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EAST AREA PLANNING COMMITTEE 7
th

 March 2018 

 

Application Number: 17/03419/FUL 

  

Decision Due by: 23rd April 2018 

  

Extension of Time: N/A 

  

Proposal: 
Erection of a 3-storey office building (Use Class B1) and 
laboratory space above an undercroft parking and arrival 
space. Formation of car parking spaces and cycle storage. 
The building will have a ground floor entry pavilion including 
entrance lobby, changing facilities at back of house. 
External car parking will be provided at grade and in the 
undercroft, including 9 accessible spaces and bicycle 
parking. Additional parking to be provided at Plot B. 

  

Site Address: The Magdalen Centre,  1 Robert Robinson Avenue 

  

Ward: Littlemore Ward 

 

Case Officer 

 

Andrew 
Murdoch 
 

 

Agent:  Mr Tes Adamou Applicant:  Mr Piers Scrimshaw-Wright 

 

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:  
 

(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 an application for the erection of a 3-storey office building 

(Use Class B1) and laboratory space above an undercroft parking and arrival 
space, and formation of car parking spaces and cycle storage. The building will 
have a ground floor entry pavilion including entrance lobby, changing facilities at 
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back of house. External car parking for the development will be provided at 
grade and in the undercroft including 9 accessible spaces and bicycle parking.  
Additional parking to be provided at Plot B to be used by the centre as a whole. 

 
2.2. Officers consider that the proposal would accord with the policies of the 

development plan when considered as a whole and the range of material 
considerations on balance support the grant of planning permission. 

 
2.3. The scheme would also accord with the aims and objectives of the National 

Planning Policy Framework would constitute sustainable development, and, 
given conformity with the development plan as a whole, paragraph 14 advises 
that the development proposal should be approved without delay. Furthermore 
there are not any material considerations that would outweigh the compliance 
with these national and local plan policies. 

 

3. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
3.1. The proposal is liable for a CIL payment.  

 

4. SITE AND SURROUNDINGS 

 
4.1. The application site is situated within Oxford Science Park, which is on the 

south-eastern edge of the city.  The park is bordered by the A4074 to the east, 
Grenoble Road to the south and an area of undeveloped land (albeit with outline 
planning permission for residential development) to the north. 
 

4.2. The application relates to a site in the north-eastern corner of the Science Park, 
and forms part of a group of buildings which are known as the Magdalen Centre.  
The Magdalen Centre occupies two plots to the North and South of the 
Littlemore Brook that are connected by a pedestrian footbridge.  There are two 
plots, one to the north of the north building which is currently used as a parking 
area, and the other to the east of this building which is an area of open land.  

 
4.3. The site is accessed via a service road that leads from Robert Robinson Avenue 

which is one of the spine roads that runs through the park from Grenoble Road.   
 

4.4. See site plan below 
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© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 
 

5. PROPOSAL 
 
5.1. The application is seeking permission for the erection of a three storey office 

building with undercroft parking and arrival space, which will effectively form an 
extension to the north building of the Magdalen Centre. 
 

5.2. In a similar manner to the other two buildings in the Magdalen Centre, the new 
building will provide approximately 3,003m² (Gross Internal Floor Area) of B1 (a 
& b) space which will be occupied at a ratio of approximately 75% office space, 
and 25% Research & Development.  It is anticipated that this will employ 200 
people. 
 

5.3. The proposal will provide car parking at grade and within the undercroft of 
approximately 73 spaces, with 9 of these being accessible.  There would also be 
cycle parking within the undercroft for up to 44 bicycles. 
 

5.4. There is a second plot (B) to the east which will provide additional car parking for 
102 spaces which will be associated to the Magdalen Centre. 

 

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

 

 
00/01243/NF - Erection of new building (B1 office ) extensions & internal 
alterations to Magdalen Centre to provide cafe. Erection of footbridge link. 149 
parking spaces, alterations to existing & provision of new landscaping: Approved 
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89/00742/PW - Erection of 4 storey building for B1 use & development purposes 
(Magdalen Centre) with associated landscape works & formation & construction 
of access roads & temporary parking area, envisaged predominantly as research 
& development use. Approved 

 

 

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 

Other Planning 
Documents 

Design 7 
 

CP1, CP6, 
CP8, CP9,  

CS18_,    

Commercial 1, 2  CS27_, 
CS28_,  

  

Natural 

Environment 

9, 11, 13 CP11,     

Transport 4 TR1, TR3, 
TR4, TR14,  

CS13_,   Parking 
Standards 
SPD 

Environmental 10 CP10, 
CP13, 
CP19, 
CP20, 
CP21, 
CP22,  

CS9_, 
CS11_, 
CS12_,  

 Energy 
Statement 
TAN 

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

 MP1, SP43  

 

 

8. CONSULTATION RESPONSES 

 
8.1. Site notices were displayed around the application site on the 19

th
 January 2017. 

