
EAST AREA PLANNING COMMITTEE

Application Number: 18/00408/CT3

Decision Due by: 16 April 2018

Extension of Time: N/A

Proposal: Demolition of existing side extension to No. 22 Bracegirdle 
Road and Formation of new vehicular access. Erection of 3 
No. single storey buildings to create 2 x 1-bed and 2 x 2-
bed  residential retirement dwellinghouses (Use Class C3). 
Alterations to landscaping, provision of bin and cycle stores 
to each dwelling and provision of car parking.

Site Address: Playground Rear Of, 22-28 Bracegirdle Road (site plan: 
appendix 1), 

Ward: Churchill Ward

Case Officer Sarah Orchard

Agent: Mr Martyn Few Applicant: Ms Allison Dalton

Reason at Committee:  Oxford City Council Planning 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;

(b) Grant planning permission; and

(c) 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 2no. 2 bedroom bungalows and 2no. 1 
bedroom bungalows and the partial demolition of 22 Bracegirdle Road to allow 
vehicular access into the site. The report considers the loss of green 
space/undeveloped land, highway impact, impact on neighbouring occupiers, 
impact on trees, impact on archaeology, the quality of accommodation being 
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provided and provision of affordable housing. It is concluded that the particular 
circumstances of this case justify the loss of the green space and therefore a 
departure should be allowed from policy CS2 of the Core Strategy.

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. LEGAL AGREEMENT

3.1. This application is not subject to a legal agreement.

4. COMMUNITY INFRASTRUCTURE LEVY (CIL)

4.1. The proposal is liable for CIL payment of £31,406.94.

5. SITE AND SURROUNDINGS

5.1. The application site is 1,589.60 square metres and is located within the Wood 
Farm area of Oxford to the east of the city centre. The application site is a former 
playground and is bordered by the rear gardens of dwellings in Bracegirdle Road 
to the south, Chillingworth Crescent to the north and east and Nuffield Road to 
the west. The site currently only has pedestrian access from the north and south 
via passageways. 

5.2. The site is in a poor state, the play equipment has been removed and the 
landscaping has not been maintained.  The main open green space in the site is 
approximately 932 square metres (a maximum of 34 by 37 metres but has 
chamfered boundaries to the north east). The site of the previous playground on 
the south of the site is previously developed land and measures approximately 
165 square metres. 

5.3. The main trees in and around the site lie on the southern boundary of the main 
green space, outside No. 22 Bracegirdle Road (at the entrance to the site) and to 
the east of the boundary of the former playground.
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5.4. The site plan is set out in the extract below

© Crown Copyright and database right 2011.
Ordnance Survey 100019348

6. PROPOSAL

6.1. The application proposes the erection of 2no. 2 bedroom bungalows and 2no. 1 
bedroom bungalows following the demolition of the side extension and garage to 
22 Bracegirdle Road to facilitate a vehicular access to the site from the south.

6.2. The proposed dwellings would all be social rented affordable housing.

7. RELEVANT PLANNING HISTORY

7.1.  There is no relevant planning history.

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

Topic National 
Planning 
Policy 
Framework 
(NPPF)

Local Plan Core 
Strategy

Sites and 
Housing Plan

Other Planning 
Documents

Design 7, 56, 64, 69 CP6, CP8, CS2_, 
CS18_, 

HP9_, HP10_, 

Conservation/ 
Heritage

128 HE2, 
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Housing 17, 50 CS23_, HP2_, HP12_, 
HP13_, HP4_, 

Natural 
Environment

9, 94 CP11, 
NE15, 

CS11_,

Transport 4, 17, 29-41 HP15_, 
HP16_, 

Parking 
Standards 
SPD

Environmental 10, 95, 96 CP10, 
CP22, 

CS9_, HP11_, 
HP14_, 

Misc 186, 187 CP.13, 
CP.24, 
CP.25

MP1

9. CONSULTATION RESPONSES

9.1. Site notices were displayed around the application site on 19th February 2018 
and an advertisement was published in The Oxford Times newspaper on 22nd 
February 2018. The application was advertised as a departure from the Local 
Plan.

Statutory and Non-Statutory Consultees

Oxfordshire County Council (Highways)

9.2. Each property has 1 off-street parking space plus a shared visitor space. This is 
in line with adopted standards. The Local Highway Authority therefore does not 
object to the application subject to condition relating to implementation of 
sustainable urban drainage and an informative relating to alterations to the 
dropped kerb.

Natural England

9.3. No comment.

Public representations

9.4. One third party comment was received from Oxford Civic Society. 

In summary, the main point of the comment was:
 Support the application in principle however the side feels overcrowded 

and Plot 2 should be removed to allow for more outside space.

