
REPORT

East Area Planning Committee
11th January 2017

Application Number: 16/02695/FUL

Decision Due by: 22nd February 2017

Proposal: Demolition of temporary office building. Erection of 
freestanding two storey research building (Botnar 3) with 
glazed footbridge link to existing Botnar Research Centre 
building.  Provision of 4 disabled car parking spaces and 
covered cycle store for 200 bicycles.

Site Address: Nuffield Orthopaedic Centre Windmill Road Oxford 
Oxfordshire

Ward: Headington Ward

Agent: Paul Semple Applicant: Appeal Director

Recommendation:

The East Area Planning Committee is recommended to GRANT planning permission 
for the reasons set out below in the report and subject to the suggested conditions.

Reason for Approval

 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.

Conditions

1 Development begun within time limit 
2 Develop in accordance with approved plans 
3 Materials 
4 Replacement Tree 
5 Landscaping implementation 
6 Landscape Management Plan 
7 CTMP 
8 Travel plan
9 Noise controls 
10 Contaminated Land 
11 Remedial Work 
12 Watching Brief 
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13 Cycle storage 
14 Protection of Tree
15 Drainage Details
16 Drainage Infrastructure
17 Air Quality
18 Biodiversity Enhancement
19 Energy Efficiency and On-Site Generation

Main Local Plan Policies:

Oxford Local Plan 2001-2016
HH2 - Primary Healthcare Facilities - Non Residential buildings & New Healthcare 
Facilities
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
CP22 - Contaminated Land
TR2 - Travel Plans
TR3 - Car Parking Standards
TR4 - Pedestrian & Cycle Facilities

Core Strategy
CS13_ - Supporting access to new development
CS2_ - Previously developed and greenfield land
CS9_ - Energy and Natural Resources
CS10_ - Waste and recycling
CS11_ - Flooding
CS12_ - Biodiversity
CS17_ - Infrastructure and developer contributions
CS18_ - Urban design, town character, historic environment
CS30_ - Hospitals and medical research

Sites and Housing Plan
SP38_ - Nuffield Orthopaedic Centre, Windmill Rd
MP1 - Model Policy
HP14_ - Privacy and Daylight

Other Material Planning Considerations
National Planning Policy Framework
National Planning Practice Guidance
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Relevant Site History
00/01445/NF - Demolition of single storey building. Erection of 2 storey research 
laboratory (2004 sq.m), with plant room in raised roof. Provision of 16 space car park 
(4 disabled) bicycle park and new internal access road. (Amended Plans) – PER

07/01934/FUL - Botnar Research Centre:  Erection of single storey extension to 
southern elevation to provide staff rest room and meeting and seminar space.

10/01709/FUL - Erection of two storey research building  (Botnar phase 2). Provision 
of 4 disabled parking spaces, 22 cycle hoops and new barrier controlled access 
road. (Amended Plans)

16/02686/FUL - Erection of new electrical sub station. – PER

16/02688/FUL - Formation of replacement car park for 8No. vehicles for a temporary 
period. – PER

Statutory and Internal Consultees

Thames Water: No objections, recommend including an informative relating to water 
pressure.

Natural England: No comments

Oxfordshire County Council Highways: No objections subject to conditions relating to 
the submission of a travel plan and construction traffic management plan.

Representations Received
None received

Site Description

1. The application is to the south of the existing Botnar Research Centre (BRC), 
which is situated in the north-west corner of the Nuffield Orthopaedic Centre 
site in Headington. The BRC is the main Oxford University research centre for 
musculoskeletal sciences. The existing main BRC buildings on the site were 
erected in two main phases that are referred to above in the application site 
history. The application site itself was previously occupied by a Nuffield 
Orthopaedic Centre building that was demolished; the site now contains a 
temporary office building and an electricity substation.

2. The site benefits from sixteen car parking spaces and eight disabled parking 
spaces; access to these spaces is controlled by existing electronic barriers 
and an intercom to the reception for BRC. The site is open to service vehicles 
that can access the site from Windmill  Road and Old Road but there are 
specific controls including a barrier and height restriction to ensure that there 
is no rat running through the Nuffield Orthopaedic Centre  site.

3. Despite the application site being on an established research and hospital site 
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there are dwellings in the nearby vicinity; notably properties to the west of the 
application site in Nursery Close and Cecil Sharp Place.

Proposed Development

4. It is proposed to demolish the existing temporary building on the site and the 
electricity substation. A new two storey building is proposed that would have a 
similar appearance and style to the adjacent existing BRC building. The 
proposed building would be slightly higher than the existing building due to 
the higher ground level. A service area is proposed within the roofspace that 
would incorporate mechanical plant and equipment; limited access to this 
space is proposed to provide for maintenance and servicing. The proposed 
new building would contain offices and laboratories; it is anticipated that the 
building would accommodate 120 employees.

