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EAST AREA PLANNING COMMITTEE 6th September 2017

Application Number: 17/00963/FUL

Decision Due by: 9th August 2017

Extension of Time:

Proposal: Development comprising a purpose built student 
accommodation facility of 39 study bedrooms with ancillary 
facilities for use during academic term time and vacation 
periods.

Site Address: Land adjacent 2 Rymers Lane

Ward: Cowley

Agent: Savills Applicant: c/o Agent

Reason at Committee:  The application is a committee item.

1. RECOMMENDATION

1.1. East Area Planning Committee is recommended to: 

(a) Approve the application for the reasons given in the report and subject to 
the required planning conditions set out in section 12 of this report and grant 
planning permission subject to: 

1. The satisfactory completion of a legal agreement under s.106 of the Town and 
Country Planning Act 1990 and other enabling powers to secure the planning 
obligations set out in the recommended heads of terms which are set out in this 
report; and 

(b) Agree to delegate authority to the Head of Planning, Sustainable 
Development and Regulatory Services to: 

1. Finalise the recommended conditions as set out in this report including such 
refinements, amendments, additions and/or deletions as the Head of Planning, 
Sustainable Development and Regulatory Services considers reasonably necessary;

2. Finalise the recommended legal agreement under section 106 of the Town and 
Country Planning Act 1990 and other enabling powers as set out in this report, 
including refining, adding to, amending and/or deleting the obligations detailed in the 
heads of terms set out in this report (including to dovetail with and where 
appropriate, reinforce the final conditions and informatives to be attached to the 
planning permission) as the Head of Planning, Sustainable Development and 
Regulatory Services considers reasonably necessary; and 
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3. Complete the section 106 legal agreement referred to above and issue the 
planning permission.

2. EXECUTIVE SUMMARY

2.1. This report considers a planning application which is seeking full permission for 
the erection of a purpose built student accommodation facility of 39 study 
bedrooms with ancillary facilities for use during academic term time and vacation 
periods.

2.2. The East Area Planning Committee granted outline planning permission for an 
identical scheme on the 10th May 2017 under 16/02997/OUT.  In approving this 
application the means of access and scale of the development were considered 
at outline stage and all other matters (appearance, landscape, and layout) 
reserved for a later date 

2.3. The key matters for assessment set out in this report include the following:
 Principle of Development
 Student Accommodation
 Affordable Housing
 Site Layout and Built Form
 Impact upon Adjoining Properties
 Transport
 Archaeology
 Landscaping
 Noise
 Sustainability
 Other Matters

2.4. Officers consider that the proposal would be acceptable in all regards and would 
be in accordance with the relevant National and Local Policies.

3. LEGAL AGREEMENT

3.1. This application is subject to a legal agreement that would secure an off-site 
contribution towards Affordable Housing in accordance with Sites and Housing 
Plan Policy HP6 and the Affordable Housing and Planning Obligations SPD

4. COMMUNITY INFRASTRUCTURE LEVY (CIL)

4.1. The proposal is liable for a CIL payment of will be £142,623.63 

5. SITE AND SURROUNDINGS

5.1. The site is located on the eastern side of Rymers Lane close to the junction with 
Between Towns Road.  The site is bordered by the John Allen Centre to the 
east, residential properties of Rymers Lane to the north, and the residential 
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properties and multi-storey car park (which serves Templars Square Shopping 
Centre) on Between Towns Road to the south.

5.2. The site is vacant and currently comprises an area of cleared ground which was 
previously used as part of one of the retail units within the John Allen Centre.  
The site is located within the boundary of the Cowley Centre which is designated 
as a Primary District Centre, and adjacent to the Beauchamp Lane Conservation 
Area

6. PROPOSAL

6.1. The proposal relates to the development of purpose built student 
accommodation facility comprising 39 study bedrooms (including 2 DDA 
compliant study bedrooms), 2 on-site DDA compliant parking spaces, and 41 
secure cycle parking spaces.  

6.2. The accommodation will be provided in a three-storey building which steps down 
to two-storeys and addresses Rymers Lane.  The development has been 
designed to reflect the industrial heritage of the site.

7. RELEVANT PLANNING HISTORY

7.1.  The table below sets out the relevant planning history for the application site:

Application 
Reference

Description of Development Decision

16/02997/OUT Application for outline planning permission for 
the provision of development comprising a 
purpose built student accommodation facility 
of 39 study bedrooms with ancillary facilities 

APPROVED
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for use during academic term time and 
vacation periods, including means of access 
and scale

8. RELEVANT PLANNING POLICY
 
8.1.  The following policies are relevant to the application:

Topic National 
Planning 
Policy 
Framework 
(NPPF)

Local Plan Core 
Strategy

Sites and 
Housing Plan

Other Planning 
Documents

Design 7 CP.1, CP8, CS18 HP9

Housing 6 CP.6, 
CP.10

CS3, HP5, HP6, 
HP7, HP8, 
HP14

Affordable 
Housing and 
Planning 
Obligations

Social and 
community

8 CS19, 
CS20, 
CS21 

Transport 4 TR.3, TR.4, HP15, HP16 Parking 
Standards 
SPD

Environmental 10 CP.20, 
CP.21, 

CS10 Energy 
Statement 
TAN

9. CONSULTATION RESPONSES

9.1. Site notices were displayed around the application site on the 9th June 2017 and 
an advertisement was published in the Oxford Times newspaper on the 18th May 
2017.

Statutory and Non-Statutory Consultees

Oxfordshire County Council (Highways)
This application seeks planning permission for the same proposal presented 
under planning application reference 16/02997/FUL which was discussed at the 
East Area Planning Committee on 10th May 2017. It was resolved at this 
planning committee to grant planning permission for the proposal subject to 
conditions.  The Officer’s Report related to planning application reference 
16/02997/FUL refers to the proposals to deter students from bringing a car into 
Oxford by way of appropriate clauses in the tenancy agreements for the student 
rooms. As stated in our previous response, this is not enforceable therefore, 
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without complimentary controls to prevent tenants from parking in the vicinity of 
the site the county council is not in a position to support this planning application.
 
