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EAST AREA PLANNING COMMITTEE 6th December 2017 

 

Application Number: 17/02140/FUL 

  

Decision Due by: 13th November 2017 

  

Extension of Time: 29th December 2017 

  

Proposal: Demolition of existing buildings. Erection of new student 
accommodation comprising of 885 student rooms (of which 
46 would be fully accessible), communal areas and amenity 
provision, associated cafe and shop, laundrettes, plant 
room and electricity substation, new vehicular and 
pedestrian access to James Wolfe Road and closure of 
existing, cycle parking, landscaping and new enclosures. 
Use of student accommodation outside term time by cultural 
and academic visitors and by conference and summer 
school delegates. 

  

Site Address: British Telecom, James Wolfe Road (see Appendix 1) 
  

Ward: Lye Valley Ward 

 

Case Officer 

 

Nadia Robinson  

Agent:  Mr Simon Sharp Applicant:  Unite Students 

 

Reason at Committee: Major application 
 

 

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 Section 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; 
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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  
 
3. Complete the Section 106 legal agreement referred to above and issue the 
planning permission. 

 
 

2. EXECUTIVE SUMMARY 

 
2.1. This report considers an application for the redevelopment of previously 

developed land for student accommodation of 885 study bedrooms. 
 
2.2. The key matters for assessment set out in this report include the following: 

 

 Principle of development 

 Design 

 Neighbouring amenity 

 Transport 

 Arboricultural issues 

 Flood risk and drainage 

 Ecology and biodiversity 

 Energy and sustainability 

 Air quality 

 Land quality 
 

2.3. The report concludes that the development complies with national and local 
planning policy and recommends approval, subject to conditions and legal 
agreement. 
 

3. LEGAL AGREEMENT 

 
3.1. This application is subject to a legal agreement to restrict occupancy to students 

in full-time education on courses of an academic year or more, to secure 
payment of an affordable housing contribution if Oxford Brookes University is 
unable to renew the nominations agreement to the development for a further 10 
years at the end of the current nominations agreement, to ensure the developer 
makes best endeavours to provide the accommodation for full occupation in 
September 2019, and for a travel plan monitoring fee. 
 

3.2. The agreement would also require the developer to enter into a Section 278 legal 
agreement with Oxfordshire County Council to secure the relocation of the 
northbound bus stop outside the application site, and highways work in 
connection with access changes on James Wolfe Road. 

 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

16



3 
 

 
4.1. The proposal is liable for a £2,342,100.17 CIL payment.  

 

5. SITE AND SURROUNDINGS 

 
5.1. The application site, the BT engineering depot, lies on the south-eastern side of 

Hollow Way at its junction with James Wolfe Road. The site is bordered by 
residential development to the north-east and south-east. On the south-western 
side of James Wolfe Way lies the driving test centre and the four to five storey 
Paul Kent Hall student accommodation for Oxford Brookes students. To the 
north-west lies Hollow Way with the Southfield Golf Course beyond, behind a 
strong tree screen. The Lye Valley Site of Special Scientific Interest (SSSI) is 
located some 600 metres to the north-west of the site.  
 

5.2. The largely flat site covers an area of 1.58 hectares and is accessed from 
entrances on James Wolfe Road. The western two-thirds of the site are empty, 
having been occupied until 2016 by the surviving, mid-nineteenth century 
buildings of the former army barracks. These buildings have now been 
demolished. The eastern third of the site is currently occupied by a number of 
metal sheds and open yards that have been occupied as a service yard for BT 
vehicles. The entirety of the western, Hollow Way boundary of the site is formed 
from an approximately two-metre-high, coursed, rubble-stone wall that originally 
bounded the entire barracks site. Until the 1970s an imposing ‘keep’ building in 
similar stone facing to the surviving boundary wall, sat at the south-western 
corner of the site. 
 

5.3. There are bus and cycle routes from the site with connections to the city centre, 
Headington and the Oxford Brookes University (OBU) Headington campus at 
Gipsy Lane. There is a small retail park at the junction of Horspath Driftway and 
Eastern Bypass to the east which has a supermarket, and there are a few small 
local shops on Hollow Way. Crescent Hall student accommodation for Brookes 
students lies less than 600 metres from the site, to the south-west of the 
application site. 
 

5.4. See site plan below: 
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6. PROPOSAL 
 
6.1. The application proposes the demolition of the remaining BT buildings on site 

and the erection of a number of buildings of varying size, height and mass to 
provide 885 student rooms in clusters of five to ten, plus communal areas, 
facilities such as launderettes, student collaboration spaces and outdoor amenity 
space. A retail unit, café, one of the student collaboration spaces and 
management suite are proposed around a small public square with outdoor 
seating off James Wolfe Road, allowing for public access to these facilities. The 
site would also accommodate a plant room, various stores and, in the south-west 
corner, an electricity substation.  
 

6.2. Nine disabled and seven staff parking bays are proposed, with the landscaping 
organised to allow for 30 additional spaces at the start and end of term for 
student arrival and departures. Parking for 668 cycles is proposed for the use of 
residents, staff and visitors. 
 

6.3. The two vehicular access points on James Wolfe Road are proposed to be 
replaced with a single new access point lining up with the layout of Paul Kent 
Hall. The newer wall along James Wolfe Road is to be removed, as is a small 
portion of the historic wall close to the junction with James Wolfe Road. A 
pedestrian access from the site onto Hollow Way is proposed through the wall. 
 

6.4. The accommodation is proposed to be occupied by Oxford Brookes students 
during term-time with use outside of term-time for academic visitors, conference 
and summer school delegates. 
 

6.5. The application follows a pre-application process with the Council that began in 
early 2016. A number of pre-application meetings have taken place, and the 
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scheme has been reviewed by the Oxford Design Review Panel (ODRP) on two 

occasions (see Appendix 2 for ODRP letters). A public consultation event was 
held in October 2016. 
 

6.6. The main points in the scheme’s evolution from the original proposal are: 
 

 Increase in study bedroom numbers through rationalisation of layouts, 
reduction in room sizes, and alterations to the communal areas, café, retail 
unit, and community space (supported by OBU because smaller rooms 
encourage student interaction and increase affordability); 

 Alterations to massing to create better symmetry around the ‘parade’ and 
clearer hierarchy across the site; 

 Change to roof form – from flat to pitched with gable ends; 

 Refinements to the form and design of the ‘keep’ building; 

 Alignment of the ‘parade’ with the layout of Paul Kent Hall; 

 Smaller retail unit, café introduced, public access introduced to some facilities; 

 Landscaping proposal developments, particularly along James Wolfe Road, 
and the north-eastern strip within the wall. 

 

7. RELEVANT PLANNING HISTORY 
 
7.1. The table below sets out the relevant planning history for the application site: 

 

 
05/02369/CEU - Application to certify existing use of the site for the following 
purposes: Covered and open storage, parking of motor vehicles, collection and 
storage of motor vehicles, open air vehicle wash, workshops, motor transport 
workshop, offices, training skills workshop, engineering workshop for repair and 
maintenance of telephone equipment as lawful. Approved 30th January 2006. 

 

 
15/02797/DEM - Application to determine whether prior approval is required for 
the method of demolition. Prior approval required and granted 9th November 
2015. 
 

 

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, 56, 57, 61, 
62, 64, 125 

CP1, CP8, 
CP9, CP10,  

CS18,  HP9,  Technical 
Advice Note – 
Waste and 
Bins Storage 
 

19



6 
 

Housing 6, 174 CP6,  CS25,  SP6, HP5, 
HP6,  

Affordable 
housing and 
planning 
obligations 
SPD 
 

Commercial 1, 2  CS1,    

Natural 

Environment 

9, 11, 13, 99, 
103 

CP11, 
NE12, 
NE13, 
NE14, 
NE15,  

CS11, 
CS12,  

  

Social and 

community 

8 CP13, 
CP19,  

CS19,  HP14,   

Transport 4, 35, 36 TR1, TR2,  CS13,  HP15, HP16,  Parking 
Standards 
SPD 

Environmental 10, 97, 109, 
118, 121, 
124 

CP17, 
CP18, 
CP21, 
CP22, 
CP23,  

CS9, CS10,  HP11,  Energy 
Statement 
TAN Natural 
Resource 
Impact 
Assessment 
(NRIA) SPD 
 

Misc 5 CP.13, 
CP.24, 
CP.25 

 MP1  

 
 

9. CONSULTATION RESPONSES 

 
9.1. Site notices were displayed around the application site on 5th September 2017 

and an advertisement was published in The Oxford Times newspaper on 31st 
August 2017. 

