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EAST AREA PLANNING COMMITTEE 6
th

 December 2017 

 

Application Number: 17/02010/FUL 

  

Decision Due by: 1
st
 November 2017 

  

Extension of Time: 15
th

 December 2017 

  

Proposal: Erection of a Neuroscience research building. 

  

Site Address: John Radcliffe Hospital, Headley Way, Oxford, OX3 9DU 

  

Ward: Headington Ward 

  

Case Officer: Natalie Dobraszczyk 

 

Agent:  Mr Simon Sharp Applicant:  The Chancellor, Masters 
And Scholars In The 
University of Oxford. 

 

Reason at Committee:  Major Development 
 

 

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 11 of this report. 
 

(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. EXECUTIVE SUMMARY 

 
2.1. This report considers the erection of a three storey building to provide 1,921m

2
 of 

B1 (b) (Research and Development) floor space, including plant.  If approved, 
the proposal would provide the UK’s largest dedicated centre for stroke and 
dementia research and would increase the number of employees on the John 
Radcliffe Hospital site by 157 over 5 years.   
 

2.2. Included in the proposal would be the creation of a new, fully accessible, 
pedestrian route from the entrance of the proposed building to the existing 
hospital buildings. 
 

2.3. 74 additional cycle spaces are proposed and there would be no net loss of car 
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parking resulting from the proposed development. 
 
2.4. The key matters for assessment set out in this report include the following: 

 

 Principle of development; 

 Impact on the Character of the Surrounding Area – Heritage/ Design; 

 Landscaping; 

 Transport Impacts; 

 Energy/ Sustainability; 

 Other Matters – Land contamination, flooding, archaeology, air quality, 
ecology and trees. 

 
2.5. Officers consider the proposals to accord with the relevant policies set out in the 

national and local development framework and therefore recommend approval 
subject to the conditions and informatives set out in section 11 of this report. 

 

3. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
3.1. The proposal is liable for a total CIL contribution of approximately £46,468.99.  

 

4. SITE AND SURROUNDINGS 

 
4.1. The site is a roughly triangular-shaped plot of land measuring approximately 0.2 

hectares in size sited within the John Radcliffe Hospital (JRH) campus located 
off Headley Way in Headington.  The application site is located to the north of 
the hospital grounds to the rear of the West Wing.   
 

4.2. To the north of the site, separated by a large boundary hedge, is Old Headington 
Cemetery and the Old Headington Conservation Area.  To the east of the site is 
the hospital’s industrial block and further east, outside of the JRH campus 
boundary, are residential dwellings on Ethelred Court and Dunstan Road.  To the 
south of the site is Car Park1 and the existing Oxford Centre for Functional MRI 
of the Brain (FMRIB), now known as the Wellcome Centre for Integrative 
Neuroimaging (WIN). 

 
4.3. Currently the application site is occupied by contractors’ cabins and a car park 

which accommodates late-starter hospital staff parking providing 42 car parking 
spaces.  There is currently no direct access to the application site from the main 
hospital buildings to the FMRIB facility other than across Car Park 1. 
 

4.4. There are significant changes in ground level from the south-east to the north-
west and from the north-east to the south-west.  The application site would be 
located within Flood Zone 1. 

   
4.5. A site location plan is shown below: 
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5. PROPOSAL 
 
5.1. The application proposes the erection of a three storey building to provide 

1,921m
2
 of B1(b) (Research and Development) floor space, including plant.  The 

development would provide purpose built facilities for the Centre for the 
Prevention of Stroke and Dementia (CPSD) and additional research and desk 
space for WIN. Both WIN and CPSD are components of the Nuffield Department 
of Clinical Neurosciences, part of the University of Oxford’s Medical Sciences 
Division. If approved, the proposal would provide the UK’s largest dedicated 
centre for stroke and dementia research. 
 

5.2. Due to the fall of the site from south-east to north-west, the ground floor of the 
building is proposed to be a partial basement level, with some laboratory space 
towards the southern end of the building where it is set into the ground, as well 
as research spaces and interview rooms. The first and second floors of the 
building would comprise research stations, interview space and seminar space 
with toilets and shower rooms at the core of the building. 
 