 

Statutory and Non-Statutory Consultees 
 

Oxfordshire County Council (Strategic Comments) 
 
8.2. The principle of development on an established Science Park is found 

acceptable. However, the proposal seeks to provide car parking at a level that 
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exceeds adopted parking standards. For this reason, the county council has 
raised an objection to the planning application.  (NB: The county have 
subsequently withdrawn their objection to the proposed parking). 
 

8.3. Through a recent planning application ref. 16/01945/FUL on the Science Park, 
enhanced bus services and a pedestrian / cycle route through to Littlemore Park 
site has been secured via a Section 106 agreement. These improvements will 
benefit this site which is severed from residential areas. 

 
Oxfordshire County Council (Local Highways Authority) 

 
8.4. The level of additional car parking proposed is significantly above the maximum 

allowable under the Adopted Parking Standards SPD for a B1(b) Research and 
Development building of this size. It is also not clear whether the total level of 
parking for the Magdalen Centre as a whole, including the proposed extension, is 
in line with the Maximum level set out in the Adopted Parking Standards SPD. 
The county council objects to the application for this reason. 
 

8.5. Currently the site is not very accessible by public transport and the catchment for 
walking and cycling is limited by its more remote location and a lack of alternative 
or direct routes to the wider area. Future plans such as the reinstatement of the 
Cowley Branch line for passenger services, an enhanced bus service and other 
proposals set out in the Oxford Transport Strategy will improve access 
considerably; however these changes may not happen for some time. 

 
8.6. A site Travel Plan will play an important role in bringing about more sustainable 

travel behaviour, however, this will only happen if taken seriously and proposals 
address site specific issues identified and incentives are used to encourage 
greater use of public transport, cycling and car sharing. 

 
8.7. The above-mentioned comments have been updated by the following in 

response to the Car Park Provision Briefing Note dated 06 February 2018 
submitted by the applicant. This updated consultation response should be read 
in conjunction with the county council’s original consultation response dated 24 
January 2018. 

 
8.8. The county council had previously raised an objection to the application as the 

level of car parking proposed appeared to exceed the maximum level set out 
under the Adopted Parking Standards SPD.  The Car Park Provision Briefing 
Note has clarified the exact number of spaces proposed and that the use of the 
proposed development would be a mix of both Office use and Research and 
Development use. With clarification that the proposed development would 
accommodate office use, which is a more intensive use, and by applying the 
parking standards for both office and research and development use – according 
to the breakdown of the proposed floor area for each use – the county council 
accepts that the level of parking proposed is within the maximum level set out 
under the Adopted Parking Standards SPD. 

 
8.9. Accordingly, the county council can remove its previous objection subject to the 

suggested conditions as set out in the original response. 
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Historic England 

 
8.10. No comment 

 
Natural England 
 

8.11. No comments 
 

Public representations 
 
8.12. No comments have been received from members of the public. 

 
8.13. Littlemore Parish Council: The Parish Council welcomes the increase in 

employment at Oxford Science Park which is likely to follow from an extension to 
existing buildings there. We are glad to know that demand for work space is 
rising locally.  We note the comment from County Highways about the possible 
over-provision of parking spaces. Road traffic through Littlemore, especially at 
Oxford Road, has been of concern for a long time. Improvements to bus, 
pedestrian and cycle access to the Science Park will relieve pressure on the road 
system especially through our village centre (which is a Conservation Area) and 
would be of benefit to the community as well as Science Park workers. 