 

Statutory Consultees 
 

Oxfordshire County Council (Highways) 
 
9.2. No objection, subject to conditions and legal agreement: 

 
9.3. A Section 278 Agreement must be entered into between the applicant and 

Oxfordshire County Council in order to secure funding of £46,500 towards the 
implementation of on-street parking controls in the vicinity of the development 
site. This Section 278 Agreement must be entered into prior to final planning 
permission being granted and cannot be secured through a planning condition. 

 
9.4. A Section 106 Agreement will be required to secure the following: 
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 Travel Plan monitoring fees of £2,040 

 The following highway works to be completed under Section 278 of the 
Highways Act 1980 (secured through the Section 106 Agreement); 

o The site access from James Wolfe Road and the reinstatement of 
the redundant site access points. 

o The relocation of the northbound bus stop on Hollow Way (currently 
located in front of Paul Kent Hall) and associated highway works. 

 
9.5. Conditions requested in relation to: 

 increased frequency of bus services to Brookes Headington Campus 

 travel plan 

 travel information packs 

 detailed plans showing cycle parking 

 a construction travel management plan 

 student accommodation, servicing and delivery management plan 
 

Oxfordshire County Council (Drainage) 
 
9.6. No objection, subject to sustainable drainage condition. The site appears to be 

an existing impermeable area that could result in betterment for the new 
development i.e. a reduction in impermeable area from 1.6 to 1.2 hectares. We 
would like to see as much infiltration as is possible on the site and this will 
require infiltration testing. 
 
Thames Water 

 
9.7. No objection, subject to conditions. Following initial investigation, Thames Water 

has identified an inability of the existing waste water infrastructure to 
accommodate the needs of this application. Condition recommended to ensure 
that sufficient capacity is made available to cope with the new development. 
Where the developer proposes to discharge to a public sewer, prior approval 
from Thames Water Developer Services will be required. Informative 
recommended for groundwater discharges. The existing water supply 
infrastructure has insufficient capacity to meet the additional demands for the 
proposed development. Thames Water therefore recommend a condition to 
ensure that the water supply infrastructure has sufficient capacity to cope with 
the additional demand. 

 
Environment Agency 
 

9.8. No objection, subject to conditions. We have reviewed the submitted Phase 2 
Site Investigation and, from the information provided, it would indicate that the 
levels of risk to controlled waters is generally small. Further work is proposed, 
which we would support. We have no objections to the proposed development 
providing conditions are applied to any planning permission granted.  

 
Natural England 
 

9.9. No objection (initial objection withdrawn). Following receipt of further information 
on 11/09/2017 (regarding disposal of surface and foul water, including whether 
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there will be discharges into the Lye Brook), Natural England is satisfied that the 
specific issues we have raised in previous correspondence relating to this 
development have been resolved. We therefore consider that there will be no 
significant adverse impacts on designated site(s)/landscapes and withdraw our 
objection. The further information provided has clarified that neither surface or 
foul water will be discharged at a location that would impact upon the Lye Valley 
SSSI. 
 

Public representations 
 
9.10. Letters of comment have been received from addresses within Dene Road, 

Horspath Road, Eastfield Close, Salegate Lane, Kennedy Close, Hunter Close, 
Hundred Acres Close, and Dorchester Court Kidlington. Seven opposed the 
development, two supported and two neither supported nor opposed. 

 
9.11. The Oxford Civic Society and Oxford Bus Company have also commented. A 

petition signed by 96 local residents was submitted by the Bullingdon Community 
Association. Bullingdon Community Association also sent a detailed 
representation.  
 

9.12. In summary, the main points of objection were: 
 

 On-street student parking taking place in the area, not enforced by the 
university 

 Controlled parking zone needed 

 Increased traffic, especially at drop off and pick up times each term 

 James Wolfe Road already congested – access should be from Hollow 
Way 

 Too much student accommodation in the area, changing the character  

 Accommodation for students should be on Brookes sites, e.g. Wheatley 

 Noise and disturbance from students  

 Potential for overlooking to neighbouring properties 

 Unreasonably high number of students proposed for the site 

 Amount of development on site, massing 

 Housing should be provided, not student accommodation 

 No evidence that providing more student accommodation results in HMOs 
being converted back into family housing 

 Safe routes should be provided for pedestrians and cyclists moving 
between the site and the main Brookes campus on Gipsy Lane 

 More direct pedestrian route could be provided to the retail park 

 More cycle parking needed for staff and visitors 

 Local and vacation use of bus services needs to be considered  

 Superior facilities for bus stops should be required 

 Impact of construction traffic and disturbance, construction management 
plan needed 

 Increased pressure on local services with minimal provision of amenities 
for the local community 

 Development should contribute to local facilities which are being lost 

 Air quality deterioration 
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 Query whether this is Environmental Impact Assessment (EIA) 
development 

 Drainage concerns – attenuation tanks not the right solution, sewerage 
capacity not adequate for quantum of development 

 
9.13. In summary, the main points of support were: 

 

 Accommodation is to be welcomed and should help relieve pressure on 
the general housing market 

 Well-designed scheme 

 Better use of land than housing as there is less car use with student 
accommodation 

 Student collaboration space for community hire is welcome 

 Sustainable transport can be secured through the developer being 
required to procure additional bus journeys directly from the bus operator 

 Improved bus shelters and stops can be provided close to the site  
 

Officer response 
 

9.14. The Highways Authority raises the issue of a contribution to on-street parking 
controls (a Controlled Parking Zone (CPZ)). However, the mechanism for raising 
such funds is through the Community Infrastructure Levy and so no additional 
contribution can be required towards the implementation of a CPZ as part of this 
planning application. 
 

9.15. The issue of how Oxford Brookes enforces its no-car policy for students in a 
broader context beyond this planning application has come through strongly from 
the public consultation. Transport, parking and management for this 
development are assessed in later sections of this report; some of the issues 
raised are beyond the control of the application under consideration. The 
applicant has submitted a note outlining Oxford Brookes’s strategy for dealing 
with the issue of on-street car parking. This includes a focus on high levels of 
active and public transport modal shares for travel to the university, incentives 
such a cycle and shower facilities, subsidised or free BROOKESbus travel 
passes, and stringent sanctions for breaching Hall regulations if residents keep a 
car in Oxford. It is noted that local residents may also be part-time students and 
therefore their parking cannot be fully controlled, only more sustainable travel 
behaviour encouraged. 

 
9.16. An EIA screening opinion was provided by Oxford City Council, dated 6 January 

2016, which determined that the proposal was not EIA development. The 
screening opinion was provided for a slightly smaller scheme in terms of number 
of study bedrooms, but the overall layout and massing of the scheme had not 
altered significantly from this previous proposal, and therefore the screening 
opinion still stands. 

 

10. PLANNING MATERIAL CONSIDERATIONS 

 
10.1. Officers consider the determining issues to be: 
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i. Principle of development 
ii. Design 
iii. Neighbouring amenity 
iv. Transport 
v. Arboricultural issues 
vi. Flood risk and drainage 
vii. Ecology and biodiversity 
viii. Energy and sustainability 
ix. Air quality 
x. Land quality 

 

i. Principle of development 
 
10.2. The National Planning Policy Framework (NPPF) and Core Strategy Policy CS2 

encourage the effective use of land by re-using land that has been previously 
developed. This development would seek to make an efficient use of this type of 
land. 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. 
 