Managing parking impacts through tenancy agreements has been proven to be 
ineffective as stated in our previous response at Slade Park. The Officer’s Report 
(ref. 16/02997/FUL) considers Slade Park to be an exception however, tenancy 
agreements have also failed to prevent tenants from parking on nearby local 
roads at Cheney Lane student accommodation. 

Given the above, the county council cannot support this planning application 
without securing funding for the implementation of a Controlled Parking Zone in 
the vicinity.  Given that the information and details submitted with this application 
is the same as that submitted with planning application reference 16/02297/FUL, 
the county council’s comments remain the same as set out below. Additional 
comments on the drainage strategy have been raised as set out below, which 
also present a reason for refusal. 

It is proposed that the development is to be car-free, as is required under policy 
HP16. Policy HP16 also states that car-free developments will be approved 
where they are located within a Controlled Parking Zone. However the 
development site is not located within a Controlled Parking Zone. Therefore, in 
order to ensure that the car-free nature of the development can be enforced and 
to provide direct mitigation against the development’s likely transport impacts, a 
contribution towards the consultation and implementation of a Controlled Parking 
Zone (CPZ) secured through a Section 278 agreement is required. 

The drainage strategy requires amendment to be acceptable in line with 
Government guidelines. 

Without the above the County Council would object to the application. 

Historic England

9.2. No comments to make

Natural England

9.3. No objection

Public representations

9.4. 1 letter of objection has been received from 17 Pound House, Pound Way.  The 
comments are summarised as follows

 This is an over-development of the site – on its individual merits and as part of 
a number of high density major applications within the immediate 
neighbourhood

 The community agreed to the expansion of the John Allen shopping centre on 
agreement this site was suitable for 4 family dwellings. Housing which is much 
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needed and in character with the area. The trust of local residents is being 
mistreated if such a large development application goes ahead using the prior 
agreement as an argument.

 The community cannot sustain the influx of so many large-scale 
developments with regard to traffic, parking (see later), GPs, dentists and 
other health/social care requirements.  

 Our community will be over-developed to a hideous level which flies contrary 
to what makes Oxford such a special city. This particular planning application 
is one major jigsaw piece in the proposed destruction of the atmosphere and 
practical realities which have made our community a great place to live for 
decades. 

 Oxford needs to change its communication. I understand Oxford City Council 
does not send letters and agree with that policy when the application is small. 
The low number of local objections to this proposal is not a reflection of 
agreement or apathy. It is a reflection of a total lack of awareness.

 Parking: As has been noted by Oxfordshire Council Council and others, the 
concept of a student car free development is ridiculous. Beyond ridiculous. 
The planning application actually has the gall to suggest students will be 
asked to sign a contract stating no car as part of their living agreement.  It will 
never happen and, if it does, who will enforce it? Or indeed how will it be 
enforced? It will not work.

 Car-free student development is a myth. A previous suggestion was this 
development can only proceed with a Controlled Parking Zone. At least such 
an idea treats residents as adults than trying to fob us off with blatant lies.  If 
this parking controlled zone is to be considered current residents must not be 
charged out of pocket for something they do not want, i.e. a controlled zone is 
only being implemented because of opposed over-development which will not 
benefit current residents but rather harm. (Other developers are looking 
residents in the eye and saying, without a hint of shame, that £100 per year 
for each household will be necessary. This is beyond unacceptable.)  Pound 
House and Pound Way addresses must be included in any scheme. I have 
been parking on Rymers Lane and surrounding streets for 10 years as have 
some of my other neighbours. I am a local home owner and parking on 
Rymers Lane is an integral part of my home. As local homes which have been 
in existence for decades, Pound Way/House must not be excluded from 
community parking.  Addresses (and not named residents) must be included 
in the scheme.

 I wish to know exactly which students may be living here. Has a college 
associated with our city's great universities sought such a development? Or is 
this a speculative development by a developer with language students (who 
are better served as tenants in family homes) in mind? If the latter, I object on 
the grounds as to a lack of need. And if the properties fail as student rooms, 
can they be adapted into flats? Particularly given the need for the 4 family 
homes.
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 I object on the grounds of character of neighbourhood which is family driven. 
The homes nearby are not student rentals, but are occupied by families who 
live long term in our established community. Such a large number of students 
will change the make-up of residents to an unacceptable level.

 I object on the grounds of noise and disturbance. The noise 39 students living 
in close proximity is considerable. Particularly on still evenings. This 
neighbourhood is extremely quiet at night when the shoppers have gone 
home. PureGym had to lower its music because it bounces in the night and 
keeps neighbours awake. I was kept awake and it was another Pound House 
resident who spoke to the gym to lower the music.  Can 39 students keep 
noise to essentially zero at night? Can 39 short term summer guests do the 
same? The pin drop quiet which is a crucial aspect of this neighbourhood will 
be destroyed.  Visitors are always astonished when the daily bustle gives way 
to our pin drop quiet. It is a fundamental aspect of our community and our 
health and happiness. Fundamental. Good health needs quiet. We sacrifice in 
the day to enjoy at night. This cannot be allowed to be destroyed.

 Again, who will enforce any notice saying "no outside noise after 10pm". The 
police? We didn't move here years ago to live in a 24 hour noise hell. We 
chose this neighbourhood for its quiet evenings/nights.

 The traffic on Rymers Lane is beyond extreme and there must be 
consideration of cyclists, schoolchildren and other pedestrians. The road is 
frequented on a daily basis by delivery vans, lorries and HGVs. It is saturated 
by shopping centre delivery vehicles and cannot sustain the introduction of yet 
more deliveries. Frequently the road is clogged with vehicles - there is no 
spare capacity. This proposed plan involves too many adults living on site.

 Construction disturbance: Consideration of residents in terms of traffic 
congestion, dust, noise, access etc must be at the highest level. The 
construction of the John Allen shopping development extension had an 
unacceptable impact on residents. Cranes and building sites operating week 
nights (starting at 11pm and finishing at 4am or later, i.e. throughout the entire 
night).  The noiseand stress was extreme and it forced some of us residents 
from our homes. This experience cannot be repeated.