5.3. The proposed centre would conduct research on members of the public who 
would be research participants, rather than patients at the JRH.  The proposed 
hours of operation would be 08:00 – 18:00 Monday to Friday.  The proposed 
building would accommodate 110 members of staff upon opening who would be 
relocated from existing departments within the JRH.  This figure would increase 
to 181 staff after 5 years. The proposal would result in up to 157 new staff 
working on the JRH site after 5 years due to backfilling of the existing positions 
which would relocate to the proposed building.  For clarity the proposed staff 
figures are shown in the table below: 

 

 

 
© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 
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Year Research Building New Staff Back Fill New Staff Staff 
Change 

CPSD WIN  Total West 

Wing 

FMRIB  Total  

Current to 
be 
Relocated 

65 45  110 - -  - - 

1 (New) 6 -  6 26 -  26 +32 
2 (New) 8 6  14 10 10  20 +34 
3 (New) 10 6  16 10 5  15 +31 
4 (New) 10 7  17 10 5  15 +32 
5 (New) 11 7  18 5 5  10 +28 

Total 110 71  181 25 25  86 +157 

 
 

5.4. The proposed building would result in the loss of the 42 existing late-starter car 
parking spaces on the site. 16 general JRH staff car parking spaces are 
proposed to be re-provided on the site.  4 car parking spaces will also be lost as 
a result of the proposed pedestrian route improvements through Car Park 1.  
Therefore 30 car parking spaces will be loss as a result of the proposal although 
the applicant proposes to re-provide these elsewhere on the JRH site.   A total of 
74 cycle parking spaces are proposed on the site. 
 

5.5. Included in the proposal would be the creation of a new, fully accessible, 
pedestrian route from the entrance of the proposed building to the existing 
FMRIB building.  This route would utilise the existing footway located on the 
southern side of the access road (to the south of the application site), create a 
new zebra crossing and drop kerb, and create a new footpath through Car Park 
1.   

 

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

 

Application 
Reference 

Description of Development Decision 

92/00002/NF Single storey extension and alteration of an 
existing department for the purpose of 
Biomedical research 

Approved 16
th

 
March 1992.  

 
6.2. On 15th April 2016 following a screening request, the Local Planning Authority 

issued confirmation that the proposed development would be classed as an 
“urban development project” under paragraph 10 (b) of Schedule 2 of the 
Environmental Impact Assessment (EIA) Regulations (2015).  The site was not 
found to be within a “sensitive area” and the site area is below the 1ha threshold 
for this type of development.  As such, Officers concluded that the development 
would not constitute Schedule 2 development which required screening as to 
whether an EIA should be required. 
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7. RELEVANT PLANNING POLICY 

  
7.1.  The following policies are relevant to the application: 

 
 
Topic National 

Planning 
Policy 
Framework 
(NPPF) 

Local Plan Core 
Strategy 

Sites and 
Housing Plan 

Headington 
Neighbourhood 
Plan 

Other 
Planning 
Documents 

Design  Section 7 
Paragraphs 
7-9, 17, 56-
66, 95-96, 
125 

CP.1,  
CP5, CP6, 
CP8, 
CP.9, 
CP10 

CS18  GSP4, CIP1, 
CIP2, CIP3 

 

Conservati

on/ 

Heritage 

Section 12 
Paragraphs 
7-9, 14, 17, 
58, 61, 126-
141, 
169-170, 

HE.7   CIP4  

Commerci

al 

Section 1 
Paragraphs 
7, 17, 18-22, 
70, 160-161 

EC.1     

Natural 

Environme

nt 

Sections 11, 
13 
Paragraphs 
7-9, 14, 17, 
109-125,  
165-167, 170 

CP.11 CS2, 
CS9, 
CS11, 
CS12 

HP11 GSP3 Natural 
Resource 
Impact 
Analysis 
SPD 

Social and 

communit

y 

Section 8 
Paragraphs 
69 - 71 

HH.2 CS19, 
CS30 

  Community 
Pubs TAN 

Transport Section 4 
Paragraphs 
9, 17, 29-32, 
34-41, 58, 
162 

TR.1, 
TR.2, 
TR.3, 
TR.4, 
TR.14 

CS13, 
CS14 

 TRP1, TRP2, 
TRP3, TRP4, 
TRP5 

Parking 
Standards 
SPD 

Environme

ntal 

Section 10 
Paragraphs 
93 -94, 96-
104 

CP19, 
CP.20, 
CP.21, 
CP.22, 
CP.23 

CS10   Energy 
Statement 
TAN 

Misc. Paragraphs 
11-13 

CP.13 CS17 MP1, SP23   

 

 

8. CONSULTATION RESPONSES 

 
8.1. Site notices were displayed around the application site on 25

th
 August 2017 and 

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

Statutory and Non-Statutory Consultees 
 

Oxfordshire County Council (Highways) 
 
8.2. No objections subject to conditions relating to Travel Plan monitoring, the 

submission of a Construction Traffic Management Plan and details of cycle 
parking. 
 