 

9. PLANNING MATERIAL CONSIDERATIONS 

 
9.1. Officers consider the determining issues to be: 

 
i. Principle of development; 
ii. Built Form and Site Layout; 
iii. Impact on Neighbouring amenity 
iv. Transport 
v. Sustainability & Energy 
vi. Landscaping 
vii. Archaeology 
viii. Flood Risk & Drainage 
ix. Land quality 
x. Ecology 
xi. Air Quality 

 

i. Principle of Development 
 
9.2. The National Planning Policy Framework and Oxford Core Strategy Policy CS2 

encourage development proposals to make an efficient and appropriate use of 
previously developed land in a manner that suits the sites capacity. 
 

9.3. The Oxford Science Park is designated as a key protected employment site and 
therefore considered a key site for delivering the Core Strategy’s aims of 
managed economic growth to 2026.  The existing supply of employment sites is 
safeguarded through the application of Policy CS28, which aims to resist the loss 
of these key protected employment sites.  In addition to this, the undeveloped 
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plots within the Oxford Science Park are specifically allocated within Sites and 
Housing Plan Policy SP43 for B1 employment uses that directly relate to 
Oxford’s key sectors of employment. 

 
9.4. Having regards to this context, officers consider that the provision of a new office 

building with a total floor area of 3,002m² would be consistent with the aims of 
these policies.  

 

ii. Built Form and Site Layout 
 
9.5. 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 in combination require that development 
proposals incorporate high standards of design and respect local character. 
 

9.6. The proposal would provide a three-storey building above an undercroft level 
which would have an irregular footprint that measures approximately 76m (l) x 
14.5m – 9.7m (w) x 14.91m (h).  It would be sculpted along the northern façade 
in order to follow the main road that runs to the north of the building. 

 
9.7. Layout: The plot is not in a prominent location within the park being set towards 

the northern boundary of the site and park in general.  It includes a parking area 
grade and undercroft parking for the northern building, which provides a sense 
that this is a rear of the park.  The proposal would effectively be an extension to 
the existing Magdalen Centre.  The principle of undercroft parking would be 
retained, but siting the building alongside the northern block, with an elevation 
fronting onto the public realm would effectively create a more active frontage 
onto this part of the park.  This would create a better sense of place and 
prominence for the building within the park. 

 
9.8. Size and Scale: The detached building would effectively be three storeys 

suspended above an undercroft level.  The overall size and scale of the building 
would be consistent with the other Magdalen Centre buildings and also others 
within the Science Park.   

 
9.9. Appearance:  The building has been designed with a contemporary appearance 

which would be appropriate for the park.  In visual terms the existing northern 
building has a contemporary glazed elevation facing southwards towards the 
brook whereas the rear is a simple and uninspiring brick elevation with windows 
that does not contribute to the visual quality of the public space to the rear.  The 
proposed extension would sit comfortably alongside this building and the 
contemporary appearance would read well as part of the group of buildings in the 
Magdalen Centre, whilst also improving the visual appearance of this part of the 
park as an active area rather than the ‘back’ of the park. 

 
9.10. The second plot for the temporary parking area is located to the east of the main 

plot and would involve providing a parking area on existing open land.  As this is 

17



8 
 

a future development plot for the Science Park, it would not have an adverse 
impact upon the visual amenity of the park as it is understood that there will be 
some development there in the future.   

 
9.11. Officers consider that the overall size, scale, design and siting of the proposed 

development would suit the sites capacity and the character and appearance of 
the Science Park in accordance with the above-mentioned policies.  

 

iii. Impact on Neighbouring Amenity 

 
9.12. Policy CP10 of the Local Plan requires development proposals to be sited in a 

manner which meets functional need, but also in a manner that safeguards the 
amenities of other properties. 
 

9.13. The Oxford Science Park is located on the outskirts of the city, and there are no 
residential properties within the park itself.  To the north of the site are the 
residential properties on Minchery Road.  They are sited in excess of 60m away 
from the application site, and are separated by allotments, and the Cowley 
Branch Railway Line which is on a slight embankment.  The embankment also 
has significant mature planting along the boundary with the science park, which 
disrupt views of the park from the residential suburb to the north. 

 
9.14. Having regards to the separation distance between these properties and the 

application site along with the extent of screening on the northern boundary, the 
proposed extension would not create any adverse impacts in terms of loss of 
light, overbearing impact, or privacy in accordance with policy CP10 of the Local 
Plan.   

 

iv. Transport  
 

9.15. The site allocation policy SP43 expects proposals to demonstrate how the 
development mitigates against traffic impacts and maximises access by 
alternative means of transport.  A Transport Statement & Addendum, and Travel 
Plan have been submitted which considers the highway impacts of the 
development. 
 