 Finally, the scale of major development planning applications in my immediate 
neighbourhood is unusual and extreme. They should not be considered 
individually. Neighbours are not being included in any conversation. I call on 
my Councillor and the planning committee to engage with us beyond little 
notices taped to easily-not-seen lampposts.

 If Oxford is building a world class city for everyone - surely, we can do better? 
Surely, we must do better. It appears it is world class city for everyone who is 
rich. Those of us living in Oxford's poorer neighbourhoods can suffer in a 
health destroying, depressing mess in the very near future
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 We do not need student housing. We need affordable family homes. We need 
communication. We need joined up thinking. We need the interests, security, 
happiness and health of people to be put before developer profits.

10.  MATERIAL PLANNING CONSIDERATIONS

10.1. Officers consider the determining issues to be:
 Principle of Development
 Student Accommodation
 Affordable Housing
 Site Layout and Built Form
 Impact upon Adjoining Properties
 Transport
 Archaeology
 Landscaping
 Noise
 Sustainability
 Other Matters

Principle of Development

10.2. In terms of the general principle of development, there has been no material 
change in national or local planning policy since the East Area Planning 
Committee approved outline planning permission for the development in May 
2017.

10.3. The National Planning Policy Framework has a presumption in favour of 
delivering sustainable development, which it sees as meaning planning for 
economic, environmental, and social progress (paragraphs 6 & 7).  The NPPF 
makes clear in Paragraph 14 that this presumption should be seen as the 
golden-thread running through plan-making and decision-taking, which for 
decision-taking means approving development proposals that accord with the 
development plan without delay.

10.4. The National Planning Policy Framework and Oxford Core Strategy Policy CS2 
encourage development proposals to make an efficient and appropriate use of 
previously developed land in a manner that suits the sites capacity.  Policy CP6 
of the Oxford Local Plan requires that development proposals make maximum 
and appropriate use of land and the best use of a site’s capacity in a manner 
both compatible with the site itself as well as the surrounding area. Larger scale 
and higher density proposals are encouraged in appropriate locations.

10.5. The site is located within the Cowley Primary District Centre, as defined by 
Oxford Core Strategy Policy CS1.  This policy recognises that the primary district 
centre is suitable for uses serving a larger catchment area than other district 
centres. Planning permission will be granted for such development provided it is 
of an appropriate scale and design and maintains or improves the mix of uses 
available. District centres, and their immediate surroundings, are appropriate 
locations for medium to high-density development.
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10.6. The site would constitute previously developed land and therefore the principle of 
bringing this vacant site back into use with some medium to high-density 
development would accord with the aims of the above-mentioned policies.

Student Accommodation

10.7. The main policy consideration for student accommodation would be Sites and 
Housing Plan Policy HP5 which sets out the criteria for determining which 
locations are suitable for student accommodation along with the other conditions 
for such development.

10.8. The policy states that sites located adjacent to a main thoroughfare, or in a 
district centre or city centre location, are suitable for student accommodation.  In 
this case the site would be considered to be an appropriate location for student 
accommodation as it is located within the Cowley Primary District Centre.

10.9. The provision of purpose-built student accommodation in Oxford eases demand 
from student occupiers in the private rental market and is therefore considered 
beneficial to the wider housing market. Thus the scheme would be consistent 
with the objectives of Oxford Core Strategy Policy CS25 (Student 
accommodation). The application has not specified an end user for the building 
however, Oxford Policy CS25 makes clear that that the occupation of such 
facilities will be restricted to full-time students on courses one academic year or 
more.  This would therefore need to be secured by a condition in the event that 
permission was granted.

10.10. This restriction does not apply outside the semester or term-time, provided that 
during term-time the development is occupied only by university students. This 
ensures opportunity for efficient use of the buildings for short-stay visitors, whilst 
providing permanent university student accommodation when needed. The 
application is also seeking permission for out-of term vacation use and as such 
officers would see no reason to object to this.

10.11. Sites and Housing Plan Policy HP5 also sets out that development of 20 or more 
bedrooms will be required to provide some indoor and outdoor communal space; 
a management plan that is implemented on first occupation; and an undertaking 
that prevents residents from parking their cars anywhere on site, and anywhere 
in Oxford.  The plans show that the scheme would be designed around a cluster 
flat arrangement with sizeable kitchens providing indoor communal space, and 
an external amenity area to the rear of the building.

10.12. A student management plan should be secured by condition.  The document 
also makes clear that students will be expected to sign a tenancy agreement 
which includes a clause that prevents them from bring their cars into Oxford, 
which is a long-standing requirement of student accommodation within the city.  
These matters should also be secured by condition.
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Affordable Housing

10.13. Sites and Housing Plan Policy HP6 states that new student accommodation of 
20 or more bedrooms will be required to make a financial contribution towards 
delivering affordable housing elsewhere in Oxford.  This contribution is 
calculated on the basis of the residential floor space measured internally x a rate 
per m² plus a 5% admin fee.

10.14. The applicant accepts that the proposal would qualify for an affordable housing 
contribution and that this will be secured by a legal agreement.  Based on current 
floor areas shown on the plan it is likely that the development would generate a 
contribution of approximately £169,484.14.

10.15. It is understood that planning permission was previously granted for the provision 
of 4 affordable dwellings on this site as part of the redevelopment of the former 
B&Q retail unit under 11/02032/FUL.  This part of the permission was never 
implemented and is therefore unlikely to come forward.  Whilst the comments of 
local residents about this being a more appropriate use for the site are 
understood, there are no grounds to object to the principle of providing student 
accommodation.  Notwithstanding this however, the development will still be 
making a contribution towards providing affordable housing within the city 
through this policy.

Design and Impact on Character of Surrounding Area

10.16. The NPPF requires that local authorities seek high quality design and a good 
standard of amenity for all existing and future occupants of land and buildings. It 
suggests that opportunities should be taken through the design of new 
development to improve the character and quality of an area and the way it 
functions. Policies CP1, CP6 and CP8 of the Oxford Local Plan, together with 
Policy CS18 of the Core Strategy and Policies HP9, HP13 and HP14 of the Sites 
and Housing Plan in combination require that development proposals incorporate 
high standards of design and respect local character.