5. It is proposed to link the proposed building to the existing BRC building with a 
first floor link bridge. The link bridge would have a contemporary appearance, 
incorporating extensive glazing. As a result of the change in ground levels 
between the existing and proposed building and the need to provide sufficient 
clearance underneath the bridge for the access road the bridge would 
incorporate a ramp within its span.  

6. There are separate planning applications that deal with the replacement of 
the substation (16/02686/FUL) and a temporary car park (16/02688/FUL); 
these applications have recently been approved. The temporary car park (for 
eight spaces) is required to replace car parking spaces that would be 
occupied during the construction phase of the development proposed in this 
application.

7. It is also proposed to erect a 200 space cycle store which would be secure 
and covered. The proposed cycle store would provide an enhanced area for 
cycle parking for the entire BRC site.

Officers Assessment:

Principle of Development

8. The application site is considered to be previously developed land. Policy 
CS2 together with the NPPF require that the majority of new development 
should take place on previously developed land. The proposed development 
would also replace a low-rise temporary building on the site and would create 
a modern facility with a greater capacity for employees; on this basis this 
would represent an improvement in terms of the efficient use of land that is 
supported in principle by Policy CP6 of the Oxford Local Plan 2001-2016.

9. The application is covered by a site-specific policy, Policy SP38 of the Sites 
and Housing Plan (2013). The policy supports the development of further 
medical research facilities. As a result, Officers recommend that the 
development would be acceptable in principle. 
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10.Officers recommend that the principal issues to consider in the determination 
of the application are:

Design
Impact on Amenity
Access and Parking
Flooding and Surface Water Drainage
Impact on SSSI (Lye Valley)

Design

Appearance, Scale and Materials

11.The proposed two storey building would have a similar appearance and scale 
to the adjacent existing BRC buildings. The development would also be 
sympathetic in terms of its style and appearance on what is already an 
established research and healthcare site. Officers recommend that the siting 
of the building within the site means that it would not be visible in the 
streetscene. The overall scale and height of the development proposed has 
been considered; the proposed development would be on an area of slightly 
higher ground but would not be overly prominent or obtrusive having had 
regard to the distance to the boundary and the presence of surrounding 
buildings and boundaries. The overall size of the development proposed, 
which would be two storey would also be appropriate in the wider context of a 
largely residential area.

12.The proposed link bridge would be a contemporary addition to the site. 
Officers consider that the discrete siting of the link bridge in the centre of the 
BRC complex would mean that it would not be visually prominent and would 
form an acceptable addition to the site.

13.The proposed development would be constructed using materials that are 
already in use on the existing BRC site; this would ensure that the proposed 
development would harmonise with the appearance of existing buildings. A 
condition is recommended that would ensure that only the specified materials 
are used.

14.On the basis of the above, Officers consider that the design and appearance 
of the proposed development would be acceptable.

Landscaping

15.The proposed development would involve the loss of a mature beech tree; 
this tree has no significant landscape value beyond the BRC site and as a 
result its loss would be acceptable. However, it is recommended that a 
replacement specimen is required by condition. A detailed landscaping 
scheme is provided with the application and this is also recommended to be 
required by condition. Officers have considered the impact of the proposed 
development on nearby protected trees, including a hybrid black poplar 
(subject to a Tree Preservation Order) which would be adjacent to the 
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proposed construction compound; Officers recommend that tree protection 
measures be provided by condition to ensure that this tree is not damaged 
during the construction phase of the development.

Energy Efficiency and On-site Generation

16.The proposed development would incorporate reduced heating demand, 
energy efficient lighting and reduced cooling demand. It is proposed to 
provide solar panels on the roof of the proposed development. Officers 
consider that the proposals would be acceptable in the context of Policy CS9 
of the Core Strategy (2011); the measures recommended in the application 
are recommended to be required by condition.

Impact on Neighbours

Impact on Privacy

17.The proposed development would be sited approximately 24m from the ends 
of the rear gardens of the nearest dwellings in Nursery Close. As a result, 
Officers consider that there is adequate distance between the proposed 
buildings and private amenity spaces and dwellings that would ensure the 
privacy of neighbouring residential amenity. There would not be unacceptable 
overlooking from the proposed link bridge into nearby gardens or dwellings.

Impact on Light

18.The proposed development would be separated from nearby properties (see 
above) and as a result would not give rise to an adverse impact on light. In 
reaching this view Officers have considered the submitted sunlight/daylight 
assessment and the requirements of Policy HP14 of the  Sites and Housing 
Plan (2013).

Noise and Disturbance

19.The application contains information stating that the noise from mechanical 
plant and ventilation equipment would be below the background noise level. 
Plant is proposed to be located in the roof area which would allow for noise to 
be attenuated and minimise impact on neighbouring dwellings. Officers have 
included a condition that would restrict noise levels from the development.