9.16. Traffic Impact:  The TA has assessed the trip generation on the basis of 
providing B1 (a) Office space rather than B1 (b) Research and Development.  
The Local Highways Authority have confirmed that traffic generation associated 
with office use is typically higher than that associated with research and 
development and on that basis the conclusions of the exercise could be 
considered robust. 

 
9.17. In addition to this, the Local Highways Authority have noted that Chiltern 

Railways recently reported on the travel habits of 434 employees working at the 
Science Park, and confirmed that 70% of employees drove to work, with 13% 
cycling, and 8% using the bus.  The modal share for the use of private vehicles 
within the Transport Assessment is roughly in line with this evidence base, and 
therefore adds a further level of robustness. 
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9.18. The assessment identifies that the proposal would generate approximately 66 
two-way vehicle trips in the AM peak hour and 63 in the PM peak hour. The 
Local highways Authority have indicated that this number of additional trips is 
unlikely to significantly impact on existing flows on the local highway network. 

 
9.19. Site Accessibility: The main issue with the science park is that it is not readily 

accessible by public transport and the catchment for walking and cycling is 
limited by its more remote location and a lack of alternative / direct routes to the 
wider area.  This places greater emphasis on achieving appropriate measures to 
provide alternative options to the car and ensure that traffic impacts are not 
worse than predicted. 

 
9.20. The Transport Assessment has identified that the main residential areas are 

within at least a 15 minute walk of the Science Park, but that Littlemore, Cowley, 
Blackbird Leys, and Greater Leys are within convenient cycling distance, albeit 
these routes include roads where cycling is less likely to be convenient or the 
safe option (i.e. A4074, Henley Road, and Sandford Road).  The Local Highways 
Authority have identified that there are future plans to upgrade the A4074 to 
provide a ‘Cycle Super Route’ which would create a safer and direct route 
between the Science Park and City centre.  It is anticipated that this will be 
funded through CIL contributions. 

 
9.21. Public transport services to the Oxford Science Park are currently limited; the 3A 

service provides just a half-hourly service connecting the site to Oxford city 
centre via Iffley Road. The service does not stop at Oxford train station and for 
anybody travelling from outside the city, or parts of the city without a direct bus 
service, multiple bus services are required. The potential opening of the Cowley 
Branch Line for passenger services is also likely to improve access to the 
Science Park considerably, but is unlikely to happen for some time. 

 
9.22. However, under the legal agreement linked for Plot 12 of the Oxford Science 

Park (Ref: 16/01945/FUL) the applicant, Oxford Science Park Ltd, has committed 
to providing one or all of the following public transport service improvements for a 
period of five years. This will increase the attractiveness of the use of public 
transport for travel to and from the Science Park; enhance existing services to 
the city centre (from 2 to 4 buses per hour in peak hours), or enhance and 
extend services to Oxford train station (from 2 to 3 buses per hour in the peak 
hours), or provide a service to Cowley and Headington (operating at least 2 
buses per hour in the peak* hours) to arrive at the site between 07:00 and 10:00, 
and leave the site 16:00-19:00 on working days (all Mondays to Fridays except 
public holidays).  In addition the creation of a new pedestrian and cycle link 
through to the Littlemore Park site was also secured through the same recent 
application (16/01945/FUL). 

 
9.23. These measures will also be of benefit to the Magdalen Centre and would mean 

a new and larger residential catchment would be within walking and cycling 
distance of the development and wider Oxford Science Park area. It would also 
provide a more direct route for cyclists using Sandford Road and Oxford Road. 

 
9.24. Car Parking: The existing Magdalen Centre has 146 parking spaces (142 spaces 
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and 4 disabled spaces) within the footprint of the proposed extension.  The 
proposal seeks to replace these and provide a total of 228 parking spaces 
(including 9 disabled spaces).  The spaces will be provided through undercroft 
parking within the main site, and 102 spaces in the car park in Plot B. 

 

9.25. The local Highways Authority initially raised an objection to the development as 
the proposed car parking appeared to exceed the maximum levels set out with 
the Oxford Local Plan.  Having reviewed the proposed car parking arrangements, 
it is clear that the Local Highways Authority in their objection had not given 
consideration to the fact that the parking provision relates to the Magdalen 
Centre as a whole including the North and South buildings, and proposed 
extension.  The parking provision therefore needs to be considered in that 
context. 