10.17. Layout: The site would be laid out to ensure that the main built form fronts onto 
the street and respects the linear street pattern of Rymers Lane, and also makes 
use of the large retail warehouse units to accommodate the built form that 
extends to the rear of the site.  The positioning of ground floor uses and layout of 
rooms has enabled frontages onto Rymers Lane to be ‘active’. Thought has been 
given to the rhythm and articulation of windows on upper storeys to ensure that 
there is surveillance over the street and privacy to adjacent properties. The 
retention of the stone wall is also welcome.

10.18. Scale: The proposed development seeks to emulate the industrial heritage of the 
site and its surroundings and create a transition between the industrial scale of 
buildings to the south and residential properties in the north.  The 
accommodation would take the form of three blocks, with two three storey blocks 
at the southern end and centrally, and a second storey block to the north 
alongside the Victorian terrace. Officers welcome the approach taken and the 
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aspiration to read as a series of mill buildings.  The size and scale of the building 
follows the indicative plans approved as part of the outline permission.  As such 
officers consider that the scale of the built form is acceptable and would be an 
appropriate response to making best use of the site, whilst also respecting the 
character of the surrounding area.

10.19. Appearance: The Design and Access Statement has indicated that the concept 
for the building’s appearance is to reflect that of the Victorian Terrace.  As with 
the outline permission the windows at first floor level have been designed to align 
with the terrace.  It would be important to ensure that the materials used in the 
building relate to the surrounding buildings.  This could be dealt with through an 
appropriately worded condition which seeks approval of these.

10.20. In summary, officers would reiterate the comments made with respect to the 
masterplan approved at outline stage.  The proposed scale and density of the 
development could be accommodated within the plot and the building has been 
designed in a manner that follow basic urban design principles and establish a 
clear sense of place that responds to the surrounding area, and also special 
character of the adjacent Beauchamp Lane Conservation Area.  As such the 
overall scale of the development would accord with the aims of Oxford Core 
Strategy Policy CS18, Sites and Housing Plan Policy HP9, and Oxford Local 
Plan Policies CP1, CP8, CP9, CP10 and HE7.

Impact on Neighbouring Amenity

10.21. Policy CP10 of the Local Plan requires development proposals to be sited in a 
manner which meets functional need, but also in a manner that safeguards the 
amenities of other properties.  There are a number of residential properties in the 
surrounding area that the development will need to consider how it relates to in 
order to ensure there is no impact.

10.22. The property most likely to be affected by the proposal would be 2 Rymers Lane 
which lies to the north of the site, and has an east facing rear garden.  This 
terrace has been extended over time, with a two-storey extension added in 1999 
to bring the property closer to the application site.  A sunlight and daylight study 
has been provided with the application to set out how the scheme has been 
designed to avoid any impact on this property.  The built form has been laid out 
to follow the linear street pattern of Rymers Lane, and does not extend beyond a 
45 degree line measured from the first floor and dormer windows in the rear 
elevation of the extended part of 2 Rymers Lane.  The overall height of the 
building closest to this property steps down from the three storey height of the 
central and southern block.  This has been reduced further since submission to 
ensure that the height reflects that of the terrace.   It is noted that there is a 
window in the side elevation of this adjoining property, but it would appear to 
serve the accommodation in the roof as part of a stairwell to the loft room, and 
this is supported by the plans for the extension (99/00103/NF).  It is not the only 
source of light to this room, given there are rooflights in the front roof slope and 
also a dormer to the rear.  Therefore whilst there would be some impact on this 
window, officers consider that it would not be so significant to justify refusal of 
the scheme.  The linear development pattern means that the majority of windows 
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face towards the rear of the site and so will not create any overlooking issues of 
this adjoining property (or indeed the remaining properties in the terrace).  There 
would be a three storey element alongside the retail units in the south that would 
have windows facing due north however there would be sufficient separation 
distance to prevent any adverse overlooking.

10.23. Overall officers consider that the development has been designed to minimise 
the impact upon this adjoining property at 2 Rymers Lane in terms of loss of light, 
overbearing impact, or privacy.  It is also considered that the proposal will not 
create any similar adverse impacts upon the other properties in the Rymers Lane 
terrace or on the opposite side of the road.

Transport 

10.24. In highway terms the development is identical to the outline permission approved 
under 16/01997/OUT.  A Transport Statement has been submitted with the 
application which considers the highway impacts of the proposed development.

10.25. Traffic Impact:  The student accommodation would be largely ‘car-free’ in 
accordance with Sites and Housing Plan Policy HP5.  The only parking being for 
disabled spaces.

10.26. In terms of traffic generation it is considered likely that the development will 
result in fewer trips than the extant planning permission for the residential 
development on the site, which had approximately 6 parking spaces.  The 
development would have potential to cause disruption during the times of the 
year when students are moving into and out of the accommodation.  The Local 
Highways Authority have stated that it would be vital that the loading / unloading 
of belongings at the beginning and end of the year does not take place from the 
local highway as this could cause obstructions on Rymers Lane and possibly 
Church Cowley Road.

10.27. In order to deal with this matter the student management plan secured by 
condition should also include details of the arrangements for pick up and drop off 
of belongings.  It is recommended that this should be managed in a similar 
fashion to other student accommodation across the city, which would be through 
an allotted time process which minimises the potential for these movements to 
impact the highway network.

10.28. Car-Free Development: The student accommodation would be ‘car-free’ with the 
exception of two disabled parking spaces.  As stated within Sites and Housing 
Plan Policy HP5 the eventual operator of the accommodation will be required to 
provide an undertaking that prevents residents of the accommodation from 
parking their cars anywhere on site, and anywhere in Oxford.  This is a 
longstanding policy requirement for student accommodation across the whole 
city, and is managed through clauses within the tenancy agreements for the 
occupants. Sites and Housing Plan Policy HP16 also states that student 
accommodation should only be provided with operational and disabled parking.

  

38



13

10.29. The application site is within a highly accessible location in the Primary District 
Centre where there are a wide range of services in close proximity to the site and 
also excellent public transport links to the rest of the city.  As a result the location 
is eminently suitable for a car-free scheme.