Officer Response
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9.5. The application seeks to make the most efficient use of the land in 
accordance with policy CP6 of the Oxford Local Plan. The backland site 
forms a character of its own and the level of amenity space being provided 
relates to the requirements of the end users.

10. PLANNING MATERIAL CONSIDERATIONS

10.1. Officers consider the determining issues to be:

i. Principle of development/Departure
ii. Design
iii. Neighbouring amenity
iv. Indoor and Outdoor Space
v. Affordable Housing
vi. Highways/Parking
vii. Trees
viii. Archaeology
ix. Drainage

i. Principle of Development/Departure

10.2. The NPPF encourages the effective use of reusing land that has been previously 
developed (brownfield land), provided that it is not of a high environmental value 
(paragraph 17).

10.3. The proposed development is on a former playground and green space which is 
not designated as protected open space or protected sports facilities under Local 
Plan policies SR2 and SR5 of the Oxford Local Plan. The land is predominantly 
previously undeveloped land. Policy CS2 of the Core Strategy supports 
development on undeveloped land where it has been allocated within the 
development plan or it is residential development required to maintain a five year 
rolling housing-land supply. Neither of these applies in this case therefore the 
proposal is considered a departure from the development plan. The policy does 
state that greenfield land will be allocated for development where it is within flood 
zone 3b, is of ecological value and is no-longer required for the well-being of the 
community it serves. Whilst this is the case, the new Local Plan has not yet 
emerged and the site remains unallocated.

10.4. Therefore the development would not accord with Oxford Core Strategy Policy 
CS2 and so any approval would represent a departure from this policy.  The 
proposal would not accord with the encouragement that development be located 
on previously developed land as provided in the NPPF.

10.5. Notwithstanding this conflict, Section 38(6) of the Planning and Compulsory 
Purchase Act 2004 requires development proposals to be determined in 
accordance with the development plan, unless material considerations state 
otherwise.  The policies of the development plan therefore need to be 
considered as a whole in the determination of any application, and of course the 
development plan includes policies which support the provision of housing. The 
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statutory test also requires an assessment of any material considerations that 
may outweigh conflict with these development plan policies. 

10.6. The applicant has set out the material considerations that they consider would 
justify this departure from the development plan in this case. It is considered that 
the site is currently unused derelict land is not serving its purpose as meaningful 
piece of public open space. The land is underused, has evidence of anti-social 
behaviour including drug use and is not overlooked. Secured by Design sets out 
the important of active frontages overlooking spaces to improve sense of safety 
and security. The land is enclosed on all sides, except for the narrow pedestrian 
accesses, with 1.8 metre fences, chain linked fences and hedges making it an 
unsafe and underused play environment. It is therefore considered unlikely that 
the site could be reused for its original purpose due to the lack of overlooking 
and security for children.

10.7. The proposed use of the land as housing is considered to be a positive benefit to 
the city. The Housing Register from January 2018 shows that there is a shortage 
of social housing within the city. This relates especially to smaller units for people 
to move to in order to free up family size units and provision of property which 
supports independent living for older and disabled households. This type of 
housing reduces demand on supported accommodation and reduces the 
expenditure on social care. The Council has committed that the development will 
be 100% social rented affordable housing, above the required threshold of 50% 
required by policy HP4 of the Sites and Housing Plan. The development will also 
retain a pedestrian route through the site which is safer and overlooked by 
housing.

10.8. A new Local Plan is currently being brought forward, and a draft has not yet been 
published. This Local Plan could allocate smaller sites for housing, which are not 
protected recreational or open space, however due to the stage of the emerging 
Local Plan this has not yet been established. This application is being brought 
forward of any Draft Local Plan as the Local Authority has been granted funding 
from Homes England and there is pressure this to be spent by the end of the 
financial year 2017-2018. Delays to the spending and re-forecasting of these 
dates affect the Council’s reputation as a delivery partner.

10.9. Policy CS23 of the Core Strategy states that development should comply with 
the Balance of Dwellings Supplementary Planning Document (SPD). This 
document highlights that across Oxford, family sized dwellings are being lost to 
subdivision and new development should also include a certain percentage of 3 
bedroom dwellings. In this case only 1 and 2 bedroom dwellings are sought. The 
site lies within the Headington Neighbourhood Area which is classed as ‘amber’. 
New developments in this area include 30-100% 3 bedroom dwellings, 0-30% 1 
bed and 0-50% 2 bed. Given that the size of the units are designed to serve a 
‘decanting’ purpose from family sized council homes the mix of dwellings 
proposed is considered acceptable in this case and to serve a relevant purpose.

