
REPORT

East Area Planning Committee 5th June 2017

Application Number: 17/00770/FUL

Decision Due by: 10th July 2017

Proposal: Erection of a two-storey annexe (with plant room at third-
floor level) to create 6 new palliative care bedrooms, a new 
lymphoedema clinic, administration office space and staff 
welfare facilities.

Site Address: Sir Michael Sobell House Hospice Old Road Headington 
Oxford

Ward: Churchill Ward

Agent: Ms Georgia Burt Applicant: Mrs Diane Gardner

Reason at Committee - Size of proposal meets threshold set in constitution

Recommendation:

The East Area Planning Committee is recommended to GRANT PLANNING 
PERMISSION for the reasons given below, and subject to conditions.

Reasons for approval

1 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.

2 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 Cycle parking 
5 Construction Traffic Management Plan 
6 Travel Plan 
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7 Landscape plan 
8 Landscape Implementation
9 Hard Surface Design – tree roots
10 Underground Services – tree roots
11 Tree Protection Plan Implementation
12 Arboricultural Method Statement Implementation
13 Sustainable drainage – details 
14 Sustainable drainage – implementation 
15 Sustainable drainage – inert gravel materials
16 Biodiversity enhancements 
17 Archaeology
18 Air quality – boiler details
19 Air quality – mitigation measures during construction
20 Land quality – phased risk assessment 
21 Land quality – remedial works and validation report

Community Infrastructure Levy (CIL)

The development is liable for £32,898.40 of  CIL. 

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
CP9 - Creating Successful New Places
CP10 - Siting Development to Meet Functional Needs
CP11 - Landscape Design
CP21 - Noise
CP22 - Contaminated Land
CP23 - Air Quality Management Areas
NE15 - Loss of Trees and Hedgerows
NE16 - Protected Trees
TR1 - Transport Assessment
TR3 - Car Parking Standards
TR4 - Pedestrian & Cycle Facilities
HE2 - Archaeology

Core Strategy

CS2 - Previously developed and greenfield land
CS9 - Energy and natural resources
CS10 - Waste and recycling
CS11 - Flooding
CS12 - Biodiversity
CS15 - Primary healthcare
CS18 - Urban design, town character, historic environment
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Sites and Housing Plan

SP8 - Churchill Hospital & Ambulance Resource Centre

Other Material Considerations

National Planning Policy Framework
Planning Practice Guidance

Representations Received

 2 Dorchester Court, Kidlington:

Objection due to inaccuracies in the submitted ‘Flood Risk Assessment and 
Surface Water Drainage’ report and insufficient detail of the proposed SuDS 
soakaway involving a ‘balancing pond’ in the Churchill Hospital field. There should 
be minimal run-off from all sources to the Boundary Brook to minimise erosional 
damage and thus drying to the southern unit of the Lye Valley SSSI.

Statutory and Non-Statutory Consultees

 Highways Authority: No objection subject to conditions.
 
 Natural England:  Statutory nature conservation sites – no objection

Natural England is satisfied that the proposed development being carried out in 
strict accordance with the details of the application, as submitted, will not damage 
or destroy the interest features for which Lye Valley SSSI has been notified. 

Biodiversity enhancements
This application may provide opportunities to incorporate features into the design 
which are beneficial to wildlife.

 
 Environment Agency Thames Region: No comments received.

Officers Assessment

Background to proposals

1. Sir Michael Sobell House Hospice comprises the original red brick 1970s Sobell 
House and a more recent curved part single, part two-storey building in a mixture 
of red brick and white render. It lies in the south-western part of the Churchill 
Hospital site and has an extensive area of garden with planting and seating. To 
the east of the site is a small pay & display car park, part of the hospital’s overall 
parking provision. The Hospice lies at the edge of the hospital site, with the golf 
course and footpath connections to the south.

2. A two-storey annexe, incorporating plant material at roof level, is proposed to the 
existing facility, to be located on the existing garden area, retaining an internal 
landscaped courtyard garden. It would result in six new palliative care bedrooms 
for patients suffering from dementia, six outpatient clinical rooms as part of a new 
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lymphoedema clinic providing outpatient services to cancer sufferers, as well as 
office accommodation and staff facilities. With the exception of the new palliative 
care bedrooms, all other functions are relocation of existing facilities. Two 
additional disabled car parking spaces are proposed on the east of the site and a 
drop-off area close to the new entrance along the south of the site. The lines of 
the pay & display car park are proposed to be repainted to better organise this 
facility.

3. Please note that reference is made in the planning statement to a living green 
wall and green roof, although these do not appear on the plans. The applicant 
informed officers that these elements have  been omitted from the scheme.