10.30. In contrast to the outline permission, the Local Highways Authority have now 
raised an objection to the development over concerns that there are no parking 
controls on street to assist in preventing students and other potential users of the 
development from parking in the residential roads surrounding the street.  They 
recognise that tenancy agreements will be required to stipulate that students do 
not bring cars into Oxford, but have questioned whether this is enforceable, and 
provided an example of an accommodation block (Slade Park in Headington) 
where this has not worked and resulted in students parking on the highway.  The 
Highways Authority has stated that area does not currently have a Controlled 
Parking Zone and so requests that the development contributes towards the 
consultation and implementation of a future CPZ in order to directly mitigate any 
impact the development could have and without this the County Council would 
object to the application.

10.31. In response officers would make members aware that the county council made 
identical comments on the outline application, but in doing so had not ‘objected’ 
to the proposal.  The ‘car-free’ nature of student accommodation and the method 
for controlling this through tenancy agreements is a long-standing development 
plan policy for student accommodation, which has been accepted by Inspectors 
at the respective Examinations in Public for the numerous development plan 
documents in which this has been included.  It has also been applied to 
speculative student accommodation developments and those for named 
institutions for some time now.  Any issues that may have occurred with respect 
to a single facility (i.e. Slade Park) needs to be balanced against the high 
number of student accommodation facilities across the city where this is 
successfully managed by the operators or institutions.  Similarly, the County 
Council has provided no evidence to corroborate their assertions about Slade 
Park in Headington.   As such officers consider that it would be unreasonable to 
seek additional controls beyond those set out within the adopted development 
plan policies for student accommodation.

10.32. In addition to this, officers would advise members that although the County 
Council have made a request for a financial contribution towards the 
implementation of a CPZ, this cannot be secured as part of this planning 
permission because the mechanism for raising such funds is through the 
Community Infrastructure Levy (CIL).  It would be a matter for the applicant to 
take up directly with the Highways Authority as to whether they are prepared to 
provide a financial contribution through a S278 agreement outside of the CIL 
regime (as has happened in the redevelopment of Templars Square) but 
permission could not be withheld on that basis.

10.33. Vehicle Access: The proposed vehicle access is to be taken from Rymers Lane, 
and will require alterations to the existing dropped kerb.  There would be suitable 
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visibility for this access, however, the Local Highways Authority have 
recommended that a condition is imposed which seeks details of the access.

10.34. On-street parking currently takes place on Rymers Lane where the 
current/proposed access to the site is located. Whilst there is no formal signing 
of the parking here the parking bays are marked. It is the Local Highway 
Authority’s view that a short section of double yellow lines should be introduced 
in order to protect the proposed access. This will be carried out at the applicant’s 
expense and also requires a Traffic Regulation Order which the County Council 
would draft and need to consult on.

10.35. Cycle parking: The development will provide 41 cycle parking spaces are 
proposed (albeit the Ground Floor Plan says 42). This is a higher number of 
secure and covered cycle parking spaces than is required under the standards 
set out in Policy HP15 of the Sites and Housing Plan. This higher provision is 
welcomed, as it promotes cycling among the site's users.  The cycle parking 
spaces are to be sited in an appropriate location at the rear of the site with direct 
access onto the site access road and then onto Rymers Lane.  It is also 
welcomed that electric charging points are to be provided for bicycles.

10.36. Servicing Arrangements: The Transport Statement indicates that the refuse 
collections will be taken from Rymers Lane. Accordingly, the refuse store is 
appropriately located at the southern part of the site with dedicated access to 
Rymers Lane, albeit the access lane appears narrow compared to the size of the 
refuse/recycle bins.  The condition requiring details of the refuse storage should 
include the widening of the pathway to the front of the site, which would be easily 
achievable.

10.37. Travel Plan:  A Travel Plan and Student Travel information Pack has been 
submitted with the application. The Local Highways Authority has stated that this 
is a comprehensive document that could be further improved by the inclusion of 
the Oxford Cycle Map. It would also be good to see the inclusion of large scale 
location plan with the accommodation at the centre showing bus stops, local 
facilities such as shops, key student destinations, etc.

10.38. If the students living in the accommodation have access to them the free cycle 
repair workshops that the university runs on behalf of its students and staff would 
be worth a mention. It would also be good to include a selection of the cycle 
shops which are closest to the development and offer sales, service and repair 
facilities.   Information on how student arrivals and departures will be managed at 
the beginning and end of term should be included.  The car-free nature of the 
development should also feature in the information. It should be made clear to 
potential student residents that they are not expected to have a vehicle with 
them.  These documents could be developed further to take on board these 
comments, and as such should be required by condition.

10.39. Overall the proposed development is considered acceptable in highway terms, 
subject to the above conditions in accordance with the aims of Oxford Local Plan 
Policies CP1, CP10, TR1 and TR4 and Sites and Housing Plan Policies HP5 and 
HP15
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Landscaping

10.40. The application has not included details of landscaping.  Nevertheless officers 
would make the following comment after a review of the indicative site plans 
submitted with the application.

10.41. The Trees surrounding the site are not subject to any form of protection.  The 
proposals do not require the removal of existing trees and provide an opportunity 
for new soft landscaping along Rymers lane frontage which will help ‘green’ the 
area.  Any retained trees adjacent to the site must be adequately protected 
during development; new hard surface within their Root Protection Areas should 
be appropriately designed, and underground utility services and drainage should 
be routed outside of their RPAs; details can be required by condition if planning 
permission is granted. 

Archaeology

10.42. An Archaeological Desk Based Assessment has been submitted with the 
application.  The site has some interest because map evidence suggests that it 
was occupied by a farm from the early 19th century at least and that the farm 
buildings were subsequently incorporated into the emerging Steam Plough 
Company site from the 1860s onwards. The boundary walls do not appear to be 
a survival of the original farm which fronted onto Rymers Lane and appear to 
relate to a later period of rebuilding. The courtyard formed by the farm buildings 
appears to have been demolished and replaced by industrial  buildings by 1955.

