cycles; 
the cycle parking would be located around the edge of the site with 
Sheffield Stands.

10.A low wall with railings on top is proposed for the boundary treatment 
along Between Towns Road. Parts of ground floor frontage would be 
recessed with an area in front of the building which would form a 
continuation of the pavement on Between Towns Road. Trees are 
proposed in front of parts of the building on the frontage. Hedges are 
proposed around the edge of the site to the north-east, south east and 
south western boundaries.  Landscaping would be predominantly sited 
between the pavilions with areas of lawn providing the outdoor amenity 
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spaces for the residents of the proposed development. An existing rowan 
tree would be retained in the south-eastern corner of the site.

11.The main determining issues for the application are
 Principle
 Design
 Impact on neighbours
 Access/Parking
 Flooding and Surface Water Drainage

Officers Assessment:

Principle of Development

Location of Development 

12.The application site would be considered previously developed land for the 
purposes of the National Planning Policy Framework (NPPF) and Policy 
CS2 of the Core Strategy (2011). Previously developed land should be the 
focus of new development.

Location of Student Accommodation

13.The proposals relate mainly to student accommodation where the main 
planning policy consideration would be Policy HP5 of the Sites and 
Housing Plan (2013). Officers recommend that the site would be 
acceptable in principle as the policy states that sites in a District Centre 
(and is also on a main thoroughfare) are acceptable as locations for 
student accommodation. There are key requirements of student 
accommodation sites (where the development involves the creation of 
twenty or more bedrooms) set out in the policy which are referred to in 
more detail in this report.

14. If planning permission is granted for the proposed development then it 
would be necessary to include a condition that limited the occupation of 
the proposed development to students on full time courses. This condition 
is included in the Officer’s recommendation. The proposed development 
would be developed and managed by a private operator but Oxford 
Brookes have expressed an interest in making use of the accommodation.

15.A management plan has been included with the development that includes 
the provision of suitable supervision of residents and servicing of the site. 
If planning permission is granted then a condition would be required to 
ensure that the management regime that is proposed is implemented. This 
condition is included in the Officer’s recommendation.

Loss of Employment Land

16.The proposed development would result in the loss of some employment 
generating uses on the site. Currently there is the Swan Motor Centre that 
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operates on the site (three full time staff), the veterinary surgery (two full 
time staff and five part time staff). It is proposed that the existing numbers 
of staff would be replaced through employment generation from the uses 
proposed (with an equivalent of 11.5 full time job equivalents compared 
with 7.5 full time job equivalents). The employment generating uses on the 
site would come from the proposed commercial unit and the management 
and servicing of the accommodation on-site. Officers are satisfied that the 
proposed development would not result in an unacceptable loss of 
employment on the site and the development complies with the 
requirements of Policy CS28 of the Core Strategy (2011).

Primary District Centre
1. The application site lies within the primary district centre as identified in 

Policy CS1 of the Core Strategy (2011). This policy states that this location 
would make it suitable for medium to high-density development. 
Development in District Centres must provide a mix of uses. The proposed 
development would be for high density and would provide some variation 
in terms of a number of uses proposed; though the site would be 
predominantly student accommodation. Officers recommend that the 
proposals would meet the requirements of Policy CS1 of the Core Strategy 
(2011).

Scale of Development

2. Policy CP6 of the Oxford Local Plan 2001-2016 requires that new 
developments will only be granted where they make maximum and 
appropriate use of land. Officers acknowledge that the proposals would 
make more efficient use of the land and would bring about a higher 
density of development that can be encouraged in planning policy terms.

Affordable Housing

3. A contribution would be required for affordable housing; this would take 
the form of a legal agreement for a financial contribution. If planning 
permission is granted for the development then Officers would 
recommend that members grant permission on the basis that this legal 
agreement be secured prior to a decision being issued. The applicant’s 
agent has indicated that their client would be willing to enter into a legal 
agreement to comply with the requirements of Policy HP6 of the Sites and 
Housing Plan (2013).

Design

Visual Mass, Scale of Development and Impact on Streetscene

4. The proposed development would represent a significant increase in 
visual mass compared with surrounding buildings in the immediate context 
of the application site. The proposed development would be highly 
prominent; it would be located on a main thoroughfare and close to a 
major junction. The overall width of Between Towns Road and the 
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elevated position of this site relative to sites around it would also mean 
that the development would be visible from further afield. Despite the 
overall increase in visual mass and the prominent siting, Officers 
recommend that the development represents an opportunity to re-use an 
existing site and could contribute towards the regeneration of the area 
which can be supported in design terms.