4. Officers consider the principal determining issues to be:

 Principle of development
 Form and appearance
 Trees and landscaping
 Highways impact and transport
 Flood risk, drainage and impact on Lye Valley
 Sustainability 

Principle of development

5. The principle of redeveloping the site would accord with the aims of the National 
Planning Policy Framework and Oxford Core Strategy 2026 Policy CS2 which 
encourage development proposals to make an efficient use of previously 
developed land.

6. The site is located within the Churchill Hospital Site. This site is subject to a 
specific allocation policy, SP8, within the Sites and Housing Plan which makes 
clear that permission will only be granted for further hospital related uses, 
including the redevelopment of existing buildings to provide improved facilities. 
The proposal to provide additional accommodation would accord with the aims of 
this allocation policy.

7. Policy SP8 also requires development to demonstrate the following:

 That the development will mitigate against traffic impacts and maximise 
access to alternative means of transport;

 To ensure that the development does not lead to increased parking pressure 
on nearby residential streets;

 To ensure that there will be no adverse impact upon surface and groundwater 
flow to the Lye Valley SSSI;

 To reduce surface water run-off in the area and be accompanied by an 
assessment of groundwater and surface water;

 To incorporate sustainable drainage methods with an acceptable 
management plan.

These matters are addressed later in this report.
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8. The application sets out the role of Sobell House and the intention for the 
proposed development to accommodate an increase in the need for palliative 
care of fragile pensioners and patients with more complex needs such as 
dementia living in Oxfordshire over the next 15 years. Officers are satisfied that 
such a facility would comply with Oxford Core Strategy Policy CS15 in providing 
good healthcare facilities of the right type in the right location.

9. The principle of development is therefore considered acceptable.

Form and appearance

10.Policy CS18 of the Oxford Core Strategy 2026 requires development to 
demonstrate a high-quality urban design that responds to the site and its 
surroundings, creates a strong sense of place, attractive public realm, and 
provide high quality architecture. Policy CP8 of the Oxford Local Plan 2001-2016 
also states that the siting, massing, and design of development should create an 
appropriate visual relationship with the form, grain, scale, materials, and details of 
the surrounding area.

11.The proposed annexe would be sited on the existing garden space that lies to the 
east of the main building. The development would retain garden space, albeit a 
smaller courtyard garden. The location of the extension is considered appropriate 
and would result in a more active frontage along this southern part of the site 
through the introduction of a new entrance and large glazing to the atrium, as well 
as increased passive surveillance.

12.The annexe would have a contemporary form which would create an appropriate 
relationship with the existing building. Materials, too, would echo those of the 
existing building with white render and some timber accents. Plant enclosure at 
roof level has been incorporated into the design to minimise the visual impact of 
the equipment.

13.The annexe is considered an appropriate and positive addition to this part of the 
site in its design and form, and would therefore comply with design policies.

Trees and landscaping

14.While the development will result in the loss of a large garden area, amenity 
space for users and visitors to the facility will be provided through a smaller 
landscaped courtyard garden. This would appear to be a high quality space with 
new tree planting and ample seating. A landscape plan is recommended to be 
required by condition. 

15.The proposals require removal of nine existing trees as identified in the submitted 
Arboricultural Impact Assessment, including a high quality beech (T2) and visually 
attractive horse chestnut (T1) and catalpa (T10) trees. However, due to the 
location of the site and the presence of other trees and vegetation these trees 
have little significance in the wider landscape outside of the application site and 
their removal will not have a significant adverse effect on public amenity in the 
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area. Planting new trees as part of the final soft landscaping will help mitigate the 
lost canopy cover and the benefits it provides locally. Conditions are 
recommended to protect retained trees.

16.The proposal, subject to recommended conditions, is therefore considered to 
comply with policies CP11, NE15 and NE16 of the Oxford Local Plan 2001-2016.

Highways impact and transport

17.A transport statement has been submitted with the application. Two additional 
disabled car parking spaces are proposed along the eastern boundary to the site, 
as well as a drop-off area to the south in front of the proposed new entrance. 
Repainting of the lines in the small pay and display car park are also proposed 
which would result in three disabled parking spaces and ten other spaces. 
Overall, three new spaces would result. This increase in spaces is to provide 
parking for the increase in palliative care rooms as part of the proposal and to 
rationalise existing ad-hoc parking that is occurring along the frontage of Sobell 
House. While policy SP8 of the Sites and Housing Plan requires development to 
minimise car parking spaces on site, the proposed increase is considered 
minimal and necessary for disabled users of this particular healthcare facility. The 
Highways Authority has raised no objection.

18.The development is likely to result in an increased number of trips and therefore it 
is recommended that a Travel Plan is produced to encourage the use of 
sustainable transport modes to the site and mitigate the transport impacts of the 
site in line with policy CP1 and TR2 of the Oxford Local Plan 2001-2016 and SP8 
of the Sites and Housing Plan.