10.43. The site has been subject to limited evaluation trenching (Oxford Archaeology 
2012). The evaluation identified iron piping, ceramic drain, brick walls and 
limestone block foundations belonging to the 19th and 20th century buildings 
belonging to the Oxford Steam Plough Company. The small sample did not 
identify any remains that would suggest a specialised function for the buildings 
on this plot. The main assembly building appears to have been located further to 
the south-east, off the current application  site.

10.44. Having considered the history of rebuilding on this site and the limited results of 
the archaeological evaluation trenching officers would not request any further 
recording work in relation to this proposal.

Noise

10.45. A Noise Assessment has been submitted with the application.  The report using 
qualitative and quantitative data accepts that there are high ambient noise levels 
to which this site is subjected and confirms that to achieve satisfactory internal 
values it will be necessary for windows to remain in the closed position and a 
separate form of ventilation system provided to the rooms in the accommodation.

10.46. Environmental Health Officers would raise no objections to the use of separate 
forms of ventilation, but have recommended that conditions be attached to 
ensure that the scheme is designed to ensure that the rooms achieve the British 
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Standard BS8233:14 levels

Sustainability

10.47. Sites and Housing Plan Policy HP11 states that student accommodation 
proposals of 20 or more bedrooms will be required to include at least 20% of 
their energy needs from on-site renewables or low carbon technologies.

10.48. An Energy & Sustainability Statement has been submitted with the application.  
The document has indicated that a fabric first approach will be adopted with high 
levels of insulation and low air permeability to reduce heat loss, and the use of 
low energy lighting and ‘A’ rated white goods.  There will also be a highly efficient 
communal gas fired boiler in conjunction with Combined Heat and Power for 
space heating, and solar pv panels.  Through these methods they will be able to 
make a 23% reduction in CO2 emissions from on-site renewable technologies.

Other Matters

10.49. Drainage:  The proposed drainage strategy does not follow a Sustainable Urban 
Drainage hierarchy.  It is considered that the drainage should ensure that it is 
connected to the surface water sewer within Rymers Lane as this would result in 
greater betterment from the proposal (as the clean water will be separated from 
the foul, and therefore the sewer undertaker will not be unnecessarily treating 
surface water).

10.50. As with the outline permission, a condition should be attached seeking prior 
approval of a full drainage strategy for the site.

10.51. Air Quality: The Air Quality Assessment submitted with the application has 
considered potential impacts of vehicle exhaust emissions on air quality during 
the operational phase of the proposed development. Only 2 disabled parking 
spaces are proposed for this development, and no emissions-producing energy 
unit is proposed.

10.52. Therefore, the assessment considered whether the existing air quality and 
predicted future air quality would impact the receptors introduced from the 
proposed development. Based on the assessment results, air quality issues are 
not considered a constraint to planning consent for the proposed development.

10.53. Land Quality: A Phase 1 Desk Study and Phase 2 Site Investigation have been 
submitted with the application. The report has been undertaken in accordance 
with the Environment Agency Guidance CLR11. Former potentially contaminative 
land use on the site was identified to be steam ploughing works, engineering 
works, and potential infilling during the redevelopment of the adjacent retail park. 
Made ground was identified across the site. Soil samples were taken from 6 
locations across the site, which were compared to generic assessment criteria 
for a residential without plant uptake end use. There was no widespread 
contamination identified across the site, however a hotspot of lead in the made 
ground was identified at TP1 in the southwest corner of the site. This was in an 
area of proposed soft landscaping, and it was therefore recommended that the 
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hotspot be removed and replaced with a clean cover system. It was further 
recommended that a remedial statement be issued to detail the specifics of the 
proposed remediation and validation plan.

10.54. Officers agree with the overall assessment and recommendations of this report. 
It is acknowledged that the layout of the proposed development has changed 
since the production of this report. Therefore any subsequent reports should 
reflect the most current proposed or approved layout plans.  A condition should 
be attached to secure the remedial statement and validation report. 

10.55. Ecology: The site is currently vacant and therefore it will not have any adverse 
impact upon biodiversity.  However in accordance with Oxford Core Policy CS12 
opportunities should be taken (including through planning conditions or 
obligations) to: ensure the inclusion of features beneficial to biodiversity (or 
geological conservation) within new developments throughout Oxford.  A 
condition should therefore be attached which requires details of all biodiversity 
enhancements.

11. CONCLUSION

11.1. The proposal is considered to be in accordance with the relevant policies of the 
Oxford Core Strategy 2026, Oxford Local Plan 2001-2016, Sites and Housing 
Plan 2011-2026, and National Planning Policy Framework and therefore officer’s 
recommendation to the Members of the East Area Planning Committee is to 
approve the development.

11.2. It is recommended that the Committee resolve to grant planning permission for the 
development proposed subject to the satisfactory completion (under authority 
delegated to the Head of Planning, Sustainable Development and Regulatory) of 
a legal agreement under section 106 of the Town and Country Planning Act 
1990.

12. CONDITIONS

 1 The development to which this permission relates must be begun not later than the 
expiration of three years from the date of this permission.

Reason: In accordance with Section 91(1) of the Town and Country Planning Act 
1990 as amended by the Planning Compulsory Purchase Act 2004.

 2 The development referred to shall be constructed strictly in complete accordance with 
the specifications in the application and the submitted plans.

Reason: To avoid doubt as no objection is raised only in respect of the deemed 
consent application as submitted and to ensure an acceptable development as 
indicated on the submitted drawings.

 3 Samples of the exterior materials to be used shall be submitted to, and approved in 
writing by, the Local Planning Authority before the start of work on the site and only 
the approved materials shall be used.
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Reason: In the interests of visual amenity in accordance with policies CP1 and CP8 
of the Adopted Oxford Local Plan 2001-2016.

 4 A landscape plan shall be submitted to, and approved in writing by, the Local 
Planning Authority before development starts.  The plan shall include a survey of 
existing trees showing sizes and species, and indicate which (if any) it is requested 
should be removed, and shall show in detail all proposed tree and shrub planting, 
treatment of paved areas, and areas to be grassed or finished in a similar manner.

