
PLANNING REVIEW COMMITTEE 10th January 2018

Application Number: 16/02745/CT3

Decision Due by: 16th February 2017

Extension of Time: 22nd December 2017

Proposal: Extension to the existing Seacourt Park and Ride to 
accommodate new car parking, a single storey building to 
provide a waiting area and toilets for customers, cycle 
parking, lighting, CCTV, ticket machines, new pedestrian 
and cycle access, landscaping together with reorganisation 
of the layout of existing car parking spaces, repositioning of 
turning circle, bus pickup and drop-off and other works 
incidental to the development. (additional information)

Site Address: Seacourt Park And Ride,  Botley Road,  Oxford

Ward: Jericho And Osney Ward

Case Officer Andrew 
Murdoch

Agent: Turleys Applicant: Oxford City Council

Reason at Committee:  The application has been called-in to the Planning Review 
Committee by Councillors Cook, Pressel, Fooks, Malik, Simmons, Brandt, Gant, 
Wade, Goddard, Wilkinson, Altaf-Khan and Wolff.

1. RECOMMENDATION

1.1. The Planning Review Committee is recommended to: 

(a) Approve the application for the reasons given in the report and subject to: 

1. Decision subject to confirmation from the Secretary of State that the application is 
not required to be ‘called in’ in accordance with The Town and Country Planning 
(Consultation) (England) Direction 2009;

(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 section 11 of the committee 
report in appendix 1 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. EXECUTIVE SUMMARY

2.1. At the West Area Planning Committee on the 12th December 2017, Members 
resolved to approve planning permission, subject to confirmation from the 
Secretary of State that the application is not required to be ‘called-in’ in 
accordance with the Town and Country Planning (Consultation) (England) 
Direction 2009, for the extension to the existing Seacourt Park and Ride to 
accommodate new car parking, a single storey building to provide a waiting area 
and toilets for customers, cycle parking, lighting, CCTV, ticket machines, new 
pedestrian and cycle access, landscaping together with reorganisation of the 
layout of existing car parking spaces, repositioning of turning circle, bus pickup 
and drop-off and other works incidental to the development under reference 
16/02745/CT3.

2.2. The decision of the West Area Planning Committee has been called-in to the 
Planning Review Committee by Councillors Cook, Pressel, Fooks, Malik, 
Simmons, Brandt, Gant, Wade, Goddard, Wilkinson, Altaf-Khan, and Wolff on 
grounds that the decision to approve the application on the Chair’s casting vote 
did not take sufficient account of the fact that the application is not compliant with 
the National Planning Policy Framework and does not constitute ‘essential 
infrastructure’ as it will not remain operational and safe for users in times of flood 
as required by National Planning Policy Guidance.

2.3. A copy of the officer’s committee report to the West Area Planning Committee is 
included in appendix 1 of this cover report.  The report sets out a full 
assessment of how the proposal would accord with the policies of the 
development plan when considered as a whole and the range of material 
considerations that on balance support the grant of planning permission.

2.4. With specific regard to the reason for the call-in to the Planning Review 
Committee, the report also includes a full assessment of how the scheme would 
also accord with the aims and objectives of the National Planning Policy 
Framework, thereby constituting sustainable development, which, given 
conformity with the development plan as a whole, means that in accordance with 
paragraph 14 the development proposal should be approved without delay.  It 
also sets out that there are not any material considerations that would outweigh 
the compliance with these national and local plan policies.

3. CONSULTATION RESPONSES

3.1. The consultation responses received in relation to the application have been 
summarised within Section 8 of the Committee Report in Appendix 1.  Full copies 
of the consultation responses listed within this section are available to view on 
the Councils public access website.

3.2. Following the publication of the Committee Report, it was noted that the 
summary of the response from Natural England had not included all of the 
comments within their letter of the 23rd November 2017.  This was updated 
verbally at the West Area Planning Committee meeting.  However it is 
summarised below.
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3.3. In addition, the Oxford Flood Alliance has commented that the summary of their 
comments omitted two particular areas from their response of the 29th November 
2017.  Again full copies of this response are available to view on the public 
access website.  The two comments are also summarised below.

Natural England (23rd November 2017)

3.4. No comments to make on the application

3.5. Natural England has not assessed the application for impacts on protected 
species.

3.6. The lack of comments does not imply that there are no impacts on the natural 
environment but only that the application is not likely to result in significant 
impacts on statutory designated conservation sites or landscapes.  It is for the 
local planning authority to determine whether or not this application is consistent 
with national and local planning policies on the local environment.

3.7. Natural England notes that the consultation documents indicate that this 
development includes an area of priority habitat as listed on Section 41 of the 
Natural Environment and Rural Communities NERC Act 2006, namely an area of 
coastal and floodplain grazing marsh. The National Planning Policy Framework 
states that ‘when determining planning applications, local planning authorities 
should aim to conserve and enhance biodiversity. If significant harm resulting 
from a development cannot be avoided (through locating on an alternative site 
with less harmful impacts), adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused.’

Oxford Flood Alliance (29th November 2017)

3.8. In the submission of 29th November 2017, OFA pointed out that the flood risk 
compensation calculations in Table 4 of the revised FRA, and in Appendix L of 
that document, contain a significant number of internal inconsistencies which 
make it impossible for the reader to satisfy themselves that the calculations are 
credible. The format and approach is also changed from the previous FRAs, 
which compounds the difficulty of understanding the new document. No 
explanation for the change of approach is provided in the November FRA. The 
fact that the Environment Agency has said it is happy with the document does 
not obviate the need for the application documents to be consistent and 
comprehensible. OFA consider that the document should have been corrected 
and republished.

3.9. The proposed compensating excavations to the north of the car park extension 
are reported to be in ground 0.375m lower than recorded in the previous FRAs. 
This is in an area where the archaeology report says the top soil layer is only 
0.2m deep, unlike the area designated for the car park where the top soil is 
approximately 1m thick. OFA argue that compensation excavations in the area 
north of the car park will fill with groundwater before fluvial flooding occurs thus 
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nullifying any compensation. OFA have provided comment from a senior 
hydrologist from the British Geological Survey supporting this view. The EA says 
they have not commented on groundwater. In OFA’s view groundwater flooding 
compromises the compensation calculations.

4. CONCLUSION

4.1. As set out in Section 10 of the Committee Report (appendix 1) officers would 
advise members that having considered the application carefully including all 
representations made with respect to the application, that the proposal is 
considered to be acceptable in terms of the aims and objectives of the National 
Planning Policy Framework, and relevant policies of the Oxford Core Strategy 
2026, and Oxford Local Plan 2001-2016, when considered as a whole, and that 
there are no material considerations that would outweigh these policies.

4.2. Therefore it is recommended that the Committee resolve to grant planning 
permission for the development proposed subject to the conditions set out in 
Section 11 of the Committee Report.

5. HUMAN RIGHTS ACT 1998

5.1. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to approve 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.

6. SECTION 17 OF THE CRIME AND DISORDER ACT 1998

6.1. 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 approve planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community.
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