Access and Parking

20.The proposed development would not alter the access arrangements on the 
site and there are no objections from Oxfordshire County Council Highways. 
The site is acceptable in principle in the context  of Policies SP38 as it does 
not provide additional car parking (though there is some disabled parking 
within the site; with six disabled spaces adjacent to the entrance to the 
existing BRC building). The site is currently served by public transport with 
buses running frequently through the site (including park and ride services); 
other frequent bus services are available from nearby stops on Windmill Road 
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and Old Road (including services to the railway station, City Centre, JR, 
Headington and Cowley). As a result, this is a highly accessible site where it 
is appropriate to provide limited car parking.

21.The proposals include the provision of a new 200 space cycle enclosure. The 
proposed cycle enclosure would be covered and secure which would 
represent an improvement of existing facilities. It has been suggested that the 
proposed facilities would replace existing cycle parking which is open and at a 
side of the site with limited passive surveillance. Officers recommend that the 
proposals represent an improvement and comply with the requirements of 
Policy TR4 of the Oxford Local Plan 2001-2016. The site is highly accessible 
for cyclists (there is a separate access for pedestrians and cyclists from 
Gardiner Street which was sought in previous phases of the development of 
BRC).

22.A condition has been recommended that would require the submission of a 
travel plan prior to the first use of the development to ensure that there are 
measures in place to encourage people working at the site to walk, cycle or 
use public transport to access the site. Officers have also recommended a 
condition relating to the requirement for a Construction Traffic Management 
Plan.

Flooding, Drainage and Impact on Lye Valley SSSI

23.The application site does not lie in an area of high flood risk. The proposed 
development includes details relating to surface water drainage. Officers 
recommend that conditions are included requiring adherence to the submitted 
details for drainage and the installation of drainage infrastructure.

24.Thames Water has commented on the application and has not raised 
objections to the impact of the development on their infrastructure. They have 
requested an informative relating to water pressure which Officers have 
included as part of the recommendation.

25.The application site lies within an area where water draining from the site 
would feed the aquifer underlying the Lye Valley Site of Special Scientific 
Interest (SSSI). It is essential for anywhere within the catchment of the SSSI 
to ensure that would infiltrate the ground and feed the springs (the supply of 
water and its chemistry and essential for maintain the environment of the 
SSSI). Details provided with the application state that a new cellular 
soakaway would be installed under the proposed cycle store which would 
comply with the requirements of SUDs and maintain infiltration of surface 
water. This would ensure that the proposed development would not have an 
adverse impact on the SSSI.  The drainage solution proposed would 
incorporate features that would minimise pollutants entering the watercourses 
in the SSSI; water draining into the aquifer would naturally percolate through 
limestone in the area (and contribute to the water supply of the alkaline 
springs in the calcareous fen).

35



REPORT

Archaeology

26.The application site is of archaeological interest. However, the information 
provided with the application suggests that no additional archaeological work 
is required for the proposed development.

Biodiversity

27.The application site contains no buildings that would be suitable habitats for 
roosting bats. Officers have recommended a condition that would require the 
submission of biodiversity enhancement measure in order that the 
development would comply with the requirements of Policy CS12 of the Core 
Strategy (2011). 

Contaminated Land and Air Quality

28.Additional details are recommended to be required by condition in relation to 
land quality. Officers are satisfied that these matters can be dealt with 
adequately by condition.

29.The proposed development would incorporate the use of gas boilers and 
appropriate details have been provided that relate to the impact of the 
development on air quality (with a particular emphasis on nitrous oxide 
emissions). Officers are satisfied that the proposed development would not 
have an adverse impact on air quality in the vicinity of the applications site 
and a condition has been included in the recommendation that would ensure 
that the proposed development complies with the specifications for air quality 
(as set out in the submitted report).

Conclusion

Officers recommend that the East Area Planning Committee grant planning 
permission subject to the conditions included above.

Human Rights Act 1998

Officers have considered the Human Rights Act 1998 in reaching a 
recommendation to grant planning permission, subject to conditions.  Officers 
have considered the potential interference with the rights of the owners/occupiers 
of surrounding properties under Article 8 and/or Article 1 of the First Protocol of 
the Act and consider that it is proportionate.

Officers have also considered the interference with the human rights of the 
applicant under Article 8 and/or Article 1 of the First Protocol caused by imposing 
conditions.  Officers consider that the conditions are necessary to protect the 
rights and freedoms of others and to control the use of property in accordance 
with the general interest.  The interference is therefore justifiable and 
proportionate.
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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: 
16/02695/FUL

Contact Officer: Robert Fowler
Extension: 2104
Date: 23rd December 2016
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