Heritage/ Urban Design Officer 
 

8.3. No objections subject to conditions securing material details and fenestration 
details.  
 
Tree Officer 

 
8.4. No objections subject to conditions securing the submission of a planting plan 

and schedule. 
 

Land Contamination Officer 
 
8.5. No objections subject to an informative relating to unexpected contamination. 

 
Flood Mitigation Officer 
 

8.6. No objections subject to conditions requiring the submission of further details 
relating to Sustainable Urban Drainage (SUDS), a SUDS Maintenance Plan and 
retention of the approved SUDS. 
 
Air Quality Officer 
 

8.7. No objections subject to conditions requiring the submission of a Dust 
Assessment and electric vehicle charging infrastructure. 
 
Biodiversity Officer 
 

8.8. No objections subject to a condition requiring a minimum of 4 bird nesting 
devices to be incorporated into the proposed development and an informative 
reminding the applicant about the protection of nesting birds. 
 
Environmental Health (Noise) 
 

8.9. No objections subject to conditions requiring plant levels to comply with the 
submitted acoustic report and the submission of a Construction Environmental 
Management Plan. 
 

8.10. The following consultees responded with no objections: 

 Archaeological Officer 
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8.11. The following consultees did not respond: 

 Environment Agency; 

 Headington Action 

 Barton Community Association 

 Central North Headington Residents Association 
 

Public representations 
 
8.12. No representations from members of the public were received. 

 

Officer Response 
 

8.13. Officers note that the applicant is currently in the process of addressing some of 
the required pre-commencement conditions. 

 

9. PLANNING MATERIAL CONSIDERATIONS 

 
9.1. Officers consider the determining issues to be: 

 
i. Principle of development; 
ii. Impact on the Character of the Surrounding Area – Heritage/ Design; 
iii. Landscaping; 
iv. Transport Impacts; 
v. Energy/ Sustainability; 
vi. Other Matters – Land contamination, flooding archaeology, air quality, ecology 

and trees. 
 

i. Principle of Development 
 
9.2. The National Planning Policy Framework (NPPF) sets out a presumption in 

favour of sustainable development (paragraph 14) and the Core Principles 
(paragraph 17) include support for strategies which would improve health, social 
and cultural wellbeing for all, as well as the importance of high quality design. 
 

9.3. The application site falls within the John Radcliffe Hospital Site which is allocated 
in the Sites and Housing Plan under policy SP23. This policy sets out that new 
development on the site will be acceptable including primary academic 
institutional facilities.  
 

9.4. Likewise, Core Strategy Policy CS30 (Hospitals and Medical Research) states 
that permission will be granted for healthcare facilities and medical research 
associated with the universities and hospitals on the existing JRH campus. 

 
9.5. Both of these policies also state that developments will be expected to minimise 

car parking spaces on the site and will need to demonstrate how the 
development mitigates against traffic impacts and maximises access to 
alternative means of transport. 
 

9.6. The proposed development would be intrinsically linked to the existing hospital 
neuroscience clinic, the Nuffield Department of Clinical Neurosciences, and 
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would provide additional space for the WIN who are currently located on the 
hospital site.   
 

9.7. As such, Officers consider that the proposed development would accord with the 
NPPF, Sites and Housing Plan Policy SP23 and Core Strategy Policy CS30 and 
therefore find the principle of development to be acceptable. 

 

ii. Design and Impact on Character of Surrounding Area 
 
9.8. 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 and Policies CIP1, CIP2, CIP3 and CIP4 of the Headington 
Neighbourhood Plan in combination require that development proposals 
incorporate high standards of design and respect local character. 

 
Heritage/Design 
 

9.9. Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
(as amended) states that:  
 
“In the exercise, with respect to any buildings or other land in a conservation 
area, of any [functions under or by virtue of] of the provisions mentioned in 
subsection (2), special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area.”  
 

9.10. For development within Conservation Areas, the NPPF requires special attention 
to be paid towards the preservation or enhancement of the Conservation Area’s 
architectural or historic significance. This does not mean that no harm must ever 
be done to a Conservation Area but instead that consideration must be given to 
the balance of public benefits against harm.  
 

9.11. Section 12 paragraph 134 of the NPPF also states that:  
 
“where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against 
the public benefits of the proposal, including securing its optimum viable use.” 