 
9.26. The applicant has confirmed that the development will provide a mix of Class 

B1(a) Office and B1(b) Research and Development space.  The standards for 
these types of use will be 1 space per 35m² or 1 space per 2 staff for office 
space and 1 space per 2 staff, and 1 space per 35m² up to 235m² and 1 space 
per 60m ² thereafter or 1 space per 2 staff.  Having regards to these standards, 
the maximum parking provision for the development using the anticipated ratios 
for the B1 (a) and (b) floor space would provide a total of 88 spaces for the 
extension (71 spaces for B1(a) and 17 for B1(b)).  The proposal would provide a 
total of 82 additional spaces on top of the existing 146 parking spaces.  This 
would be below the maximum standards required by the Local Plan.  It would 
also fall well below the 1 space to 2 staff ratio that could be sought. 

 
9.27. Following this clarification, the Local Highways Authority has removed their 

objection to the proposed parking provision.  Officers are also satisfied that the 
development would provide an appropriate level of parking provision in 
accordance with the Oxford Local Plan. 

 

9.28. Cycle Parking: The proposal will provide 44 covered cycle parking spaces which 
would be above the minimum local plan standards.  The plans submitted show 
that the cycle parking will be appropriately located close to the main entrance to 
the building and all appear to be easily accessible with unrestricted and level 
access to the street. Shower and changing facilities are also to be provided as 
required.  The cycle parking should be secured by condition. 
 

9.29. Travel Plan: An interim Travel Plan has been submitted but it is clear that this 
needs to be prepared in conjunction with the existing Framework Travel Plan for 
the whole of the Science Park.  The Travel Plan for the site and the Science 
Park as a whole provides an opportunity to develop and co-ordinate measures 
across the whole site for the benefit of employers and employees.  This should 
be secured by condition, which also ensures that it is developed in conjunction 
with the County Council Travel Plans team.   

 

v. Sustainability and Energy 
 
9.30. An Energy Strategy and NRIA report has been submitted as required by Oxford 

20



11 
 

Core Strategy Policy CS9. 
 

9.31. The Energy Strategy states that carbon emissions will be reduced through 
passive design measures in the building (high fabric performance, effective 
façade design for daylighting and limiting excessive solar gains); active design 
measures such as installing high efficiency systems to reduce energy 
consumption; and using Low & Zero Carbon Technologies including an air 
source heat pump system that will provide space heating and cooling system for 
the building in order to provide a greater energy and carbon efficiency in 
comparison to the conventional system.  The NRIA scores 8/11 which 
comfortably exceeds the minimum target of 6/11, and the scheme will achieve a 
BREAMM target of ‘Very Good’. 
 

9.32. Officers would raise no objection to this aspect of the proposal subject to a 
condition requiring the recommendations the Energy Strategy to be carried out,  
in accordance with policy CS9 of the Core Strategy. 

 

vi. Landscaping 
 
9.33. A Landscaping Strategy has been submitted with the application.  The proposal 

would remove several fastigiated hornbeam trees from the northern boundary of 
the application site.  These are young and relatively small trees so that the 
impact from their removal will be very local to the access road.   The boundary 
planting along the northern boundary of the science park between the access 
road and railway line is unaffected and this provides a dense and effective visual 
screen in wider views for example from Minchery Road in Littlemore. Although 
the net loss of trees and canopy cover is regrettable, for these reasons the tree 
removals will not be significantly detrimental to public amenity in the area and 
would not conflict with Oxford Local Plan Policies CP1, CP11 and NE15. 
 

9.34. The proposed landscape strategy would be appropriate and has given 
consideration to integrating the development with the wider science park.  In 
order to ensure that this is achieved a condition should be attached requiring 
detailed planting plans and schedules. 

 

vii. Archaeology 

 
9.35. This application is located on a plot of land to the north of Littlemore Brook that 

was subject to geophysical survey (rapid magnetometer and targeted resistivity 
survey) and subsequent trial trenching in 1999. The investigations did not identify 
any significant archaeological remains in this zone but did identify significant 
multi-period activity immediately adjacent on the southern side of the stream. 
 