5. In addition to the above and in the assessment of the proposed 
development’s impact on the streetscene, Officers have had regard to the 
context of the proposed development with particular emphasis on the 
buildings on the frontage of Between Towns Road. Between the junction 
of St Lukes Road and the junction of Oxford Road, the Eastern side of 
Between Towns Road contains two storey developments. The properties 
along the road have a mix of architectural styles and appearances which 
reflect a number of different uses (commercial and premises, the 
Conservative Club and the Original Swan Public House). The proposals 
would be for buildings of a significantly greater overall height and mass as 
well as a more contemporary and less-domestic scale. Whilst this would 
represent a significant change to the streetscene the proposals would also 
introduce a greater intensity of use of an underused site which is 
welcomed in the context of the Council’s planning policies for district 
centres (Policy CS1 of the Core Strategy (2011). Further to this, Officers 
consider that there are some higher density developments in the area and 
the proposals could act as a catalyst for further regeneration.
 

6. Officers consider that the architectural style of the development proposed, 
which would introduce a more commercial-type fenestration, flat roofs and 
a series of linked pavilion blocks is not representative of the immediate 
context of the site but more larger scale buildings are found on the 
opposite site of the road (notably Trinity Court) and at the nearby 
Templars Square shopping centre. It is argued that the overall width of 
Between Towns Road and the variety of architectural styles that are used 
in the surrounding buildings mean that the proposals could contribute to 
an overall mix of building types that would be acceptable in design terms.

7. In specific regard to the height and prominence of the buildings, Officers 
have sought amendments to the plans. The latest plans include changes 
to the building that reduced the number of student rooms by eight and 
altered the fifth floor of the three pavilion blocks on the frontage to be set 
back from the building and constructed in zinc cladding. Zinc cladding has 
also been incorporated into the sides of the building. The boundary at the 
front has also been altered to create more openings into the landscaped 
areas between the buildings. The boundary at the front of the building has 
been set back and this land would effectively operate as an extension to 
the existing pavement. Planting is proposed in front of the buildings to 
soften their appearance. 

8. The originally submitted proposals were considered by the Oxford Design 
Review. The comments relating to design suggested that the height and 
massing of the proposals would appear reasonable in the context of the 
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future regeneration of Cowley; although some concerns were expressed 
about the amount of development on the site and the quality of open 
spaces that would be retained for the amenity of occupiers. 

9. On the basis of the above, Officers recommend that the development 
represents an opportunity to regenerate an underused site and would, on 
balance provide much needed student accommodation. Having had 
regard to the merits of the development as a whole, the proposed design 
is acceptable and accords with the requirements of Policy CP1, CP8 and 
CP10 of the Oxford Local Plan, Policy HP9 of the Sites and Housing Plan 
(2013) and Policy CS18 of the Core Strategy (2011).

Trees and Landscaping

10.The application site does not currently have significant numbers of trees 
that are visible in the public realm. Some of the trees that are proposed to 
be lost at the rear of the site would be replaced with other landscaping 
(and an existing rowan tree is proposed to be retained). Landscaping is 
proposed around the edge of the site and particularly within the courtyard 
areas between the pavilion blocks on the frontage. Most importantly, the 
addition of trees along the frontage are proposed which would both soften 
the appearance of the building but also contribute positively to the 
streetscene and public realm. The proposed use of railings and a partially 
open boundary treatment into the amenity areas would also have some 
public benefit. Officers consider that the proposed landscaping accords 
with the requirements of Policy CP11 of the Oxford Local Plan 2001-2016.

Heritage Impact

11.The proposed development would be visible in the Temple Cowley 
Conservation Area. However, having had regard to the character, 
appearance and special significance of the Conservation Area, Officers 
consider that the proposed development would not have a detrimental 
impact on the setting of the Conservation Area.

12.The proposed development would be located over 100m from the nearest 
Listed Building (Nuffield Press Building, Grade II); the proposed 
development would not detrimentally alter the setting of the Listed Building 
given the separation between the proposed development and this building.