10.10. The proposal is viewed as a windfall site. Given that the site has not been 
specifically protected as a public open space or an open air sports facility in the 
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Local Plan the justifications set out above justify a departure from policy CS2 in 
this instance.

ii. Design and Impact on Character of Surrounding Area

10.11. Policy CP6 of the Oxford Local Plan seeks to make the most efficient use of land 
and development should be at least equivalent to the density of development in 
the surrounding area. Policies CP8 of the Local Plan, CS18 of the Core Strategy 
and HP9 of the Sites and Housing Plan state that development needs to relate 
the surrounding context. Given the constraints of the site and proximity to 
neighbouring properties the proposed development cannot respond to the 
existing grain of development in the area which is characterised by two storey 
semi-detached dwellings and flats. The development therefore creates a new 
low-key character of its own with single storey elongated dwellings of a simple 
form. The main feature of the dwelling is the protruding entrance/porch. This 
simple form does relate to the existing dwellings in Wood Farm. The proposal is 
therefore considered to form an appropriate relationship with the surrounding 
area. The materials to be used have not yet been confirmed therefore samples 
of materials to be used are requested by condition to ensure that they are of a 
suitable quality and form an appropriate visual relationship with the surrounding 
area.

10.12. The proposed development also involves the partial demolition of 22 Bracegirdle 
Road. This is single storey side extension and garage only and retains the main 
character and scale of the existing dwelling.

10.13. The proposal, subject to conditions, is considered to comply with policies CP1, 
CP6 and CP8 of the Oxford Local Plan, CS18 of the Core Strategy and HP9 of 
the Sites and Housing Plan. 

iii. Impact on Neighbouring Amenity

10.14. Policies CP10 of the Oxford Local Plan and HP14 of the Sites and Housing Plan 
set to protect the amenity of neighbouring occupiers in terms of loss of light, loss 
of privacy and overbearing impact. The proposed units are designed a low key 
housing in order to avoid an overbearing impact on neighbouring properties. 
They are single storey with pitched roofs which could be considered similar in 
scale to a domestic garage. The eaves are approximately 2.5 metres high with a 
maximum ridge height of 5 metres. Gardens surrounding the site range between 
16 metres where properties have not been extended and 9 metres. The 
proposed units are also set over am metre from the boundaries into the site 
retaining adequate distance with surrounding properties to ensure they do not 
cause loss of light or an overbearing impact. The windows are also located to 
predominantly look into the site rather than out towards surrounding dwellings. 
This safeguards the privacy of neighbouring occupiers and creates a safer 
environment for people walking through the site. The proposal is therefore 
considered to comply with policies CP10 of the Oxford Local Plan and HP14 of 
the Sites and Housing Plan.

iv. Indoor and Outdoor Space
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10.15. Policies HP12 and HP13 of the Sites and Housing Plan ensure that that an 
adequate level of indoor and outdoor space is provided to residential units based 
on the intended occupancy. The application proposes 2no. one bedroom units 
and 2no. two bedroom units. The two bedroom units are designed so that a carer 
can stay at the properties if required. The one bedroom units are approximately 
53 square metres. This exceeds the 50 square metre requirement for a one 
bedroom single storey unit for 2 occupants. The two bedroom units are 
approximately 66 square metres. This exceeds the 61 square metre requirement 
for a two bedroom single storey unit for 3 occupants. The units have been clearly 
laid as out with a double and single bedroom. The proposal is therefore 
considered to comply with the national space standards now required by policy 
HP12 of the Sites and Housing Plan.

10.16. Policy HP2 of the Sites and Housing Plan relates to accessible and adaptable 
homes. For sites of 4 dwellings or more where less than 20 units are proposed at 
least one of the units should be fully wheelchair accessible. In this case all four 
units are designed to be fully wheelchair accessible. A condition is imposed 
requesting that the homes comply with Part M of Building Regulations to 
standard M4(3) to ensure the development serves its intended purpose which 
also helps justify the departure from policy CS2 by providing a public benefit of 
housing to which there is currently a shortage and demand.