9.36. The previous applications for the site had a watching brief during construction.  
This identified two beaver dams dating to the Iron Age period, a Roman horse 
burial and associated pottery and other miscellaneous features and finds within 
and below the alluvium and peat. Although the entire development footprint of 
the current buildings was zoned as a watching brief area by the subsequent 
watching report it is unclear whether land the east of the new building was fully 
cleared of alluvium and peat.  As such officers are satisfied that the development 
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is unlikely to have any significant archaeological implications in accordance with 
the NPPF. 

 

viii. Flood Risk & Drainage 

 
9.37. The Flood Risk Assessment submitted with the application, identifies that the site 

is primarily within Flood Zone 2 with a part of the site as it moves closer to 
Littlemore Brook within Flood Zone 3.   

 
9.38. The NPPG states that purpose of the Exception Test is to ensure that flood risk 

to people and property will be managed satisfactorily, while allowing necessary 
development to go ahead in situations where suitable sites at lower risk of 
flooding are not available (paragraph 23). 

 
9.39. The development would be classed as a ‘less vulnerable use’ which the NPPF 

considers to be acceptable for Flood Zone 2.  The development has been 
designed so that the majority of the development is located at first floor level and 
above levels in excess of 2m above Flood Zone Level 2.  It would only be the 
lobby that would be located at ground floor level but would employ flood 
resilience measures for Flood Zone 2.  The building will also be linked to the 
other Magdalen Centre buildings by a high level pedestrian link which enables 
dry access away from the site.  As such officers would raise no issue in terms of 
flood risk. 

 
9.40. The Flood Risk Assessment indicates that the scheme will employ flood resilient 

construction up to the 1 in 100y flood level + 700mm as recommended by the 
Environment Agency. Officers consider that this should be adequate to deal with 
residual flood risk, along with the provision of a Flood Warning and Evacuation 
Plan. Details of both of these can be provided as part of a condition. This will 
also be required for the substation, the location of which is to be confirmed.  In 
addition to this, the condition should also require the undercroft parking areas to 
be assessed using the methodology the EA/DEFRA methodology for such areas 
in conjunction with the Flood Warning and Evacuation Plan.  

 
9.41. In terms of surface water drainage, the development will provide Sustainable 

Urban Drainage Systems for the development.  The main building and temporary 
parking area will discharge part of its surface water to the existing drainage 
network within the Science Park and the remainder to ground.  The Flood Risk 
Assessment identifies that the existing drainage system within the Science Park 
uses attenuated measures that then discharges to Littlemore Brook at the 
normal greenfield run off rate. 

   
9.42. Having reviewed the Flood Risk Assessment officers are satisfied that the 

existing drainage system has capacity to receive some of the surface water from 
the scheme, whilst the remainder would be discharged to ground through the use 
of permeable paving.  Therefore subject to a condition requiring the development 
to be carried out in accordance with these details, officers consider that the 
proposal would accord with the aims of Oxford Core Strategy Policy CS11. 

 

ix. Land Quality 
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9.43. A Geoenvironmental and Geotechnical Desktop Study have been submitted with 

the application.  The report acknowledges that there is a slight potential ground 
contamination risk from Made Ground and potentially filled ground at the site and 
as such it is recommended that some site investigation works are completed to 
establish potential contamination risks at the site and remediate the land if it is 
considered necessary to ensure that the site is suitable for use after 
development. 
 

9.44. Officers would agree with the overall assessment and recommendations in the 
reports, and would recommend that conditions are imposed on any grant of 
permission to secure the necessary intrusive site investigations, risk assessment 
and any required remediation in accordance with policy CP22 of the Local Plan; 

 

x. Ecology 

 
9.45. The NPPF makes clear that new developments should minimise the impacts 

upon biodiversity and take the opportunity to incorporate biodiversity 
enhancements.  There is also legislation and European directives to avoid harm 
to biodiversity interests and to have regard to conserving habitats.  At a local 
level Oxford Core Strategy Policy CS12 states that Sites of Specific Scientific 
Interest (SSSI) must be protected from any development that would have an 
adverse impact; No development should have an impact upon a site that is 
designated as having local importance for nature conservation or as a wildlife 
corridor; and Species and habitats if importance for biodiversity are protected 
from harm, unless the harm can be properly mitigated   

 
9.46. The site is in close proximity to the Littlemore Railway Cutting which is a Site of 

Specific Scientific Interest (SSSI) and Site of Local Importance to Nature 
Conservation (SLINC).  A Preliminary Ecological Appraisal has been submitted 
with the application which states that the application will not have an adverse 
impact on any statutory designated sites. 
 