10.3. The site has been allocated for development through the Sites and Housing Plan 
Policy SP6. This states that planning permission will only be granted for 
residential or student accommodation or a mix of both uses. It makes clear that 
permission will not be granted for any other uses.  
 

10.4. The allocation policy SP6 goes on to state that: 
 

 permission will only be granted if it can be proven that there would be no 
adverse impact upon surface and groundwater flow to the Lye Valley 
SSSI, 

 proposals should reduce surface water run-off in the area and should be 
accompanied by an assessment of groundwater and surface water, and, 

 sustainable drainage with an acceptable management plan must be 
incorporated into the scheme. 

 
10.5. Subject to these matters, which are discussed later in this report, the proposed 

student accommodation use is consistent with the site allocation. 
Representations were received favouring housing over student accommodation 
and resisting student accommodation in this area but the site allocation policy is 
clear that such a use is acceptable in policy terms. 
 
Student accommodation 
 

10.6. Policy CS25 of the Core Strategy states that student accommodation will be 
restricted in occupation to students in full-time education on courses of an 
academic year or more. 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, such as conference delegates or summer language school 
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students, whist providing permanent university student accommodation when 
needed. 
 

10.7. The development is proposed by Unite, a specialist student accommodation 
provider, with a nominations agreement to be entered into with Oxford Brookes. 
On this basis the accommodation will be occupied in accordance with the policy, 
and this occupation is recommended to be secured by condition. 
 

10.8. Policy CS25 makes specific reference to management controls, including those 
to ensure that students do not bring cars to Oxford. These matters are discussed 
later in this report. 

 
10.9. Policy HP5 of the Sites and Housing Plan identifies locations where planning 

permission may be granted for student accommodation. This site complies with 
the policy by being located adjacent to a main thoroughfare (Hollow Way) and by 
being allocated in the development plan to potentially include student 
accommodation. 
 

10.10. Policy HP5 also states that for student accommodation of 20 or more bedrooms 
the design will need to include some indoor and outdoor communal space, a 
management regime will need to be agreed, and the residents prevented from 
bringing cars into Oxford. These matters are discussed later in this report. 
 
Affordable Housing 
 

10.11. 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. The proposed development 
would therefore be a qualifying site for affordable housing. The policy lists five 
criteria where exceptions to this requirement can be made. 
 

10.12. In seeking to encourage the universities to provide accommodation for their 
students, an exception (d) to the Affordable Housing contribution applies where 
the proposed student accommodation is necessary to enable either university to 
achieve or maintain its 3,000 student numbers threshold referred to in Core 
Strategy Policy CS25. 
 

10.13. Officers understand from both parties that the agreement to enter into a 
nominations agreement for a 10 year period for this development has been 
signed. It is also understood that a 10 year term is the longest OBU has signed, 
with their nominations agreements usually only running to five or seven years. 
The development is a key part of OBU’s estate strategy and should be 
considered student accommodation for Oxford Brookes students, built and 
managed by Unite.  
 

10.14. The current annual monitoring report has recorded the number of OBU students 
living outside university-provided accommodation at 4,180. While the 885 
student rooms will not bring the number of students living out of university-
provided accommodation below the 3,000 threshold, the development would 
make a significant step in achieving this target. Officers recognise that the 
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development is for use by Oxford Brookes students, and so the affordable 
housing contribution exemption (d) of policy HP6 would apply. 
 

10.15. Affordable Housing is clearly a significant issue in the city given current housing 
needs and so, the nominations agreement between Brookes and Unite of 10 
years is not a sufficient period to give the Council security in respect of this policy 
exemption. Officers recognise the financial and practical difficulties for Brookes 
in agreeing to more than 10 years and so it is proposed that the Council deals 
positively with this situation via legal agreement such that, were Brookes unable 
to renew the lease for a further 10 years, the affordable housing contribution, 
index-linked from the date of the permission, would be payable by the developer. 
This is considered to strike a reasonable balance in terms of policy compliance. 
The legal agreement would also require the developer to make best endeavours 
to provide the accommodation for full occupation in September 2019. 
 

10.16. With such an agreement in place, it is considered that the development would 
comply with policy HP6 of the Sites and Housing Plan. 
 
Retail and café use 
 

10.17. While the site allocation policy SP6 does not include retail or café use, and the 
site is not within a district or neighbourhood centre as defined by the retail 
hierarchy in the Oxford Core Strategy, it is recognised that a scheme of this size 
would need some ancillary facilities. The floor area proposed for these two 
elements (337 square metres) is minor compared with the predominant student 
accommodation use and ancillary facilities on the site. The total new floor space 
for the development is 20,755 square metres. These uses would bring 
community benefits by being open to the public. This element of the scheme is 
therefore considered acceptable in the overall context of the development. A 
condition to control opening hours is recommended. 
 

ii. Design  
 
10.18. Policy CS18 of the Oxford Core Strategy 2026 requires development to 

demonstrate high-quality urban design that responds appropriately to the site 
and surroundings; creates a strong sense of place; attractive public realm; and 
high quality architecture. The Oxford Local Plan 2001-2016 requires 
development to enhance the quality of the environment, with Policy CP1 central 
to this purpose. Policy CP6 emphasises the need to make an efficient use of 
land, in a manner where the built form and site layout suits the sites capacity and 
surrounding area. Policy CP8 states that the siting, massing, and design of new 
development should create an appropriate visual relationship with the built form 
of the surrounding area. 
 

10.19. The massing and arrangement of buildings has been in part designed to reflect 
the pattern of individual, detached, monumental buildings set in generous open 
spaces, like the barracks buildings that previously occupied the site, and in part 
to respond to the surrounding, overtly domestic context to the site and to reflect 
the fundamentally residential function of the proposed buildings. 
 

26



13 
 

10.20. The mass (section) of the proposed buildings is fundamentally driven by the 
double pile with central corridor plan form which has been applied to all buildings 
with the ubiquitous central flat roof section resulting from an apparent desire to 
minimise overall building heights. 
 

10.21. The proposed building heights have been designed to reflect those of the 
existing Paul Kent Hall student housing as opposed to the two-storey heights of 
surrounding housing, and there is clearly a precedent for the proposed heights 
that derives from the barracks buildings that previously occupied this site. 
Heights vary from three storey, domestic scale buildings along the boundaries of 
the site closest to residential areas, to two parallel ranges of five storeys running 
from the intended entrance to the site on James Wolfe Road across the middle 
of the site. The remaining buildings facing onto Hollow Way and James Wolfe 
Road are four storeys. The ‘keep’ building at the road junction between Hollow 
Way and James Wolfe Road rises to five storeys with a recessed additional 
storey.  
 

10.22. The design and access statement identifies the relevant constraints and the 
site’s historical interest and officers consider that the resulting scale and massing 
responds appropriately to the surrounding built form and site’s context, while 
making efficient use of land, in compliance with policy CP6 of the Oxford Local 
Plan. 
 

10.23. The similarity in the nature of accommodation to occupy the proposed and 
former site uses is reflected in a similarity of building facade appearance with the 
strongly repetitive patterns and aligned arrangement of windows that adorn the 
buildings’ facades. 
 

10.24. On the matter of architectural detailing, officers consider that there has been 
some design development in response to ODRP advice. However, there still 
remains a concern that the lack of detail and the application of materials across 
the buildings’ façades does not convince that the design will be of the required 
quality. A condition requiring details of a number of elements, in addition to the 
more standard condition for material samples to be approved, is therefore 
suggested to ensure appropriate control over the detailed elements of the design 
that will secure good overall design.  
 

10.25. Similarly, while the principles of the lighting strategy are included in the design 
and access statement, illumination is important to the quality and impact of the 
development and wider context, including longer views out of the city. Officers 
recommend a condition to control this to ensure that no or minimal harm would 
result and that the design has considered the impact and mitigated this through 
the design of lighting. 
 