Reason: In the interests of visual amenity in accordance with policies CP1, CP11 and 
NE15 of the Adopted Local Plan 2001-2016.

 5 The landscaping proposals as approved by the Local Planning Authority shall be 
carried out upon substantial completion of the development and be completed not 
later than the first planting season after  substantial completion.

Reason: In the interests of visual amenity in accordance with policies CP1 and CP11 
of the Adopted Local Plan 2001-2016.

 6 Prior to the start of any work on site including site clearance, details of the design of 
all new hard surfaces and a method statement for their construction shall be 
submitted to and approved in writing by the Local Planning Authority.  Details shall 
take into account the need to avoid any excavation within the rooting area of any 
retained tree and where appropriate the Local Planning Authority will expect "no-dig" 
techniques to be used, which might require hard surfaces to be constructed on top of 
existing soil levels using treated timber edging and pegs to retain the built up 
material.

Reason: To avoid damage to the roots of retained trees.  In accordance with policies 
CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016.

 7 Prior to the start of any work on site, details of the location of all underground 
services and soakaways shall be submitted to and approved in writing by the Local 
Planning Authority (LPA). The location of underground services and soakaways shall 
take account of the need to avoid excavation within the Root Protection Areas (RPA) 
of retained trees as defined in the British Standard 5837:2012- 'Trees in relation to 
design, demolition and construction-Recommendations'. Works shall only be carried 
in accordance with the approved details.

Reason: To avoid damage to the roots of retained trees; in support of Adopted Local 
Plan Policies CP1,CP11 and NE15.

 8 Detailed measures for the protection of trees to be retained during the development 
shall be submitted to, and approved in writing by, the Local Planning Authority (LPA) 
before any works on site begin.  Such measures shall include scale plans indicating 
the positions of barrier fencing and/or ground protection materials to protect Root 
Protection Areas (RPAs) of retained trees and/or create Construction Exclusion 
Zones (CEZ) around retained trees. Unless otherwise agreed in writing by the LPA 
the approved measures shall be in accordance with relevant sections of BS 
5837:2012 Trees in Relation to Design, Demolition and Construction- 
Recommendations. The approved measures shall be in place before the start of any 
work on site and shall be retained for the duration of construction unless otherwise 
agreed in writing by the LPA. Prior to the commencement of any works on site the 
LPA shall be informed in writing when the approved measures are in place in order to 
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allow Officers to make an inspection. No works or other activities including storage of 
materials shall take place within CEZs unless otherwise agreed in writing by the LPA. 

Reason: To protect retained trees during construction.  In accordance with policies 
CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016.

 9 A detailed statement setting out the methods of working within the Root Protection 
Areas of retained trees shall be submitted to and approved in writing by the Local 
Planning Authority (LPA) before any works on site begin. Such details shall take 
account of the need to avoid damage to tree roots through excavation, ground 
skimming, vehicle compaction and chemical spillages including lime and cement. The 
development shall be carried out in strict accordance with of the approved AMS 
unless otherwise agreed in writing by the LPA.

Reason: To protect retained trees during construction.   In accordance with policies 
CP1,CP11 and NE16 of the Adopted Local Plan 2001-2016.

10 (i) The student accommodation hereby permitted shall only be occupied during term 
time by students in full time education on courses of an academic year or more. 

(ii) Outside term time the permitted use may be extended to include accommodation 
for cultural and academic visitors and for conference and summer school delegates. 
The buildings shall be used for no other purpose without the prior written approval of 
the Local Planning Authority. 

Reason: In order to maintain the availability of appropriate student accommodation in 
accordance with policy CS25 of the Adopted Oxford Core Strategy 2026. 

11 The student study bedrooms comprised in the development shall not be occupied 
until the wording of a clause in the tenancy agreement under which the study 
bedrooms are to be occupied restricting students resident at the premises (other than 
those registered disabled) from bringing or keeping a motor vehicle in the city has 
been submitted to and approved by the local planning authority; and the study 
bedrooms shall only be let on tenancies which include that clause or any alternative 
approved by the local planning authority. 

Reason: To ensure that the development does not generate a level of vehicular 
parking which would be prejudicial to highway safety, or cause parking stress in the 
immediate locality, in accordance with policies CP1, TR12, ED6 and ED8 of the 
Adopted Oxford Local Plan 2001-2016 and Policy HP5 of the Sites and Housing Plan 
2011-2026 

12 The development shall not be occupied unit a Student Management Plan has been 
submitted to and approved in writing by the Local Planning Authority.  The approved 
management plan shall be brought into operation upon first occupation of the 
development and remain in place at all times thereafter unless otherwise agreed in 
writing beforehand by the Local Planning Authority. 

Reason: To avoid doubt and in order to ensure the development is appropriately 
managed so as to protect the amenities of neighbouring occupiers, in accordance 
with policy CS25 of the Oxford Core Strategy 2026.

13 Prior to first occupation a Student Travel and Information Pack shall be submitted to 
and approved by the Local Planning Authority. The first residents of each dwelling 
shall be provided with a copy of the approved Travel Information Pack.
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Reason: to encourage the use of sustainable modes of transport.

14 A Construction Traffic Management Plan should be submitted to the Local Planning
Authority and agreed prior to commencement of works. This should identify:

-The routing of construction vehicles and management of their movement into and 
out of the site by a qualified and certificated banksman,
-Access arrangements and times of movement of construction vehicles (to minimise 
the impact on the surrounding highway network),
-Details of wheel cleaning / wash facilities to prevent mud, etc from migrating on to 
the adjacent highway,
-Contact details for the Site Supervisor responsible for on-site works,
-Parking provision for site related worker vehicles,
-Details of times for construction traffic and delivery vehicles, which must be outside 
network peak and school peak hours,
-Engagement with local residents and businesses.

Reason: In the interests of highway safety and to mitigate the impact of construction 
vehicles on the surrounding network, road infrastructure and local residents, 
particularly at peak traffic times.