9.47. The appraisal identifies that the site will not have any adverse impact upon the 
green corridors around the site including Littlemore Brook to the south and the 
Railway embankment to the north.  It goes on to note that habitats in the 
proposed development area could have the potential to support breeding birds, 
foraging bats, and badgers and as such these may pose a constraint to the 
works.  The report recommends a precautionary approach being taken with 
respect to breeding birds and badgers during construction.  Having reviewed the 
appraisal officers are satisfied that the development will not have an impact on 
any protected species and any such impact could be mitigated through 
appropriate mitigation measures, in accordance with the NPPF. 

 
9.48. In terms of biodiversity enhancements, bat and bird boxes for house sparrow and 

or swifts should be affixed to the north side of the building and bat boxes to the 
west side.  Installation on trees will not be suitable as most suitably sized trees 
are outside the control of the blue or red line boundary.  These could also be 
secured by condition. 
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xi. Air Quality 
 

9.49. An Air Quality Assessment has been submitted with the application which 
considers the potential impacts on air quality during both the construction and 
operational phases of the proposed development. 

 
9.50. These documents conclude that overall, the construction and operational air quality 

effects of the New Magdalen Building are not significant on the basis that the traffic 
generation is not significant, and no energy combustion system will be built on site.  
In addition to this dust mitigation measures are to be implemented during 
construction.  
 

9.51. Officers agree with the conclusions of the assessment and consider that air 
quality issues are not considered a constraint to planning consent for the 
proposed development.  Notwithstanding this, the National Planning Policy 
Framework indicates that developments should enable future occupiers to make 
“green” vehicle choices and “incorporate facilities for charging plug-in and other 
ultra-low emissions vehicles”.  The Oxford City Council’s Air Quality Action Plan 
2013 commits to seeking to ensure that new developments make appropriate 
provision for walking, cycling, public transport and low emission vehicle 
infrastructure e.g. Electric Vehicle charging points. 

 
9.52. Therefore officers would recommend that a condition be attached which requires 

the provision of electric vehicle charging points at a ratio of 1 per 1000m
2
 of 

commercial floorspace, which in the case of this proposal would equate to 6 
charging points. 

 

10. CONCLUSION 

 
10.1. 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. 
 

10.2. It is recommended that the Committee resolve to grant planning permission for 
the development proposed subject to the conditions recommended in Section 11 
of the 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. 
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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 Samples of the exterior materials to be used shall be submitted to, and approved in 

writing by, the Local Planning Authority before the start of above ground work on the 
site 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. 

 
 4 A landscape plan shall be submitted to, and approved in writing by, the Local 

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

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

 
 5 The landscaping proposals as approved by the Local Planning Authority shall be 

carried out upon substantial completion of the development and be completed not 
later than the first planting season after substantial completion. 

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

 
 6 Detailed measures for the protection of trees to be retained during the development 

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

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

 
 7 No work shall commence until details of flood resilience measures for the building 

and substation should be provided up to a level of 58.95m AOD, in line with the 
stated Environment Agency recommendation, including, but not limited to measures 
suggested in the Flood Risk Assessment.  The development shall be carried out in 
accordance with these approved details. 

 
Reason: In accordance with Environment Agency recommendations, and to reduce 
flood risk in line the NPPF and Policy CS11 of the Oxford Core Strategy  
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 8 A Flood Warning and Evacuation Plan should be submitted to deal with residual 
flooding of the buildings and car parks within the flood zones before the development 
commences.  The Flood Hazards should be assessed in accordance with DEFRA/EA 
Technical Report FD2321/TR2 and resilience measures.  The development shall be 
occupied in accordance with this document. 

 
Reason: To reduce flood risk in line with the NPPF and Policy CS11 of the Oxford 
Core Strategy. 