10.26. The landscaping scheme is full of interest with a variety of different character 
areas, creating thoughtfully designed multi-functional outdoor communal spaces, 
fulfilling the outdoor requirements of policy HP5 of the Sites and Housing Plan. 
The application includes a detailed soft landscaping plan which is appropriate 
given the site layout proposed. A condition is recommended to ensure 
implementation of the landscape plan. 
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10.27. The design of the development has developed in response to the 

recommendations of officers and the ODRP. Subject to the conditions discussed, 
it is considered to respond well to the site context and surrounding development, 
resulting in a development of an appropriate quality that complies with local plan 
policies.  

 

iii. Neighbouring amenity 

 
Residential amenity 
 

10.28. Policy HP14 of the Sites and Housing Plan states that development should 
provide reasonable privacy and daylight for the occupants of both existing and 
new dwellings. This is supported by Oxford Local Plan Policy CP10. 
 

10.29. Distances between Paul Kent Hall and the buildings proposed along James 
Wolfe Road, as well as the fact that both are student accommodation, results in 
a comfortable relationship in terms of amenity for occupants of both the existing 
and proposed development. 
 

10.30. Residential development is located to the north-east of the site in Hundred Acres 
Close and to the south-east of the site in Kennedy Close. There are also a small 
number of houses in East Field Close that lie close to the eastern corner of the 
development. The buildings sited closest to these boundaries are of a more 
domestic, three-storey scale compared with the remaining buildings on site. A 
back-to-back distance of at least 20 metres is maintained between the proposed 
development and habitable rooms of neighbouring houses, in compliance with 
guidance in the Sites and Housing Plan. Such a separation distance is not 
maintained between 5 Kennedy Close and the accommodation block in the 
eastern corner of the site. Oriel windows have therefore been proposed so that 
there is no unreasonably harmful overlooking caused by the development. 1a 
James Wolfe Road and 1 Hundred Acres Close lie within 10 metres of the 
nearest student block, but has neither has windows serving habitable rooms on 
the elevation facing the development.  
 

10.31. Due to the distances between the proposed development and the scale, at three 
storeys, of the buildings closest to residential dwellings, the proposal is not 
considered to result in an overbearing or overshadowing impact on surrounding 
properties. The existing built form (BT sheds) abuts the south-eastern boundary, 
albeit at a lower height than the proposed. The increased separation proposed is 
considered to result in a more comfortable relationship in terms of overbearing 
impact for residents of 1 to 5 Kennedy Close. Mutual overlooking between 
gardens and outdoor amenity areas is considered compatible given that both 
uses are residential.  
 
Management of student accommodation 

 
10.32. A management plan has been submitted with the application covering matters 

including pick-ups and drop-offs at the end and start of term, on-site 
management, deliveries and collections, community liaison and dealing with any 
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problems with residents’ behaviour. Some amendments are required to this plan 
to manage deliveries on site and it is recommended that the plan is amended 
and secured via condition in order to safeguard residential amenity for future 
occupants and local residents. 
 

10.33. It is concluded that no significant adverse effects on residential amenity will arise 
from the proposed development and residential amenity would be satisfactorily 
safeguarded in compliance with policy. 

 

iv. Transport  
 

Car parking 
 
10.34. A transport assessment and draft travel plan have been submitted with the 

application. Policy CS25 and HP5 state that, for student accommodation, the 
Council will secure an undertaking to ensure that students do not bring cars to 
Oxford. Policy HP16 and Appendix 8 of the Sites and Housing Plan state that no 
student parking spaces are permitted for new student accommodation other than 
some limited operational and disabled parking space. The development is 
proposed to have very low levels of car parking, with nine disabled and seven 
staff parking bays. The site layout allows for 30 additional spaces for use at the 
start and end of term when students are dropped off and collected. The largely 
car-free nature of the development is proposed to be controlled through the use 
of tenancy agreements to prevent students from bringing cars into the city. 

 
10.35. The County Council as Highway Authority considers that the only effective way to 

ensure that students do not bring and park vehicles in the locality of the 
development is by installing a CPZ and ensuring that the development is not 
eligible for residents’ or visitors’ parking permits within that CPZ.  

 
10.36. It is understood that the applicant has offered a contribution of £46,500 towards 

on-street parking controls in the immediate vicinity of the site, which is 
acceptable to the County Council and would enable suitable on-street parking 
controls to be implemented within the vicinity of the site in time for the anticipated 
occupation of the development.  

 
10.37. Although the applicant has agreed to enter into such an agreement with the 

Highway Authority, officers would advise members that this is a matter between 
the applicant and the Highway Authority and is not a matter for members to 
consider as part of the recommendation. No such contribution can be required 
towards the implementation of a CPZ as part of this planning permission 
because the mechanism for raising such funds is through the Community 
Infrastructure Levy (CIL). Members must determine the application based on the 
merits of the proposal and in the absence of a CPZ in the site’s immediate area. 

 
10.38. Car parking for residents is to be controlled and enforced, as it is on other similar 

developments, through tenancy agreements and the student management plan. 
While not within the control of this planning application, officers note that Oxford 
Brookes is making best endeavours to control on-street parking through the 
mechanisms available to them, as set out in paragraph 9.16. In assessing car 
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parking proposals for this development, the proposals comply with Oxford City 
Council policies for student accommodation, subject to recommended conditions 
for management controls, including those to ensure that students do not bring 
cars to Oxford. 

 
Transport sustainability 

 
10.39. In terms of trip generation, the majority of trips associated with the site are likely 

to be related to the delivery and servicing requirements of the development, 
along with a small number of trips generated by staff and students eligible for 
one of the few disabled parking spaces. It is not considered likely that the 
proposed retail unit or café would attract a significant number of trips in their own 
right and are likely to primarily be used by students and visitors staying at the 
student accommodation. Access from James Wolfe Road is considered 
appropriate. 

 
10.40. The site is in a sustainable location close to frequent bus services and a 

supermarket within the nearby retail park. It is within reasonable cycling distance 
of the city centre and Brookes Headington campus. Public transport and cycling 
are likely to be the most attractive options for students travelling to and from 
Oxford Brookes University's campuses and other destinations such as the city 
centre. While some poorly surfaced areas of the cycle route between the 
development site and the Headington campus have been identified, as well as 
bus shelters in a poor state, no contribution can be sought for these works in 
connection with this planning application these items are funded by CIL. It is 
understood that the developer is in discussion with Oxfordshire County Council 
regarding some cycle lane improvements in the vicinity, to be carried out as a 
separate arrangement. 
 

10.41. The County Council considers that the proposed development has the potential 
to generate a significant increase in public transport trips. A condition has been 
requested by County for an uplift in peak time BROOKESbus services between 
8am and 9am. However, officers consider that this condition would not meet the 
relevant tests on the basis that it would not be reasonable given this is not the 
peak time for students and is more likely to serve commuters. It is also 
unenforceable because Unite as applicant does not have control over 
timetabling. The BROOKESbus service is regularly reviewed by Oxford Brookes 
to ensure it meets student demands. 

 
10.42. A Section 278 legal agreement, as required by County, will be secured to cover 

access alterations on James Wolfe Road, and for the relocation of the 
northbound bus stop on Hollow Way to avoid obstructions to traffic that may 
result from the current arrangement (two bus stops sited directly opposite each 
other). 
 
Cycle parking 

 
10.43. Policy HP15 of the Sites and Housing Plan requires cycle parking provision for 

student accommodation of three spaces per four rooms. Provision of 668 cycle 
parking spaces is proposed in the application, although the plans indicate a 
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higher number of 678 spaces. Both figures would comply with this ratio although 
22 of the spaces are provided for visitor parking located close to the proposed 
retail and café units, and accessible to the public. 
 

10.44. The Highways Authority has requested a condition requiring further details of the 
cycle parking to ensure the two-tier parking proposed will be fit for purpose. 
These details should demonstrate that a minimum of 664 spaces are provided 
for residents, plus the additional 22 proposed for visitors. 

 
Travel plan 
 

10.45. The draft travel plan submitted with the application has been assessed by the 
Travel Plan team at the County Council and a number of areas need correcting 
or adding to meet the County’s criteria contained within ‘Guidance for new 
development - Transport Assessments and Travel Plans’ March 2014. Therefore, 
in the interests of sustainable transport, a condition is recommended to revise 
the document for approval. 
 