 
9.12. The application site lies within the setting of Old Headington Conservation Area 

(to the north east) and Headington Cemetery directly to the north. The Moor 
Farmhouse, No. 8 Dunstan Road and Ruskin College (all grade II listed 
buildings) lie to the north west within the conservation area. The closest listed 
building is approximately 100m away. The site forms part of the north, eastern 
edge of the hospital campus which has a distinct character from the Old 
Headington Conservation Area. Headington Cemetery provides the open setting 
for the conservation area and campus. The site is well screened from the 
cemetery and Conservation Area.  
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9.13. The proposed building would be 3 storeys in height with the parapet level sitting 

approximately 13 metres above ground at its highest point and 8 metres at the 
lowest point. Due to this, the ground floor would become a partial basement at 
the south-eastern end of the site.  The built form would comprise two staggered 
rectangular conjoined blocks with a varied rectangular window arrangement on 
the north eastern and south western elevations.  A large feature element of 
glazing would be inserted into the main entrance on the south eastern elevation 
 

9.14. The proposal has been supported by a heritage statement. This provides an 
explanation of the heritage significance of the heritage assets potentially affected 
by the proposal and then provides an assessment of what impact the proposal 
would have on that significance.  
 

9.15. Officers consider that the impact of the proposal on the adjacent heritage assets 
and their setting and the cemetery would be limited. The outlook from the 
cemetery would change with views of the new building visible but Officers 
consider that the impact of this would not result in an unacceptable level of harm. 
An assessment of the impact of the building on views has been provided and it is 
considered that the proposal would not result in unacceptable harm in this 
respect either. 
 

9.16. The proposal has been supported by a clearly set out design and access 
statement which explains the design rationale and design evolution and how the 
scheme has responded to the feedback from the Oxford Design Review Panel 
(ODRP).  
 

9.17. The limited size of the site and the need to maximise floor space has created a 
relatively constrained development site and the setting of the building, 
specifically the potential for public realm has been undermined because the 
opportunity for it is limited. Officers acknowledge that without a JRH site wide 
masterplan scope to achieve wider changes is limited and outside of the 
applicant’s control. 
 

9.18. Notwithstanding this, the height, form and massing of the building is acceptable 
in this context, taking into consideration the setting of the conservation area, 
heritage assets and non-designated heritage assets and the existing campus 
context.  In addition, the public benefits arising from the proposed development - 
including increased employment on the JRH site and the development of a 
research building of national significance – are considered to have significant 
weight in justifying any limited harm resulting from the development.    
 

9.19. The proposed material palette includes dark grey metalwork and window frames, 
a warm grey terracotta façade cladding and feature elements of the façade, such 
as entrances, in a timber finish.  The materials would be different but 
complementary to the wider JRH site which includes development that is varied 
in its mass, scale and materiality.  Likewise, the proposed finishes would not 
appear incongruous when considered in relation to the surrounding residential 
properties.   
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9.20. The proposed materials are, therefore, considered to be acceptable subject to a 
condition securing the submission of samples of all materials (for buildings and 
landscape) in order to ensure that these will be appropriate and allow the new 
buildings to sit comfortably in the setting of the various heritage assets on this 
site.  Additionally, a condition has been included to secure details of the 
proposed fenestration in the interests of visual amenity. 

 
Landscape 

 
9.21. A Landscape and Visual Impact Assessment (LVIA) has been submitted in 

support of the proposal. The LVIA concludes that: 

 the impact of the proposal upon landscape/townscape character would be 
slight, and there will no discernible change to any of key characteristics of 
the area;  

 The overall impact upon the JRH Site will be positive in visual terms, 
given the loss of the car parking and the temporary contractors’ 
compound; 

 The building would be in keeping with the surrounding built form; 

 The effect upon the surrounding area would be neutral, due to the limited 
number of locations outside of the hospital site from which the new 
building would be visible;  

 Views of the proposed development substantially screened by intervening 
features and with the new building perceived in the context of the existing 
JRH Site;  

 From within the JRH Site, where the proposed development is visible at 
close range, the effect would also be positive overall, with the creation of 
a new building that is in scale with the surrounding built form and which 
would incorporate muted tones to complement the existing Hospital 
buildings;  

 From within Headington Cemetery the effect would be neutral. While the 
proposed development will be visible, it will be partly screened by the 
intervening hedgerow (which screens lower level views of buildings, 
roads, car parks and traffic) and will not change the existing context of 
large-scale Hospital buildings adjoining the Cemetery site.  
 

9.22. Officers agree with the findings of the LVIA and are satisfied that the proposal 
will not result in harm to the character of the surrounding area or to views, both 
into and out of, the site. 
 

9.23. In terms of the soft landscaping of the site the application proposes a range of 
tree and shrub species which would help to soften the edges of the site and 
improve the area of public realm surrounding the building.  The proposed 
species selection has been informed by Officers and comments made by the 
Oxford Design Review Panel (ODRP).  
 