19.Policy TR4 of the Oxford Local Plan requires one cycle parking space per five 
staff. There would be no increase in staff numbers as a result of the development 
and the applicant is not proposing any additional cycle parking on the site. Three 
existing areas of cycle parking are highlighted close to the site as part of the 
general Churchill Hospital provision; these are understood to be used by staff 
currently. Given that there is not to be an increase in staff numbers, it is not 
considered reasonable to require new on-site cycle parking for all 113 existing 
staff, i.e. 23 spaces. However, the existing provision is not considered to be 
sufficiently secure or convenient to encourage staff to commute by bicycle. 
Therefore, some on-site cycle storage – which shall be secure and covered – 
should be provided, and this is recommended to be required by condition.

20.A construction traffic management plan is recommended by officers.

Flood risk, drainage and impact on Lye Valley

21.The proposed development is located within Flood Zone 1 according to the 
Environment Agency’s Flood Maps; the Environment Agency’s Surface Flood 
Mapping does not indicate the development as being in an area subject to 
surface water flooding.

22.Both a ground investigation and a drainage layout with calculations have been 
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provided. The proposal includes a viable design which will ensure that the 
proposal will significantly reduce rainfall runoff post development.

23. It is noted that the proposed development is located with the Lye Valley Site of 
Special Scientific Interest (SSSI) catchment area. Given the sensitive nature of 
the Lye Valley SSSI to changes in rainfall runoff it is recommended that 
conditions be included to ensure that the proposal will not have a negative impact 
on water quality or rainfall runoff post development.

24.The County Council, as Lead Local Flooding Authority, considers the drainage 
scheme to be acceptable and has made a suggestion for a filtration system into 
Boundary Brook. Officers recommend this enhancement suggestion be added as 
an informative to any permission.

25.Natural England is satisfied that the proposed development being carried out in 
strict accordance with the details of the application, as submitted, will not damage 
or destroy the interest features for which Lye Valley SSSI has been notified.

26. Inaccuracies in the ‘Flood Risk Assessment and Surface Water Drainage’ report 
were raised through the public consultation and these details have been 
corrected in a resubmitted report. Also raised was the lack of detail about the 
balancing pond included in Appendix 3 of this report. This pond is part of the 
overall Churchill Hospital drainage scheme and is remote from the site, forming 
no part of the drainage strategy as outlined for Sobell House.

27.Therefore, subject to conditions, the proposal is considered acceptable in 
flooding and drainage terms in accordance with policy CS11 of the Core Strategy, 
and with policy SP8 of the Sites and Housing Plan and CS10 of the Core Strategy 
with respect to protecting Lye Valley SSSI.

Sustainability

28.Policy CS9 of the Core Strategy require proposals to demonstrate how 
sustainable design and construction methods will be incorporated, and to 
optimise energy efficiency by minimising the use of energy through design, 
layout, orientation, landscaping and materials, and by utilising technologies that 
help achieve Zero Carbon Developments. 

29.An energy statement has been submitted with the application which sets out a 
sensible approach to design for carbon reduction of the development. 

30.The development is under 2,000 square metres and so no Natural Resource 
Impact Analysis nor the need to meet 20% of total energy requirements from on-
site renewables and low carbon technologies is required under policy CS9 of the 
Core Strategy.

31.The proposal therefore complies with policy CS9 of the Core Strategy.

Other matters
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32.Biodiversity: An ecology report has been submitted with the application and 
officers agree with its mitigation recommendations. In accordance with policy 
CS12 of the Core Strategy, details of the biodiversity enhancement measures are 
recommended to be secured by condition. 

33.Archaeology: This application is of interest because it involves ground works in a 
location that has moderate potential for Roman archaeology. One of the most 
significant Roman pottery manufacturing sites in the region, located 320m to the 
east, was excavated at the Churchill Hospital in the 1970s. Bearing in mind the 
results of the submitted archaeological desk based assessment and the previous 
2001 watching brief, officers recommend that an archaeological condition be 
applied to any consent in line with policy HE2 of the Oxford Local Plan.

34.Air quality: An adequate Air Quality Assessment was submitted for the proposed 
development. Conditions are recommended to confirm the type of combustion 
system to be installed on the development, and to secure the mitigation 
measures proposed to minimise the impact of dust emission.

35.Land quality: A report outlining the results of a site investigation undertaken in 
2017 has been submitted. This does not satisfy the requirements as a phase 1 or 
phase 2 study and so conditions are recommended to secure the appropriate 
reports including a phased risk assessment and validation report following any 
remedial works, in order to comply with policy CP22 of the Oxford Local Plan.

Conclusion:

The East Area Planning Committee is recommended to grant planning permission 
for the reasons set out above, and subject to conditions.

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.

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 approve, officers consider that the proposal will not undermine 
crime prevention or the promotion of community safety.
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Background Papers: 17/00770/FUL

Contact Officer: Nadia Robinson
Date: 17th May 2017
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