Servicing arrangements 

 
10.46. The submitted management plan states that students will be allocated time slots 

for moving into and out of the student accommodation typically over the course 
of a weekend at the start and end of term. Specific areas are set aside for 
temporary car parking during these times for this purpose. 
 

10.47. The use of allocated time slots and the provision of temporary car parking 
spaces, along with monitoring of movements from management staff will help to 
minimise the potential traffic impacts of students arriving at the beginning and 
end of term. The measures set out for controlling these movements within the 
management plan submitted are recommended to be fully implemented and 
secured through a planning condition. 
 

10.48. The applicant submitted further information in response to County concerns 
regarding kerbside deliveries and this was considered acceptable. All servicing 
and delivery requirements related to the development will be carried out on site. 
This is recommended to be secured through the management plan. 

 
10.49. A construction travel management plan is also recommended to be secured by 

condition to mitigate the impact of construction vehicles on the surrounding 
network, road infrastructure and local residents. 

 

v. Arboricultural issues 
 

10.50. Proposals include the removal of two horse chestnut and a lime tree that are 
protected under a Tree Protection Order. While the loss of these trees is 
regrettable, it appears to be justified in this case because it allows a more 
coherent site layout and the inclusion of many new trees within the design, 
including two rows of small-leaved lime trees planting along the boundary with 
James Wolfe Road and a group of red-leaved sycamores at the entrance from 
James Wolfe Road (all of which are large growing trees). This will ultimately 
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increase tree canopy cover in the area and will mitigate the impact on visual 
amenity in the area. The proposal would therefore accord with policies NE15 and 
NE16 of the Oxford Local Plan. 
 

vi. Flood risk and drainage 
 
10.51. Due to the location of the site close to the Lye Valley, the site allocation policy 

SP6 states that: 
 

 permission will only be granted if it can be proven that there would be no 
adverse impact upon surface and groundwater flow to the Lye Valley 
SSSI, 

 proposals should reduce surface water run-off in the area and should be 
accompanied by an assessment of groundwater and surface water, and, 

 sustainable drainage with an acceptable management plan must be 
incorporated into the scheme. 

 
10.52. These issues are discussed in this and the following section of the report. 

 
10.53. The site currently has a combination of both hardstanding and buildings, with the 

greater amount of space being hardstanding. The newly proposed buildings 
would occupy a greater proportion of the site than the previous buildings, 
although the impermeable areas on site would decrease from approximately 1.6 
to 1.2 hectares. 
 

10.54. The site is within Flood Zone 1 according to the Environment Agency’s Flood 
Maps. The Flood Risk Assessment submitted with the application considers 
flooding from other sources and concludes that the proposed development does 
not pose increased flood risk to downstream receptors. 
 

10.55. The proposal has briefly outlined a surface water drainage strategy in which it is 
proposed a 50 per cent betterment will be achieved by the proposal. An 
attenuation system is proposed for surface water drainage. However, it is noted 
that geotechnical infiltration and soakage testing has not been provided. The 
application has not provided sufficient information to eliminate infiltration as a 
method of surface water disposal, which lies at the top of the sustainable 
drainage hierarchy. Conditions are therefore recommended requiring further 
investigation including soakage/infiltration testing, an assessment of the 
hydrological and hydro-geological context of the development and the provision 
of a drainage strategy that follows the sustainable drainage hierarchy.  
 

10.56. Thames Water has requested two conditions to ensure there is sufficient 
infrastructure capacity for the development for water supply and to deal with foul 
sewage.  
 

10.57. Officers consider that, with appropriate conditions applied, drainage for the 
development will deal adequately with water supply, foul and surface water and 
would therefore accord with policy CS11 of the Core Strategy and policy NE14 of 
the Oxford Local Plan. 
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vii. Ecology and biodiversity 
 
10.58. Policy CS12 of the Core Strategy states that development will not be permitted 

that results in a net loss of sites and species of ecological value. Where there is 
opportunity, development will be expected to enhance Oxford’s biodiversity. Sites 
and species important for biodiversity will be protected. 
 

10.59. The site lies some 600m from the Lye Valley (the designated Site of Special 
Scientific Interest (SSSI), the Cowley Marsh Local Wildlife Site (LWS) and 
associated habitats). Officers and Natural England have therefore robustly 
reviewed the submitted Biodiversity and Geodiversity Assessment as well as the 
Flood Risk Assessment (FRA), mindful of the potential hydrological effects that 
the development may have on the Lye Valley.  
 

10.60. Further information was requested from the applicants regarding disposal of 
surface and foul water, including whether there will be discharges into the Lye 
Brook in order to safeguard the SSSI and LWS. The further information provided 
clarified that neither surface or foul water will be discharged at a location that 
would impact upon the Lye Valley SSSI. 
 

10.61. Topographically, surface water flows across the site area to the south east (away 
from the LWS), as explained in the FRA. Surface water drainage from the site is 
reduced overall as a result of the attenuation designed into the development – as 
such the development reduces the potential for surface water overflows. 
Groundwater flow is away from the LWS (again to the south east). Overall, the 
majority of site drainage to sewer and foul drainage is directed away from the 
LWS – to the south east. 
 

10.62. Officers therefore consider that there is no identified pathway for hydrological 
effects directly from the site to impact the LWS or the SSSI, and so do not 
consider there to be a significant risk. 
 

10.63. Natural England is also satisfied with the further information provided which it 
considers clarifies that neither surface or foul water will be discharged at a 
location that would impact upon the Lye Valley SSSI. 
 

10.64. A number of conditions are recommended in respect of biodiversity and ecology 
matters, including requirements for further ecological surveys depending on the 
date of commencement of works, a construction environmental management 
plan and biodiversity enhancements. Subject to these conditions, the 
development is considered to be compliant with policy CS12 of the Core 
Strategy.  

 
10.65. Taking the matters of ecology and biodiversity with those relating to drainage, 

discussed above, the development is considered to comply with the 
requirements of site allocation policy SP6 of the Sites and Housing Plan. 

 

viii. Energy and sustainability  
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10.66. An Energy Strategy report was submitted with the application, and officers 
requested an addendum to this report to demonstrate that at least 20 per cent of 
the development’s energy needs can be provided from on-site renewable or low 
carbon technologies, as required by policy HP11 of the Sites and Housing Plan. 
It was requested that the applicants demonstrate this by comparing the carbon 
emissions from the simulation and calculations on the design case with a base 
case that is compliant with Building Regulations Part L (i.e. to the minimum 
energy standards). 
 

10.67. Photovoltaics and combined heat and power are proposed for pre-heating the 
domestic hot water, with air source heat pumps for space heating and cooling of 
the communal and commercial areas. All cluster flats will be provided with a 
mechanical ventilation heat recovery unit, providing supply ventilation to all 
bedrooms and extract from all bathrooms. The predicted CO2 emissions 
reduction (including unregulated emissions) is approximately 22.5% when 
compared to a Building Regulations Part L compliant scheme.  
 

10.68. A condition to implement in accordance with the approaches detailed in the 
addendum is recommended to ensure compliance with the requirements of 
policy HP11. Photovoltaic panels are proposed in the energy strategy and 
detailed drawings of their locations are recommended to be required by condition 
to ensure a satisfactory visual appearance.  

 

ix. Air quality 

 
10.69. An Air Quality Statement and later Air Quality Modelling statement have been 

submitted which, together, consider the potential air quality impacts from the 
construction phase of the development, and the operational phase.  
 

10.70. The overall risk of dust impacts during construction phase in the absence of 
mitigation has been assessed as being High Risk. It is therefore recommended 
that a construction management plan is put in place, taking into consideration the 
conclusions and mitigation measures recommended to be applied on site, and 
that are presented in Annex A of the submitted Air Quality Statement.  
 