10.17. In relation to outdoor space the units are each provided with some outdoor 
space. Whilst this space is limited, the units are no capable of housing a large 
number of occupants. Under policy HP13 there is no set outdoor amenity space 
for a one bedroom dwelling. 1 and 2 bedroom flats and maisonettes are required 
to have a private balcony or terrace of useable space at least 1.5 by 3 metres 
(4.5 square metres). The proposed units have outdoor space which exceeds this 
standard. Given this, that the units will only be occupied by a small number of 
people and the accommodation is designed for occupants who may not be able 
to manage a large private amenity space the proposed outdoor amenity space is 
considered to be appropriate in this context. The bicycle and bin storage is also 
designed to be integrated into the porches and will not need to be 
accommodated within the proposed gardens. Given the outdoor space is limited 
a condition is proposed removing permitted development rights to assess the 
impact of any enlargement or outbuildings on the available amenity space. 

v. Affordable Housing

10.18. The site is classed as a small housing site under policy HP4 of the Sites and 
Housing Plan. Housing sites of 4-9 dwellings either need to provide 15% of the 
sale value towards affordable housing provision or in some cases 50% of the 
housing on the site should be affordable housing. In this case Oxford City 
Council is the applicant and is proposing 100% affordable housing through social 
rented housing. Given that Oxford City Council is the applicant and the 
development will stay within Oxford City Council ownership it is considered that 
the appropriate way to secure the provision of affordable housing is through a 
condition requesting a scheme for the provision of affordable housing.
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vi. Highways/Parking

10.19. The site is not located within a Controlled Parking Zone, however, each 
property has 1 off-street parking bay plus a shared visitor space. This is in 
line with the adopted standards under policy HP16 of the Sites and 
Housing Plan and is therefore acceptable on transport grounds. Whilst the 
garage is to be lost to 22 Bracegirdle Road, two parking spaces are to be 
provided to the front of this dwelling in line with maximum standards.

10.20. Oxfordshire County Council does not object to this application providing a 
condition relating to the use of Sustainable Urban Drainage (SuDs) is 
imposed to ensure that the development does not increase in flooding of 
the highway in the interests of highway safety in accordance with policy 
CP1 of the Oxford Local Plan.

10.21. Policy HP16 also sets a requirement for the provision of cycle storage with 
new dwellings. Each property has a porch with inbuilt cycle and bin 
storage. This space is capable of provide two bicycles in line with the 
minimum requirement or could be adapted for wheelchair storage, as 
appropriate.

vii. Trees

10.22. Policies CP1, CP11 and NE15 of the Oxford Local Plan seek to protect 
significant trees during and after construction. The proposed layout forms a tight 
relationship with existing trees on and adjacent to the site. The main concerns lie 
with the impact on trees T2 (cherry, highway tree), T3 (crab apple, highway tree) 
and T4 (walnut, rear garden of neighbouring property), which are significant in 
public views from outside of the application site in views from Bracegirdle Road. 
The relationship with the highway trees is fairly tight and will most likely result in 
these needing to be replaced which will be secured by condition. The cherry tree 
is currently not in the best condition.

10.23. In order to protect the Walnut tree a special foundation will need to be used to 
ensure minimal damage to the tree roots. Details of the foundations are request 
by condition. The foundation such as an Abbey Pynford system, or a pile and 
beam system will allow a ventilated void beneath the floor slab and the underside 
of ground beams are set on top of or above existing ground levels and do not 
require excavation in order to protect roots. Subject to the tree conditions laid out 
below the proposal is considered to comply with policies CP1, CP11, NE15 and 
NE16 of the Oxford Local Plan.

viii. Archaeology

10.24.  This site is of archaeological interest because it is located 60m west of 
the Roman Dorchester to Alchester Road which attracted an extensive 
hinterland of settlement associated with a dispersed landscape of pottery 
manufacturing compounds. The extent of roadside and hinterland 
settlement in this vicinity is not well understood, however a spread of 
Roman pottery was located 76m to the east of the development site during 
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the construction of the ring road. The finds were of sufficient interest to 
warrant a note in Archaeologia in 1920-21. These finds may indicate the 
presence of road site settlement and there is no reason to assume that 
such settlement would be limited to the east side of the road. Given the 
size of the proposed development (four new dwellings, access and car 
parking) it is considered appropriate to request an evaluation be 
undertaken in this instance to establish whether Roman remains are 
present. In this case, bearing in mind the existing site constraints, in line 
with the advice in the National Planning Policy Framework and the 
requirements of policy HE2 of the Local Plan, any consent granted for this 
application should be subject to an archaeological condition for trial 
trenching followed by a second stage of mitigation by recording or 
redesign as appropriate. This is because the development may have a 
damaging effect on known or suspected elements of the historic 
environment of the people of Oxford and their visitors, including Roman 
remains.

ix. Drainage

10.25. The proposed development is within the indicative catchment for the Lye 
Valley SSSI, an area very sensitive to changes in both groundwater flows 
and chemistry. Therefore, if shown to feasible (by the undertaking of 
soakage tests in accordance with BRE Digest 365 methodology or suitable 
alternative), infiltration drainage would be preferential in order to maintain 
the flow of groundwater and reduce the impact of increased impermeable 
area as a result of the development. If shown not to be feasible, the 
drainage strategy should utilise attenuation of surface water in order to 
limit discharge rates to greenfield rates. Details of this are requested by 
condition in accordance with the requirements of policy CS11 of the Core 
Strategy.