 
 9 Development shall not begin until a surface water drainage scheme for the site, 

based on sustainable drainage principles and an assessment of the hydrological and 
hydro-geological context of the development, has been submitted to and approved in 
writing by the local planning authority. The scheme shall subsequently be 
implemented in accordance with the approved details before the development is 
completed. The scheme shall also include:  
- Discharge Rates  
- Discharge Volumes  
- Maintenance and management of SUDS features including the management 

provider.  
- Sizing of features - attenuation volume  
- Infiltration in accordance with BRE365  
- Detailed drainage layout with pipe numbers  
- SUDS (Permeable Paving, Infiltration basin, Rainwater Butts, Soakaway)  
- Network drainage calculations  
- Flood Flow Routeing in exceedance plans  

 
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 Policy CS11 
of the Oxford Core Strategy 2026 

 
10  The parking spaces shall be laid out, surfaced, drained and completed in 

accordance with the approved details before the development hereby permitted is 
first brought into use and shall be retained for the parking of vehicles at all times 
thereafter. 

 
Reason: In the interests of highway safety, to ensure the provision of off-street car 
parking and in accordance with Oxford Local Plan Policies CP1 and TR3. 

 
11 That prior to the first occupation of the development hereby approved, a site Travel 

Plan shall be submitted to and approved in writing by the Local Planning Authority.  
The submitted interim travel plan will be revised in line with the approved guidance 
contained in 'Transport for New Developments; Transport Assessments and Travel 
Plans' in support of this application.  The Travel Plan shall be implemented when the 
development hereby permitted is first occupied and operated in accordance with the 
approved details unless otherwise agreed in writing by the Local Planning Authority. 

   
Reason - In the interests of sustainability and to ensure a satisfactory form of 
development, in accordance with Oxford Local Plan Policy TR2 

 
12 A Construction Traffic Management Plan should be submitted to the Local Planning 

Authority and agreed prior to commencement of works. The CTMP 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,  
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- 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.  

 
The CTMP should be implemented at all times during the construction works. 

 
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. 

 
13 The development hereby permitted shall be carried out in accordance with the 

approved Energy Statement Rev.1 (December 2017) and NRIA report and the 
recommendations within these assessments unless otherwise agreed in writing by 
the Local Planning Authority. 

 
Reason: In the interests of sustainability in accordance with Policy CS9 of the Oxford 
Core Strategy 2026 

 
14 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 LPA to ensure the site will be suitable for its 
proposed use. 
 
If unexpected contamination is found to be present on the application site, an 
appropriate specialist company and Oxford City Council should be informed and an 
investigation undertaken to determine the nature and extent of the contamination and 
any need for remediation. 

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

 
15 The development shall not be occupied until any approved remedial works have been 

carried out and a full validation report has been submitted to and approved by the 
local planning authority. 

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

 
16 No development shall take place until a Construction Environmental Management 

Plan (CEMP) / Dust Management Plan (DMP), containing the specific dust mitigation 
measures identified for this development, has first been submitted to and approved in 
writing by the Local Planning Authority. The specific dust mitigation measures to be 
included in the plan have been developed taking into account the specific 
characteristics of the site (type of work to be developed during construction phase, 
proximity of sensitive receptors, etc.) and can be found in Appendix A5 of the Air 
Quality Assessment "Air Quality Assessment: Oxford Science Park", dated 
December 2017, prepared by Air Quality Consultants, that was submitted with the 
planning application.  These approved measures shall be implemented before and 
during all construction works.  

 
Reason - to ensure that the overall dust impacts during the construction phase of the 
proposed development will be "not significant", in accordance with Core Policy 23 of 
the Oxford Local Plan 2001- 2016. 

 
17 Prior to the commencement of development, 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% of the amount 

of permitted parking of the development  
- 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.  

 
18 Prior to the commencement of the development, details of biodiversity enhancement 

measures including at least 10 x bird nesting and 5 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. 

 
19 No works which include the creation of trenches or culverts or the presence of pipes 

shall commence until measures to protect mammals from being trapped in open 
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excavations and/or pipe and culverts are submitted to and approved in writing by the 
local planning authority. The measures may include: 
a) creation of sloping escape ramps, which may be achieved by edge profiling of 
trenches/excavations or by using planks placed into them at the end of each working 
day; and 
b) open pipework being blanked off at the end of each working day. 

 
These measures shall be implemented prior to the commencement of work on site. 

 
Reason: To prevent harm to mammals including badgers in accordance with NPPF 
and policy CS12 of the Oxford Core Strategy 2026. 

 
 

 

12. HUMAN RIGHTS ACT 1998 

 
12.1. Officers have considered the implications of the Human Rights Act 1998 in 

reaching a recommendation to grant permission for 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. 

 

13. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

 
13.1. 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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