10.71. For the operational phase, there are no concerns in terms of air quality impact 
resulting from traffic increase as the predicted vehicle increase is not so great as 
to consider the impact significant, according to Institute of Air Quality 
Management guidelines. The Air Quality Modelling statement addresses officers’ 
concerns regarding possible emission impacts from the centralised energy 
centre. An assessment of potential air quality impacts from the development’s 
energy centre has been made; officers agree that the development will cause no 
significant impacts on the air quality of the surrounding area or its occupants. 
The development is therefore compliant with policy CP23 of the Oxford Local 
Plan 2001-2016. 

 

x. Land quality 
 

10.72. The records indicate that the site has a former potentially contaminative land use 
(Military Barracks and British Telecommunications Depot site). The development 
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involves the creation of residential dwellings, which are considered to be 
sensitive uses. The risk of any significant contamination being present on the site 
is low. A Phase II Environmental Site Investigation was carried out and officers 
are satisfied with the contents and scope of the investigation together with the 
conclusions of the submitted report. It is recommended that conditions, including 
a requirement for a remediation strategy and validation plan, are placed on any 
planning permission 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. 
 

10.73. The Environment Agency (EA) has also reviewed the Phase II Environmental 
Site Investigation report and notes that the levels of risk to controlled waters are 
generally small, and they support the further work proposed in the report. The EA 
recommended similar conditions to officers and has approved the conditions that 
officers have drafted.  

 

xi. Other matters 
 

10.74. A number of issues were raised through the public consultation, which have not 
already been explicitly addressed in the report. 
 

10.75. Concerns were raised about the high number of students proposed for the site 
and the increased pressure on local services. No concerns have been raised by 
statutory consultees about local services and officers consider the quantum of 
development and outdoor amenity space to be appropriate for the site and the 
quality of the accommodation to be good. Therefore the number of students on 
site is considered acceptable. Officers do not envisage any undue pressure on 
local services since many services that students will use are available through 
OBU. An increased number of customers would support local shops. Although 
not a requirement, the development would provide facilities for the local 
community in the form of a café and retail unit available for the local community, 
as well as use of the student collaboration space. It is not considered reasonable 
nor relevant to this application for the development to contribute to facilities that 
are being lost in the local area. 
 

10.76. It was queried whether providing more student accommodation results in HMOs 
being converted back into family housing. The Council’s local plan recognises 
that students who live outside purpose-built accommodation tend to house-share 
in the private rental market. This affects the availability of larger houses in the 
general market; therefore, increasing the amount of purpose-built student 
accommodation will be beneficial to the wider market. It is beyond the scope of 
this application and the developer to control the use of existing HMOs; this is a 
matter which is covered by separate planning policies. 
 

10.77. It is suggested that a more direct pedestrian route could be provided to the retail 
park. This would depend on the applicant having control over the land to make 
such a connection, and is beyond the red line of the development. The 
pedestrian route available is an acceptable distance and route. 

 

xii. Planning obligations 
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10.78. It is considered that the following matters should be secured through a Section 

106 legal agreement: 
 

 Occupancy restricted to students in full-time education on courses of an 
academic year or more; 

 Payment of affordable housing contribution, index-linked from the date of 
permission, if Oxford Brookes University is unable to renew the 
nominations agreement for a further 10 years at the end of the current 
nominations agreement of 10 years. The contribution, based on the 
calculation contained in Appendix 4 of the Sites and Housing Plan would 
be £162.79 x 19,361sqm GIA = £3,151,777.19; 

 The developer to make best endeavours to provide the accommodation 
for full occupation in September 2019; 

 Travel Plan monitoring fee of £2,040. 
 

10.79. The agreement would also require the developer to enter into a Section 278 legal 
agreement with Oxfordshire County Council to secure: 

 

 The relocation of the northbound bus stop outside the application site; 

 Access changes on James Wolfe Road. 
 

11. CONCLUSION 

 
11.1. The development would be an efficient use of previously developed land, 

allocated for student accommodation that would make a significant contribution 
to the number of university-provided rooms in the city. The massing, form, site 
layout, architecture and landscaping have developed through an iterative pre-
application design process to respond appropriately to the context of the site and 
surroundings, and contributing positively to the public realm. The proposal 
complies with local plan policies for parking for student accommodation which is 
proposed to be controlled in an established, policy-compliant way via tenancy 
agreements. Drainage matters on this sensitive site can be satisfactorily dealt 
with in order to safeguard the Lye Valley SSSI, the Cowley Marsh LWS and 
associated habitats. The relationship between the neighbouring residential 
properties and the new development has been carefully considered and deemed 
acceptable in terms of safeguarding amenity.  
 

11.2. As such, the development represents sustainable development that wholly 
complies with the NPPF and the relevant policies of the local plan. 

 
11.3. 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 Development Management) 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. 
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 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 permitted shall be constructed in complete accordance with 

the specifications in the application and approved plans listed below, unless 
otherwise agreed in writing by the local planning authority. 

 
 Reason: To avoid doubt and to ensure an acceptable development as indicated 

on the submitted drawings in accordance with policy CP1 of the Oxford Local 
Plan 2001-2016. 

 
 3 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. 
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.  

 
 4 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 CS25 of the Adopted Oxford 
Core Strategy 2026, Policy HP5 of the Sites and Housing Plan, and Policies CP1 
and TR12 of the Oxford Local Plan 2001-2016. 

 
 5 The development shall not be occupied until a Student Management Plan has 

been submitted to and approved in writing by the Local Planning Authority.  
 
 This should set out: 
 
 - control measures for ensuring that the movement of vehicles associated with 

the transport of student belongings at the start and end of term are appropriately 
staggered to prevent any adverse impacts on the operation of the highway; 

 - the management controls applying to the accommodation; 
 - landscape management plan; 
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 - that all delivery and servicing requirements related to the site must take place 
from within the site. (The only potential exception to this requirement may be 
refuse collections for the café and retail units.) 

 
 The management plan shall be implemented 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. 

 
 6 Notwithstanding the provisions of Schedule 2 Part 3 of the Town and Country 

Planning (General Permitted Development) (England) Order 2015 (as amended): 
 
 - the retail unit hereby permitted shall only be used within use class A1 
 - the café hereby permitted shall only be used within use class A3 
 
 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 

and for no other purposes. 
 
 Reason: To ensure that the local planning authority can properly consider any 

alternative use of the units and its impact on local residential amenity in 
accordance with the relevant policies of the Adopted Oxford Local Plan 2001-
2016. 

 
 7 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), samples of the 
exterior materials and sample panels of brickwork and brick course to be used 
shall be submitted to, and approved in writing by, the local planning authority and 
only the approved materials and details shall be used. 

 
 Reason: In the interests of visual amenity in accordance with policies CP1 and 

CP8 of the Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core 
Strategy 2026. 

 
 8 Details of the following elements shall be submitted to, and approved in writing 

by, the local planning authority prior to the commencement of construction works 
above ground level (excluding the demolition of the existing structures and site 
clearance), and the works shall be carried out in accordance with the approved 
details: 

 
 - all openings in facades - including windows, window setbacks and reveals, 

shopfronts and other larger scale ground floor openings; 
 - construction and finish of dormers; 
 - gates onto James Wolfe Road and Hollow Way; 
 - rainwater goods; and 
 - junctions between buildings an ground adjacent. 
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 Reason: To ensure a satisfactory quality of design, for the avoidance of doubt 
and so that the local planning authority can agree these details in accordance 
with policies CP1, of the Oxford Local Plan 2001-2016 and policy CS18 of the 
Oxford Core Strategy 2026. 

 
 9 Notwithstanding the approved plans, elevation drawings, roof plans and sections 

showing the location of the photovoltaic panels, as well as details of the panels 
and their mounting system, shall be submitted and approved in writing by the 
local planning authority prior to the commencement of construction works above 
ground level (excluding the demolition of the existing structures and site 
clearance). The development shall be carried out in accordance with the 
approved details. 

 
 Reason: In the interests of visual amenity in accordance with policy CP1 and 

CP8 of the Oxford Local Plan 2001-2016 and CS18 of the Oxford Core Strategy 
2026. 