15 Development shall not commence until a drainage strategy detailing any on and/or 
off site drainage works, has been submitted to and approved by, the local planning 
authority in consultation with the sewerage undertaker. No discharge of foul or 
surface water from the site shall be accepted into the public system until the drainage 
works referred to in the strategy have been completed.  The scheme shall also 
include: 
-Discharge Rates 
-Discharge Volumes 
-Maintenance and management of SUDS features 
-Sizing of features - attenuation volume 
-Infiltration in accordance with BRE365 
-Detailed drainage layout with pipe numbers 
-SUDS (list the suds features mentioned within the FRA to ensure they are carried 
forward into the detailed drainage strategy) 
-Network drainage calculations 

The development shall be carried out in accordance with the approved details.

Reason: The development may lead to sewage flooding; to ensure that sufficient 
capacity is made available to cope with the new development; and in order to avoid 
adverse environmental impact upon the community

16 That prior to the first occupation details of the refuse and cycle storage for the 
development shall be submitted to and approved in writing by the Local Planning 
Authority. The refuse and cycle storage shall be provided in accordance with these 
approved details prior to the development being first occupied, and shall be retained 
thereafter unless otherwise agreed in writing by the Local Planning Authority. 

Reason: In the interests of residential amenity, and in accordance with Policies CP1, 
and CP10 of the Oxford Local Plan 2001-2016 and Policy HP13 of the Sites and 
Housing Plan 2011-2026 
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17 All internal living and sleeping areas within either building hereby approved will be 
designed to meet BS8233:14 noise criteria. Where windows need to remain in the 
closed position to achieve such levels, the development shall install a proper system 
of ventilation to meet requirements of Building Regulations 2010 (Document F1). 

In respect of proposed mechanical plant, the development shall ensure that the noise 
level generated by the installation does not impact adversely on the nearest noise 
sensitive receptor. For this purpose all plant shall be designed to meet requirements 
of BS4142:14 to ensure rating level does not rise above measured background value. 

Reasons: In the interests of the amenities of occupiers in accordance with policy 
CP21 of the adopted Oxford Local Plan 2001-2016 

18 No work shall commence until details of the sustainability measures to be 
incorporated into the development in order to meet the target set out in Sites and 
Housing Plan Policy HP11 have been submitted to and approved in writing by the 
Local Planning Authority.  The energy efficiency measures shall be implemented and 
retained thereafter unless otherwise agreed in writing by the Local Planning 
Authority.

Reason: To minimise carbon emissions in accordance with policy CS9 of the Oxford  
Core Strategy 2026.

19 Prior to the commencement of the development, details of biodiversity enhancement 
measures including at least 5 x bird nesting devices shall be submitted to and 
approved in writing by the local planning authority. The approved measures shall be 
incorporated into the scheme and be fully constructed prior to occupation of the 
approved dwellings and retained as such thereafter.

Reason: In the interests of improving the biodiversity of the City in accordance with 
NPPF and policy CS12 of the Oxford Core Strategy 2026.

20 Prior to the commencement of the development a contaminated land phased risk 
assessment shall be carried out by a competent person in accordance with current 
government and Environment Agency Guidance and Approved Codes of Practice. 
Each phase shall be submitted in writing and approved by the LPA.

Phase 1 and 2 have already been submitted to and approved by the LPA.

Phase 3 requires that a remediation strategy, validation plan, and/or monitoring plan 
be submitted to and approved by the LPA to ensure the site will be suitable for its 
proposed use.

Reason- To ensure that any ground and water contamination is identified and 
adequately addressed to ensure the safety of the development, the environment and 
to ensure the site is suitable for the proposed use in accordance with the 
requirements of policy CP22 of the Oxford Local Plan 2001-2016.

21 The development shall not be occupied until any approved remedial works have been 
carried out and a full validation report has been submitted to and approved by the 
Local Planning Authority. 

Reason: To ensure that any ground and water contamination is identified and 
adequately addressed to ensure the safety of the development, the environment and 
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to ensure the site is suitable for the proposed use in accordance with the 
requirements of policy CP22 of the Oxford Local Plan 2001-2016.

22 No piling shall take place until a piling method statement (detailing the depth and type 
of piling to be undertaken and the methodology by which such piling will be carried 
out, including measures to prevent and minimise the potential for damage to 
subsurface water infrastructure, and the programme for the works) has been 
submitted to and approved in writing by the local planning authority in consultation 
with Thames Water. Any piling must be undertaken in accordance with the terms of 
the approved piling method statement. 

Reason: The proposed works will be in close proximity to underground water utility 
infrastructure. Piling has the potential to impact on local underground water utility 
infrastructure.

INFORMATIVES

 1 The development hereby permitted is liable to pay the Community Infrastructure 
Levy. The Liability Notice issued by Oxford City Council will state the current 
chargeable amount.  A revised Liability Notice will be issued if this amount changes.  
Anyone can formally assume liability to pay, but if no one does so then liability will 
rest with the landowner.  There are certain legal requirements that must be complied 
with.  For instance, whoever will pay the levy must submit an Assumption of Liability 
form and a Commencement Notice to Oxford City Council prior to commencement of 
development.  For more information see: www.oxford.gov.uk/CIL

 2 In accordance with guidance set out in the National Planning Policy Framework, the 
Council tries to work positively and proactively with applicants towards achieving 
sustainable development that accords with the Development Plan and national 
planning policy objectives. This includes the offer of pre-application advice and, 
where reasonable and appropriate, the opportunity to submit amended proposals as 
well as time for constructive discussions during the course of the determination of an 
application. However, development that is not sustainable and that fails to accord 
with the requirements of the Development Plan and/or relevant national policy 
guidance will normally be refused. The Council expects applicants and their agents to 
adopt a similarly proactive approach in pursuit of sustainable development.

 3 Any alterations to the public highway will be at the applicant's expense and to 
Oxfordshire County Council's standards and specifications. Written permission must 
be gained from the Oxfordshire County Council (Contact - 0845 310 1111 or refer to 
https://www.oxfordshire.gov.uk/cms/content/dropped-kerbs for  this action).

APPENDICES

HUMAN RIGHTS ACT 1998

Officers have considered the implications of the Human Rights Act 1998 in reaching a 
recommendation to grant 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 freedom of others or the control of 
his/her property in this way is in accordance with the general interest.
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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
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