Indoor Amenity

13.The proposed development provides accommodation for students in 
cluster flats; with communal spaces in kitchens and common rooms. Four 
of the rooms provided would be studio rooms with small kitchenette 
facilities; these rooms are proposed to provide a wider choice of 
accommodation for students. The proposed development would provide 
an acceptable standard of accommodation for students. Officers have 
been mindful that some of the rooms proposed would have fairly limited 
access to natural light. Whilst this is not ideal, the site is constrained by 
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the need to ensure that there is no overlooking into the school and the 
proposals have therefore been designed with this in mind. Rooms would 
only be occupied by students for some of the year and there are shared 
outdoor and indoor spaces that are also provided. As a result, Officers 
recommend that the indoor amenity for occupiers would be acceptable in 
the context of Policy HP5 of the Sites and Housing Plan (2013).

Accessibility

14.The proposed development would provide some accessible 
accommodation in the form of DDA compliant rooms. Four of the rooms 
provided would be DDA compliant rooms and there are lifts within the 
student blocks.

Outdoor Amenity

15. It is a requirement of Policy HP5 of the Sites and Housing Plan (2013) that 
proposals for new student accommodation provide outdoor communal 
space. This is proposed to provide in the courtyard gardens between the 
pavilions on the frontage and at the rear of the block behind the frontage. 
Officers recommend that the outdoor space provision is acceptable.

Refuse and Recycling Storage

16.An area for the storage of refuse and recycling is proposed to be provided 
in an enclosed area of the block nearest to the entrance. This would be 
acceptable in the context of the functionality of the building and Policy 
CS10 of the Core Strategy.

Natural Resource Impact Analysis (NRIA)

17.The application includes information relating to the sustainability 
credentials of the proposed development. The information provided sets 
out how the proposed development would score nine out of eleven against 
the Council’s NRIA standards and BREEAM rating of ‘Very Good’. As a 
result, Officers consider that the proposed development would meet the 
requirements of Policy CS9 of the Core Strategy (2011).

Energy Efficiency and On-Site Generation

18. It is proposed to provide on-site generation of energy for hot water, as well 
as an air source heat pump for heating of the common room and comms 
room. The proposed building would benefit from the use high performance 
materials, energy efficient lighting and passive design measures to reduce 
energy demand. Information provided with the application suggests that 
the proposed CHP could generate up 49% of on-site energy requirements. 
This would ensure that the proposed development would meet the 
requirements of Policy CS9 of the Core Strategy (2011) and HP11 of the 
Sites and Housing Plan (2013). Officers have included a condition that 
would require the energy efficiency measures and on-site generation to be 
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incorporated in the development in accordance with the specifications 
included with the application.

Impact on Neighbours

Impact on Privacy

19.The proposed development has been carefully considered to ensure that it 
would not have a detrimental impact on privacy for neighbouring 
residential occupiers; nor would it provide direct overlooking from the 
study rooms into the adjacent school. The impact on privacy is principally 
reduced as a result of the proposed blocks on the frontage facing inwards 
into the courtyard gardens. Some rooms in the rear block would have oriel 
windows with views directed back towards the blocks on the frontage; 
though these windows would have oblique views into the outdoor area at 
the south-west corner of the school site this is not the main playground 
used by children. It would not be possible to have direct views from the 
inside of the building into classrooms. Some views from the communal 
areas and some student rooms on the south-western elevation of the 
proposed development would provide views over the car park at the rear 
of 17 Between Towns Road; though there would not be any detrimental 
loss of privacy for the existing flats at the rear of 17 Between Towns Road. 
The proposed development has also been designed to ensure that no loss 
of privacy would exist for the proposed development at the rear of 17 
Between Towns Road that benefits from outline planning permission. 
There are no windows proposed at the rear of the building at the back of 
the site and as a result there would be no loss of privacy for occupiers in 
Coleridge Close.

Impact on Sunlight Daylight

20.Despite the substantial height and bulk of development proposed it has 
been sited to reduce the impact on loss of light for nearby neighbours. 
Officers have had regard to the orientation of the proposed building and 
the gaps that would exist around the edge of the site which would reduce 
the impact on loss of light. The greatest loss of light would be to the 
western side of the school which would arguably lose some light in the late 
afternoon during winter months; Officers consider that this loss of light 
would be acceptable as it would be outside of the school day; except for in 
the height of winter.