 
10 Details of the external illumination for the development demonstrating the impact 

of illumination on facades and light spill shall be submitted and approved in 
writing prior to the installation such lighting. The development shall be carried out 
in accordance with the approved details unless otherwise agreed in writing by the 
local planning authority. 

 
 Reason: In the interests of visual amenity and the visual impact of the 

development in a wider context, including longer views out of the city, in 
accordance with policy CP1 and CP8 of the Oxford Local Plan 2001-2016 and 
CS18 of the Oxford Core Strategy 2026. 

 
11 Details of all external signage for the development including the retail unit and 

café shall be submitted to and approved in writing by the local planning authority 
prior to the installation of the signage. The approved signage shall be installed 
and thereafter unless otherwise agreed in writing by the local planning authority. 

 
 Reason: In the interests of visual amenity in accordance with policy CP1 and 

CP8 of the Oxford Local Plan 2001-2016 and CS18 of the Oxford Core Strategy 
2026. 

 
12 Prior to the commencement of construction works above ground level of the 

development, details of the measures to be incorporated into the development to 
demonstrate how 'Secured by Design (SBD)' accreditation will be achieved shall 
be submitted to and approved in writing by the local planning authority. The 
development shall be carried out in accordance with the approved details, and 
shall not be occupied or used until the Council has acknowledged in writing that it 
has received written confirmation of SBD accreditation. 

 
 Reason: In the interests of community safety in accordance with Policy CS19 of 

the Core Strategy and HP9 of the Sites and Housing Plan. 
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13 The boundary treatment along the north-west, north-east and south-east site 
boundaries as shown on the approved plans shall be retained in perpetuity 
unless otherwise agreed in writing by the local planning authority. 

 
 Reason: In the interests of visual and residential amenity in accordance with 

policy CP1 and CP8 of the Oxford Local Plan 2001-2016 and CS18 of the Oxford 
Core Strategy 2026. 

 
14 Prior to the first use of the retail unit and café, the opening hours of these units 

shall be submitted to the local planning authority and approved in writing. The 
units shall operate within the approved opening hours thereafter unless 
otherwise agreed in writing by the local planning authority. 

 
 Reason: In the interests of the amenity of nearby residents, in accordance with 

policies CP1, CP19 and CP21 of the Oxford Local Plan 2001-2016. 
 
15 Details of all extraction equipment required to serve the development shall be 

submitted to and approved in writing by the local planning authority. The 
measures as approved shall be installed and available for use upon first 
occupation of the development and retained at all times thereafter. 

 
 Reason: In the interests of the amenity of nearby residents, in accordance with 

policy CP19 of the Adopted Oxford Local Plan 2001-2016. 
 
16 The submitted travel plan shall be revised in accordance with guidance 

contained within the document 'Guidance for new development - Transport 
Assessments and Travel Plans' March 2014, and resubmitted to and approved 
by the local planning authority before first occupation. The accommodation shall 
be operated in accordance with the approved details. 

 
 Reason: In order to encourage the use of sustainable modes of transport, in 

accordance with policies CP1, TR2 and TR12 of the Adopted Oxford Local Plan 
2001-2016. 

 
17 Prior to first occupation, a Travel Information Pack shall be submitted to and 

approved by the local planning authority. The approved Travel Information Pack 
shall be provided to every resident either electronically or in paper format prior to 
taking up their residency and updated as appropriate thereafter. 

 
 Reason: To encourage the use of sustainable modes of transport and prevent 

the generation of additional car parking demand on surrounding streets in 
accordance with Policies CP1, TR1 and TR2 of the Adopted Oxford Local Plan 
2001-2016 and the NPPF. 

 
18 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), details of all cycle 
parking areas, including dimensions and means of enclosure, shall be submitted 
to, and approved in writing by, the local planning authority. Secure, covered cycle 
spaces for a minimum of 664 cycles shall be provided and 22 additional visitor 
cycle parking spaces as proposed in the application hereby approved. The 
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development shall not be brought into use until the cycle parking areas and 
means of enclosure have been provided within the site in accordance with the 
approved details and thereafter the areas shall be retained solely for the purpose 
of the parking of cycles. 

 
 Reason: To encourage the use of sustainable modes of transport in line with 

policy HP15 of the Sites and Housing Plan. 
 
19 A Construction Traffic Management Plan (CTMP) shall be submitted to the local 

planning authority and agreed prior to commencement of demolition and 
construction and should follow Oxfordshire County Council's template if possible. 
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, 
 - Travel initiatives for site related worker vehicles, 
 - 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 
 
 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 in accordance with policies CP1, 
CP19, CP21 and TR2 of the Adopted Oxford Local Plan 2001-2016. 

 
20 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. 
 
21 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), a drainage strategy 
detailing any on and/or off site drainage works, shall be submitted to and 
approved in writing 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.  

 
 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 in accordance with 
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policies CS11 of the Core Strategy 2026 and NE14 of the Oxford Local Plan 
2001-2016. 

 
22 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), impact studies of the 
existing water supply infrastructure shall be submitted to, and approved in writing 
by, the local planning authority (in consultation with Thames Water). The studies 
should determine the magnitude of any new additional capacity required in the 
system and a suitable connection point.  

 
 Reason: To ensure that the water supply infrastructure has sufficient capacity to 

cope with the/this additional demand in accordance with policy NE14 of the 
Oxford Local Plan 2001-2016. 

 
23 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), details of a 
sustainable drainage strategy shall be submitted and approved in writing by the 
local planning authority. The proposed development is located within the Lye 
Valley SSSI catchment area. Given this, the proposed building and associated 
hardstand area must be drained using Sustainable Drainage measures. The 
drainage infrastructure is to be designed by a person suitably qualified and 
experienced in the field of hydrology and hydraulics and include: 

 
 - The use of porous pavements for all new (or newly replaced hardstand). 
 - The proposal is to utilise infiltration as a first method of disposal (subject to 

acceptable infiltration testing). 
 - Water from the building or any other impermeable surface is to be infiltrated or 

attenuated (onsite), and provide no less than a 50% betterment on runoff rates 
for all events up to and including the 1 in 100 year event plus climate change, by 
appropriate SuDs technique, following the SuDs hierarchy. 

 
 Onsite infiltration tests, to determine the infiltration rates are to be completed and 

utilised within any design/strategy. Attenuation is only to be considered once site 
specific infiltration rates have been obtained by onsite geotechnical testing and 
shown to be unsuitable. Infiltration rates and associated testing documents are to 
be supplied for assessment, BRE365 or British Standard infiltration/soakaway 
testing methods/measures are to be adhered to. 

 
 Reason: To avoid increasing surface water run-off and volumes to prevent an 

increase in flood risk in accordance with policies CS11 of the Oxford Core 
Strategy. 

 
24 Prior to the commencement of development, a Sustainable Drainage (SUDs) 

Maintenance Plan shall be submitted to and approved in writing by the local 
planning authority. The Sustainable Drainage (SUDs) Maintenance Plan will be 
required to be completed by a suitably qualified and experienced person in the 
field of hydrology and hydraulics. The Sustainable Drainage Maintenance Plan 
will be required to provide details of the frequency and types of maintenance for 
each individual sustainable drainage structure proposed and ensure the 
sustainable drainage system will continue to function in perpetuity. 
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 Reason: To ensure that the proposed development is maintained in perpetuity 

and to avoid increasing surface water run-off and thereby attenuating flood risk in 
accordance with Policy CS11 of the Oxford Core Strategy 2011-2026. 

 
25 Prior to the occupation of the development the drainage infrastructure shall be 

constructed in accordance with the approved details and thereafter retained. The 
development is to be maintained in accordance with the approved Sustainable 
Drainage (SUDs) Maintenance Plan. 

 
 Reason: To ensure compliance with Policy CS11 of the Oxford Core Strategy 

2011-2026. 
 
26 Inert gravel materials are to be used in any Sustainable Drainage system. 
 
 Reason: To ensure groundwater chemistry upstream of the Lye Valley Site of 

Special Scientific Interest (SSSI) is maintained, in accordance with policy CS12 
of the Core Strategy 2026. 