9.24. The landscaping proposals are found to be acceptable subject to conditions to 
secure the delivery of the proposed soft landscaping. 
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iii. Impact on Neighbouring Amenity 

 
9.25. The proposed building is located within the JRH campus and would be 

surrounded to the south east, south and west by hospital buildings including the 
existing industrial block.  To the north, separated by a substantial boundary 
hedge, lies the Old Headington Cemetery.    
 

9.26. The nearest residential properties are located on Ethelred Court, approximately 
80 metres to the east and Dunstan Road, approximately 140 metres to the north 
east.  Residential properties on Ingle Close to the north are sited approximately 
170 metres from the application site. 
 

9.27. Due to the siting of the proposed building, its modest height and screening 
provided from the existing boundary hedge, and the significant separation 
distances between the building and the nearest neighbouring buildings, Officers 
are satisfied that the proposal will not result in harmful overlooking, overbearing 
or loss of light. 

 
Noise 

 
9.28. The applicant has submitted an acoustic report in support of the application. The 

closest noise sensitive receptors have been identified as the Department of 
Pharmacology at approximately 50 metres to the north, and residential dwellings 
in Mansfield Road at approximately 90 metres to the west of the development 
boundary.  
 

9.29. Officers consider that due to the nature of the proposed use of the building and 
the significant separation distance from residential properties there will not be 
any harmful noise impacts arising from the proposed development.  A condition 
has been included to ensure that there are appropriate controls in place in 
relation to mechanical plant noise. 

 

iv. Transport  
 

Car Parking 
 
9.30. The development site is located is to the northwest side of the JRH site within an 

area that is currently used for parking for 42 cars and houses some temporary 
structures and storage units. The existing on-site parking spaces are reserved for 
‘late starter’ staff, which means those arriving after 11:30am. The existing car 
park is gated in order to control its use and is opened only during the hours of 
11:45 - 15:00 and 19:00 and 23:00. 
 

9.31. The proposed building would result in the loss of the 42 existing late-starter car 
parking spaces on the site. 4 car parking spaces will also be lost as a result of 
the proposed pedestrian route improvements through Car Park 1.  16 general 
JRH staff car parking spaces are proposed to be re-provided on the site and a 
further 30 spaces will be re-provided within the JRH site to the north west of the 
application site and north west of the existing hospital helipad.  A condition has 
been included to secure the re-provision of these spaces within a suitable 
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timescale. 
 

9.32. As the existing car parking spaces will be re-provided either on the application 
site or within the JRH site Officers consider the redevelopment of the application 
site to be acceptable. 
 

9.33. The proposal will result in an increase of 157 members of staff over 5 years and 
therefore to ensure that the proposed development will not have a detrimental 
impact on parking or the wider highway network discussions have been 
undertaken by Officers, the Local Highway Authority and the Applicant.  The 
Applicant has submitted a Transport Assessment and a Travel Plan document 
which set out the measures by which the Applicant will promote sustainable 
transport and monitor travel modes for staff working at the proposed building. 
 

9.34. The applicant has submitted a Travel Plan in support of the application which is 
compliant with Headington Neighbourhood Plan Policy TRP3 (Travel Plans).  
Officers acknowledge that the Applicant has limited influence over the wider 
transport policies for the JRH site and the implementation of these, however, 
notwithstanding these limitations, Officers consider that the measures set out in 
the proposed Travel Plan document would be able to reduce any harmful 
impacts arising from the increased staff numbers travelling to the proposed 
building.  Likewise, the submitted documents target a 9% reduction in staff car 
journeys over 5 years as well as a 3% increase in Park and Ride usage, cycle 
use and bus use, which are considered to be acceptable targets. 
 

9.35. Conditions have been included to ensure that robust monitoring of transport 
modes used by staff at the application site are undertaken on a yearly basis with 
opportunities for revised measures at yearly intervals should there be concerns 
that the objectives of the Travel Plan are not being met. 
 

9.36. In addition to staff trips there will be visitors accessing the proposed 
development as part of the proposed research.  Approximately half of the 
patients/ research participants visiting the site would already be attending clinics 
on the JRH site as patients.  The other half would represent the research 
participants (i.e. not current NHS patients) however this group also already travel 
to the JRH site for assessment in existing buildings.  As such, there would not be 
an increase in visitor numbers to the site when compared to the existing 
situation, although the length of the visits undertaken could expect to be 
increased. 
 

9.37. Headington Neighbourhood Plan Policy TRP1 (Parking Provision at Major 
Employment Sites) is not considered to be relevant to this application as it 
relates to proposals for any net additional car parking spaces on major 
employment sites.  This application would not result in the net increase of car 
parking spaces. 