Noise and Disturbance

21.The proposed development would have a single point of access and the 
proposed outdoor spaces would be largely enclosed by vegetation and the 
proposed buildings themselves. As a result, the increase in activity that 
would take place on the site would be mitigated. Officers have had regard 
to the impact of students congregating in close proximity to the school 
boundary and it is recommended that this would likely be acceptable given 
the separation between the buildings and the on-site management that 
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would be provided. The existing site is used by vehicular traffic; as a result 
the proposed use of the square area for the turning of vehicles as well as 
limited parking and serving arrangements would be acceptable; it is likely 
that there would be an overall decrease in vehicle noise arising from the 
development.

22.Some plant and equipment would be required for the proposed building. 
Conditions relating to noise attenuation and the maximum noise from 
equipment would be required if planning permission was granted to ensure 
that the proposed buildings would not have an adverse impact on the 
amenity of surrounding residential occupiers.

Access and Parking

Access and Traffic Impact

23.The proposed development would benefit from access onto Between 
Towns Road with a single point of access for pedestrians and vehicular 
traffic. Limited vehicle movements are proposed (for refuse and service 
vehicles and disabled occupiers). As a result, it is likely that the access 
onto the site would be less than the current use. Officers are satisfied that 
the access arrangements proposed would be acceptable.

24.The application would be car free development, proposed to be occupied 
by students. There would be a clause in the tenancy agreement of 
students that would ensure that they would not bring cars to Oxford and an 
enforcement process in place for students found with a car. Officers are 
satisfied that the arrangements can be adequately made for this and 
enforced and the development would meet the requirements of Policy HP5 
of the Site and Housing Plan (2013).

25.The application site lies in a highly accessible location in the primary 
district centre where there are a wide range of services in close proximity 
of the site. The application site also lies on a major bus route (which 
includes direct buses to the Oxford Brookes Headington Campus as well 
as the City Centre and railway station). As a result of this, the site is 
suitable for a high density and car free development. 

26.Specific improvement measures have been sought by Oxfordshire County 
Council that relate to a contribution towards providing cycle enhancements 
in the immediate vicinity of the site. The applicant has also indicated that 
they would be willing to provide a contribution towards the implementation 
of a Controlled Parking Zone in the area. These contributions would be 
secured separately through a legal agreement between the applicant and 
the County Council.

27.The County Council have indicated that they have no objection to the 
proposals subject to the above enhancements being provided and 
adequate conditions being imposed if planning permission is granted.
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28.The proposals propose to provide space to store 120 cycles; this meets 
the requirements of Policy TR4 of the Oxford Local Plan 2001-2016. 
Officers also consider that the proposals provide adequate circulation 
space on the site for pedestrians and cycles.

Biodiversity

29.The existing buildings on the site lie in a highly urbanised setting and it is 
unlikely that the proposed development would have a detrimental impact 
on protected species or their habitats. A phase I habitat assessment has 
been provided with the application that identifies that there is no bat 
presence on the site. The report also recommends that biodiversity 
enhancement measures are integrated into the landscape improvements 
on the site. A condition is recommended that would require biodiversity 
enhancement measures to be provided with the development to accord 
with the requirements of Policy CS12 of the Core Strategy (2011).

Flooding and Surface Water Drainage

30.The application site lies in an area of low flood risk in terms of fluvial 
flooding and surface water flooding. A large part of the site is already 
paved in impermeable surfaces. Officers consider that the proposed 
development would not give rise to an adverse impact on surface water 
drainage and the impact of the development can be adequately mitigated 
by conditions that are recommended to be included if planning permission 
is granted.

Contaminated Land

31.The site was formerly used as a garage and there is therefore a need to 
ensure that the land quality of the site is enhanced to ensure that it is 
acceptable for the use proposed. Officers have recommended that 
conditions be included to ensure that these requirements are carried out in 
consultation with the Council’s Land Quality Officer.

Conclusion

32.On the basis of the above, Officers recommend that the East Area 
Planning Committee grant planning permission subject to and including 
conditions and the satisfactory completion of a Section 106 agreement to 
secure a contribution to affordable housing and to delegate authority to the 
Head of Planning and Regulatory Services to issue the permission.

Human Rights Act 1998

Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to refuse this application.  They consider that the 
interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
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freedom of others or the control of his/her property in this way is in accordance 
with the general interest.

Section 17 of the Crime and Disorder Act 1998

Officers have considered, with due regard, the likely effect of the proposal on the 
need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998.  
In reaching a recommendation to grant planning permission officers consider that 
the proposal will not undermine crime prevention or the promotion of community 
safety.

Background Papers: 
16/01752/FUL

Contact Officer: Robert Fowler
Extension: 2104
Date: 20th February 2017
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