 
27 If the development hereby approved does not commence before April 2018 (or, 

having commenced, is suspended for more than 12 months, further ecological 
surveys shall be commissioned to: 

 
 i) establish if there have been any changes in the presence and/or abundance of 

bat species and 
 ii) identify any likely new ecological impacts that might arise from any changes. 
 
 Where the survey results indicate that changes have occurred that will result in 

ecological impacts not previously addressed in the approved scheme, the 
original approved ecological measures will be revised and new or amended 
measures, and a timetable for their implementation, will be submitted to and 
approved in writing by the local planning authority prior to the commencement (or 
recommencement if development is suspended) of development. Works will then 
be carried out in accordance with the proposed new approved ecological 
measures and timetable. 

 
 Reason: In the interests of protecting species and habitats of importance for 

biodiversity from harm, in accordance with policy CS12 of the Oxford Core 
Strategy 2026. 

 
28 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), details of 
biodiversity enhancement measures including at least 30 x bird nesting and 15 x 
bat roosting 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. 
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29 The development shall be carried out in accordance with the measures detailed 

in the submitted Addendum to the Energy Strategy, dated October 2017, unless 
otherwise agreed in writing by the local planning authority. 

 
 Reason: In the interests of sustainable energy use in accordance with policy 

HP11 of the Sites and Housing Plan 2013. 
 
30 No development shall take place (including demolition, ground works, vegetation 

clearance) until a construction environmental management plan (CEMP) has 
been submitted to and approved in writing by the local planning authority. The 
CEMP shall include the following. 

 
 - a dust assessment, developed following IAQM Guidance on the Assessment 

of Mineral Dust Impacts for Planning (May 2016); 
 - signage for construction traffic, pedestrians and other users of the site; 
 - controls on arrival and departure times for construction vehicles; 
 - piling methods (if employed); 
 - earthworks; 
 - hoardings to the site, including to future adjacent development plots; 
 - noise limits; 
 - hours of working; 
 - vibration; 
 - control of emissions including dust, odours and dirt; 
 - waste management and disposal, and material re use; 
 - prevention of mud / debris being deposited on public highway; 
 - materials storage; and 
 - hazardous material storage and removal 
 - risk assessment of potentially damaging construction activities; 
 - identification of "biodiversity protection zones"; 
 - practical measures (both physical measures and sensitive working practices) 

to avoid or reduce impacts during construction (may be provided as a set of 
method statements); 

 - the location and timing of sensitive works to avoid harm to biodiversity 
features; 

 - the times during construction when specialist ecologists need to be present on 
site to oversee works; 

 - responsible persons and lines of communication; 
 - the role and responsibilities on site of an ecological clerk of works (ECoW) or 

similarly competent person; 
 - use of protective fences, exclusion barriers and warning signs. 
 
 The approved CEMP shall be adhered to and implemented throughout the 

construction period strictly in accordance with the approved details, unless 
otherwise agreed in writing by the local planning authority. 

 
 Reason: In the interests of the amenities of neighbouring occupiers and of 

protecting species and habitats of importance for biodiversity from harm, in 
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accordance with policies CP1, CP19 and CP21, CP23 of the Oxford Local Plan 
2001-2016 and policy CS12 of the Oxford Core Strategy 2026. 

 
31 Prior to the commencement of construction works above ground level (excluding 

the demolition of the existing structures and site clearance), details of the Electric 
Vehicle charging infrastructure shall be submitted to and approved in writing by 
the local planning authority. The details shall include the following provision: 

 
 - The amount of electric car charging points should cover at least 10 per cent of 

the amount of parking to be re-provisioned (30 parking places), i.e. 3 places 
 - Appropriate cable provision to prepare for increased demand in future years.  
 
 The electric vehicle infrastructure shall be formed, and laid out in accordance 

with these details before the development is first in operation and shall remain in 
place thereafter. 

 
 Reason: To contribute to improving local air quality in accordance with CP23 of 

the Oxford Local Plan 2001- 2016 and enable the provision of low emission 
vehicle infrastructure. 

 
32 Prior to the commencement of the development a phased risk assessment shall 

be carried out by a competent person in accordance with relevant British 
Standards and the Environment Agency's Model Procedures for the 
Management of Land Contamination (CLR11) (or equivalent British Standards 
and Model Procedures if replaced). Each phase shall be submitted in writing and 
approved by the local planning authority. 

 
 Phase 1 shall incorporate a desk study and site walk over to identify all potential 

contaminative uses on site, and to inform the conceptual site model and 
preliminary risk assessment. If potential contamination is identified in Phase 1 
then a Phase 2 investigation shall be undertaken. 

 
 Phase 2 shall include a comprehensive intrusive investigation in order to 

characterise the type, nature and extent of contamination present, the risks to 
receptors and to inform the remediation strategy proposals.  

 
 Phase 3 requires that a remediation strategy, validation plan, and/or monitoring 

plan be submitted to and approved by the local planning authority 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 site is suitable for the proposed use in 
accordance with the requirements of policy CP22 of the Oxford Local Plan 2001-
2016. 

 
33 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. 
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 Any contamination that is found during the course of construction of the 
approved development that was not previously identified shall be reported 
immediately to the local planning authority. Development on that part of the site 
affected shall be suspended and a risk assessment carried out by a competent 
person and submitted to and approved in writing by the local planning authority. 
Where unacceptable risks are found remediation and verification schemes shall 
be submitted to and approved in writing by the local planning authority. These 
approved schemes shall be carried out before the development (or relevant 
phase of development) is resumed or continued. 

 
 Reason: To ensure that any ground and water contamination is identified and 

adequately addressed 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. 

 

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 With regard to surface water drainage it is the responsibility of a developer to 

make proper provision for drainage to ground, water courses or a suitable sewer. 
In respect of surface water it is recommended that the applicant should ensure 
that storm flows are attenuated or regulated into the receiving public network 
through on or off site storage. When it is proposed to connect to a combined 
public sewer, the site drainage should be separate and combined at the final 
manhole nearest the boundary. Connections are not permitted for the removal of 
groundwater. Where the developer proposes to discharge to a public sewer, prior 
approval from Thames Water Developer Services will be required. The contact 
number is 0800 009 3921. 

 
3 A Groundwater Risk Management Permit from Thames Water will be required for 

discharging groundwater into a public sewer. Any discharge made without a 
permit is deemed illegal and may result in prosecution under the provisions of 
the Water Industry Act 1991. We would expect the developer to demonstrate 
what measures he will undertake to minimise groundwater discharges into the 
public sewer. Permit enquiries should be directed to Thames Water's Risk 
Management Team by telephoning 02035779483 or by emailing 
wwqriskmanagement@thameswater.co.uk. Application forms should be 
completed on line via www.thameswater.co.uk/wastewaterquality 
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4 If any protected species are identified in the new ecological surveys that were not 
previously known to be on site, and are likely to be harmed by the development, 
then a protected species licence might be required before works can commence. 

 
5 Boxes should be of durable construction (wood/concrete composite for bat 

boxes) and similar or building grade plastic for bird boxes. These should be 
installed on buildings according to best practice or manufacturer's guidance. 
Ideally, at least 15 of the bird boxes should be swift boxes to contribute to the 
Oxford Swift City initiative. 

 
6 The development is located within the Lye Valley catchment area and 

contributes water drainage (by either surface and/or infiltration) to the Lye Valley 
SSSI. The Lye Valley SSSI is particularly sensitive to changes in water 
contribution to the underlying ground water. Given this any increase in 
impermeable surfaces within this area is likely to have a detrimental effect on the 
SSSI. Any increases in impermeable surfaces on the site should be mitigated by 
the use of soakaway and infiltration measures 

 

13. APPENDICES 

 

Appendix 1 – Site location plan 

Appendix 2 – Oxford Design Review Panel letters  

 

14. HUMAN RIGHTS ACT 1998 
 

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

 

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 
 

15.1. 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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