 
Cycle Parking 
 

9.38. 74 cycle parking spaces (including 18 for visitors) are proposed as part of the 
development. This equates to a ratio of 1 space per 2.4 staff which is at a much 
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higher rate than the adopted cycle standard, which is welcomed by Officers and 
complies with the aims of Headington Neighbourhood Plan Policy TRP5 
(Promotion of Cycling).  
 

9.39. Locations of the proposed cycle parking spaces have been indicated on the 
proposed block plan however additional details are required by way of condition 
to ensure the type of cycle parking is acceptable. 
 
Refuse, Delivery and Servicing Arrangements 

 
9.40. There is a proposed servicing and drop-off layby to the northwest of the 

proposed building, with the 16 car parking spaces to the northeast of the site. 
Entry and exit to the car park will be one-way, with cars entering via the northeast 
access and exiting via the northwest one.  Officers consider the servicing and 
access arrangements to be acceptable. 
 
Pedestrian Access Improvements 
 

9.41. To improve the pedestrian connectivity with the development site and the rest of 
the John Radcliffe Hospital complex, it is proposed to create a DDA compliant 
pedestrian route from the entrance of the new building, southwest of the site, 
through Public Car Park 1, joining with the pedestrian area outside of the FMRIB 
building. Two new disabled bays would be provided in Car Park 1, within easy 
reach of the main entrance to the proposed building. 
 

9.42. The route will also include a zebra crossing from the site across the access road 
to Car Park 1 and another within the car park itself to provide pedestrians with 
priority whilst walking across a circulation aisle. 
 

9.43. An additional zebra crossing is proposed to be provided from the south-eastern 
corner of the development site, across the access road to a new stepped access 
down to Car Park 1. This route will join to the existing footpath which runs along 
the northwest of the trauma building. 
 

9.44. Officers welcome these improvements to pedestrian accessibility and access 
which comply with Local Plan Policy TR.4 (Pedestrian and Cycle Facilities), Core 
Strategy Policy CS13 and Headington Neighbourhood Plan Policy TRP2 
(Connectedness). 
 

v. Sustainability and Energy 
 
9.45. Core Strategy Policy CS9 (Energy and Natural Resources) states that all 

developments should seek to minimise their carbon emissions and should 
demonstrate sustainable design and construction methods and energy efficiency 
through design, layout, orientation, landscaping and materials.  The proposal 
would deliver less than 2000m

2
 of new floorspace and therefore does not meet 

the definition of a “Qualifying Development” where additional measures are 
required.  
 

9.46. The applicant has submitted an Energy Statement in support of the application.  
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Despite the fact that the development is not classed as a “Qualifying 
Development” under Policy CS9 the applicant has committed to complying with 
Part L2A of Building Regulations 2013 and achieving BREEAM Excellent status.   
 

9.47. The proposed development would achieve an improvement on Part L of 9% 
through passive and active measures and 67% with the use of Low and Zero 
Carbon technologies in the form of PV panels. 

 
9.48. The proposed design would maximise opportunities for passive control of the 

internal environment through the use of operable louvres and exposed concrete 
soffits which would help to maintain comfortable internal temperatures and 
natural ventilation.  The building would utilise high performance glazing and solid 
walls with integrated sun shading to prevent excessive solar gains to improve 
thermal comfort in the summer. The fabric of the building would be of a high 
specification and levels of air-tightness in excess of legislative compliance to 
minimise heat loss.  

 
9.49. Officers consider that the proposal would minimise the carbon emissions 

resulting from the development and does demonstrate sustainable design and 
construction methods and energy efficiency through design and materials.  As 
such, the proposal would comply with Core Strategy Policy CS9. 

 

vi. Other 

 
9.50. Officers have considered land contamination, flooding, air quality, biodiversity 

impacts and impact on trees and have found the proposal to be acceptable 
subject to the conditions set out in section 11 of this report. 
 

10. CONCLUSION 

 
10.1. The proposal would result in the creation of a new neuroscience building at the 

JRH campus.   As the proposal would be located on the existing JRH site, and 
would constitute a medical research use, Officers consider that the proposed 
development would accord with the NPPF, Sites and Housing Plan Policy SP23 
and Core Strategy Policy CS30 and therefore find the principle of development to 
be acceptable. 
 

10.2. The proposal would not be detrimental to the character of the surrounding 
Conservation Area and Listed Buildings and is considered to comply with 
Policies CP1, CP6, CP8 and HE7 of the Oxford Local Plan, Policy CS18 of the 
Core Strategy and Headington Neighbourhood Plan Policies GSP4, CIP1, CIP2, 
CIP3 and CIP4. 
 

10.3. Due to the significant separation distance between the proposed buildings and 
the neighbouring properties the proposal is considered to be acceptable in terms 
of its impact on neighbouring amenity. 
 

10.4. Highways, flooding, land contamination, air quality, archaeology and biodiversity 
impacts and the impact on existing trees is found to be acceptable subject to the 
conditions set out in section 11 of this report. 
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10.5. Therefore, it is recommended that the East Area Planning Committee resolve to 

grant planning permission for the development proposed subject to conditions 
set out in section 11 of this report. 
 

11. 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 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 approved Travel Plan (dated November 2017 – IMA-16-212) as submitted 

with the planning application must be implemented upon occupation of the 
development. The following shall also be undertaken by the applicant: 

 
Prior to occupation of the approved development a Travel Survey shall be 
undertaken and submitted to and approved by the Local Planning Authority.  The 
Travel Survey shall establish baseline figures for transport mode splits for all 
staff working within the approved building at the time of occupation.  

 
Travel Plan Monitoring Reports commencing annually following the date of first 
occupation and continuing for a period of 5 years or until 2023 (whichever is 
later) must be submitted in writing to the Planning Authority for approval.  The 
Travel Plan Monitoring Reports must be submitted to the Local Planning 
Authority for approval by no later than 30 days after the end of each annual 
review period following the date of first occupation.   The Travel Plan Monitoring 
Reports shall include: 

 
a) Details of trip generation rates; 
b) Details of mode share and change in mode share over time 
c) Total number of car parking permits issued across the John Radcliffe 

Hospital site; 
d) Total number of car parking permits issued to University staff on the 

application site; 
e) Total number of car parking permits issued to staff working within the 

approved development; 
f) Details of how effectively the Travel Plan has operated within the previous 

period; 
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g) Any data and information necessary for the purposes of determining 
whether or not the modal split targets set out in the approved Travel Plan 
have been achieved; and 

h) (Where the objectives and/or targets specified in the approved Travel Plan 
have not been met) a proposed revision to the Travel Plan for approval by 
the Local Planning Authority setting out additional and/ or enhanced 
measures to bridge any shortfall in achieving the objectives and targets of 
the approved Travel Plan together with a timetable for implementing such 
measures. 

 
Reason: To encourage the use of sustainable modes as a means of transport 
and minimise the transport impact of the development in accordance with 
policies CP1, TR2 and TR12 of the Adopted Oxford Local Plan 2001-2016. 

 
4. Within 3 months of the date of implementation no less than 30 car parking 

spaces shall be provided within the area marked in blue hatching on the 
approved plan marked ‘Replacement Parking Location Plan , DWG 1MA-16-212 
022’. 

 
Reason: To ensure that the parking spaces are re-provided with a suitable 
timescale and to avoid creating a staff and patient parking deficit to the detriment 
of highway safety and convenience in accordance with policies CP1, CP10 and 
TR3 of the Oxford Local Plan. 

 
5. A Construction Traffic Management Plan should be submitted to the Local 

Planning Authority and agreed prior to commencement of works. This should 
identify:  

 
a) The routing of construction vehicles and management of their movement 

into and out of the site by a qualified and certificated banksman,  
b) Access arrangements and times of movement of construction vehicles (to 

minimise the impact on the surrounding highway network),  
c) Details of wheel cleaning / wash facilities to prevent mud, etc. from 

migrating on to the adjacent highway,  
d) Contact details for the Site Supervisor responsible for on-site works,  
e) Travel initiatives for site related worker vehicles,  
f) Details of times for construction traffic and delivery vehicles, which must 

be outside network peak and school peak hours,  
g) Engagement with local residents and neighbours.  

 
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.  

 
6. Prior to use or occupation of the new development, covered and secure cycle 

parking for a minimum of 74 bicycles on-site shall be provided within the curtilage 
of each dwelling or at the entrance to each block of flats. The location and type 
of this provision should be submitted and agreed by the Local Planning Authority 
in writing.  
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Reason: To encourage the use of sustainable modes of transport. 
 
7. A landscape plan shall be submitted to, and approved in writing by, the Local 

Planning Authority before any development above slab level.  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. 

 
8. Prior to the commencement of above ground works, plans, calculations and 

drainage details to show how surface water will be dealt with on-site through the 
use of sustainable drainage methods (SUDs) shall be submitted to and approved 
in writing by the Local Planning Authority. The plans, calculations and drainage 
details will be required to be completed by a suitably qualified and experienced 
person in the field of hydrology and hydraulics. The plans, calculations and 
drainage details shall be undertaken in accordance with the following document;  
Flood Risk Assessment prepared by Price and Myers, Job Number 25764, 
Version 1 – dated Feb 2017. The plans, calculations and drainage details 
submitted shall demonstrate that;  

 
a) The drainage system must has been designed to control surface water 

runoff for all rainfall up to a 1 in 100 year storm event.  
b) The rate at which surface water is discharged from the site may vary with 

the severity of the storm event but must not exceed the greenfield runoff 
rate for a given storm event.  

c) Excess surface water runoff must be stored on site and released to 
receiving system at greenfield rates. Onsite infiltration tests, to determine 
the infiltration rates are to be completed and utilised within any design. 
Documentation of infiltration testing and rates are to be submitted with the 
any proposed drainage strategy.  

 
Reason: To ensure compliance with Policy CS11 of the Oxford Core Strategy 
2011- 2026. 

 
9. Prior to the commencement of above ground works, 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.  

 
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.  
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10. The submission of a dust assessment, developed following IAQM Guidance on 
the Assessment of Mineral Dust Impacts for Planning (May 2016) is required by 
the local planning authority prior to the commencement of works. The outcomes 
of such assessment, should be the basis for the development of a Construction 
Environmental Management Plan. The approved Construction Environmental 
Management Plan shall be implemented accordingly throughout the construction 
phase of development.  

 
Reason: In the interests of the amenities of neighbouring occupiers, in 
accordance with policies CP1, CP19 and CP21, CP23 of the Oxford Local Plan 
2001-2016.  

 
11. No development shall take place until a Construction Environmental 

Management Plan shall have first been submitted to and approved in writing by 
the Local Planning Authority.  
The plan may refer, inter alia, to the following matters:  

 
a) signage for construction traffic, pedestrians and other users of the site;  
b) controls on arrival and departure times for construction vehicles;  
c) piling methods (if employed);  
d) earthworks;  
e) hoardings to the site, including to future adjacent development plots;  
f) noise limits;  
g) hours of working;  
h) vibration;  
i) control of emissions including dust, odours and dirt;  
j) waste management and disposal, and material re use;  
k) prevention of mud / debris being deposited on public highway;  
l) materials storage; and  
m) hazardous material storage and removal  

 
The approved Construction Environmental Management Plan shall be 
implemented accordingly throughout the construction phase of development.  

 
Reason: In the interests of the amenities of neighbouring occupiers, in 
accordance with policies CP1, CP19 and CP21, CP23 of the Oxford Local Plan 
2001-2016. 

 
12. Prior to the commencement of above ground works, 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: 

 

a) The amount of electric car charging points should cover at least 10% (2 
spaces) of the amount of permitted parking 

b) 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. 
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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. 

 
13. Prior to the commencement of above ground works, details of biodiversity 

enhancement measures including at least 4 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. 

 
14. Samples of the exterior materials to be used shall be submitted to, and approved 

in writing by, the Local Planning Authority prior to the commencement of above 
ground works and only the approved materials shall be used.  
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 

 
15. Prior to the commencement of above ground works, window details at scales of 

1:20/1:50 must be submitted to, and approved in writing by, the Local Planning 
Authority. 

 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 

 
16. In respect of any proposed air conditioning, mechanical ventilation or associated 

plant, the applicant shall ensure that the plant to be installed will meet the noise 
limit calculated for this purpose by Hoare Lee in their Report Planning Stage 
Acoustic Assessment Report of 21/02/2017. A noise control scheme, to include 
this confirmation and appropriate measures for noise management of the 
potential impact of staff arrival and departure and deliveries and collections, shall 
be submitted for approval before the development is brought into operation 

 
Reason: In order to maintain the existing noise climate and prevent ambient 
noise creep in the interests of the residential amenities in accordance with 
policies CP1, CP10, CP19 and CP21 Oxford Local Plan 2001-2016. 

 
Informatives 

 
1. 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 
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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. 

 
2. 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 

 
3. Removal of vegetation and demolition of buildings shall be undertaken outside of 

bird nesting season. This is weather dependent but generally extends between 
March and August inclusive. If this is not possible then a suitably qualified 
ecologist shall check the areas concerned immediately prior to the clearance 
works to ensure that no nesting or nest-building birds are present. If any nesting 
birds are present then the vegetation or buildings shall not be removed until the 
fledglings have left the nest. 

 

APPENDICES 

 

Appendix 1 – Proposed Plan 

 

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. 

 

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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