11. CONCLUSION

11.1.   Having regards to the matters discussed in the report, officers would make 
members aware that the starting point for the determination of this application is 
in accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 
2004 which makes clear that proposals should be assessed in accordance with 
the development plan unless material considerations indicate otherwise.

11.2. The NPPF recognises the need to take decisions in accordance with Section 38 
(6) but also makes clear that it is a material consideration in the determination of 
any planning application (paragraph 2). The main aim of the NPPF is to deliver 
Sustainable Development, with Paragraph 14 the key principle for achieving this 
aim. The NPPF also goes on to state that development plan policies should be 
given due weight depending on their consistency with the aims and objectives of 
the Framework. The relevant development plan policies are considered to be 
consistent with the NPPF despite being adopted prior to the publication of the 
framework.
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11.3. Therefore in conclusion it would be necessary to consider the degree to which 
the proposal complies with the policies of the development plan as a whole and 
whether there are any material considerations, such as the NPPF, which is 
inconsistent with the result of the application of the development plan as a whole.

11.4. In summary it is considered that the site is currently not serving it intended 
purpose as a public open space and playground and due to the site constraints 
and is not protected by policy SR2 or SR5 of the Oxford Local Plan, and lack of 
natural overlooking of the site and previous underuse of the site it is unlikely to 
succeed in the future as the originally intended use. Therefore it would not result 
in a significant loss of publically accessible open space. While it is accepted that 
the site does not constitute previously developed land and the proposal will 
involve a departure from this policy, it is considered that the proposed 
development supports the community by providing small scale accessible and 
affordable housing whilst freeing up larger social housing family homes within the 
city. It is therefore considered that the proposed development and the special 
case being put forward provides adequate justification for a departure from policy 
CS2 of the Core Strategy.

11.5. Moreover the development would also accord with the other relevant policies of 
the development plan including protection of trees in relation to policies CP1, 
CP11 and NE15 of the Oxford Local Plan, protection of the amenity of 
neighbouring occupiers in relation to policies CP10 of the Oxford Local Plan and 
HP14 of the Sites and Housing Plan, protection of archaeology in relation to 
policy HE2 of the Oxford Local Plan and protection of highway safety and 
provision of parking and cycle storage in relation to policies CP1 of the Oxford 
Local Plan and HP15 and HP16 of the Sites and Housing Plan. The 
development also accords with design policies and efficient use of the land in 
relation to policies CP1, CP6 and CP8 and Oxford Local Plan, CS18 of the Core 
Strategy and HP9 of the Sites and Housing Plan and provides an adequate level 
of indoor and outdoor space in relation to policies HP2, HP12 and HP13 of the 
Sites and Housing Plan.

11.6. 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.

11.7. It is recommended that the Committee resolve to grant planning permission for 
the development proposed subject to the conditions set out below.

12. CONDITIONS

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

Reason: In accordance with Section 91(1) of the Town and Country Planning Act 
1990 as amended by the Planning Compulsory Purchase Act 2004.
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 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 Samples of the exterior materials to be used shall be submitted to, and approved in 
writing by, the Local Planning Authority before the start of work on the site and only 
the approved materials shall be used.

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

 4 The dwelling(s) shall not be occupied until all of the dwellings hereby 
approved meet Building Regulations Part M access to and use of building, 
Category 3 wheelchair user dwellings, Optional requirement M4(3).

Reason:  To ensure that new housing meets the needs of the proposed 
occupiers of the units and to comply with the Development Plan, in particular 
Local Plan policies CP1, CP13, Core Strategy Policy CS23 and Sites and 
Housing Plan Policy HP2.

 5 The dwelling(s) shall not be occupied until the relevant requirements of level of 
energy performance equivalent to ENE1 level 4 of the Code for Sustainable Home 
have been met and the details of compliance provided to the local planning authority. 

Reason: To ensure that new dwellings are sustainable and to comply with the 
Development Plan, in particular Core Strategy Policy CS9 and Sites and Housing 
Plan Policy HP11.

 6 The dwelling(s) shall not be occupied until the Building Regulations Part G sanitation, 
hot water safety and water efficiency, Category G2 water efficiency, Optional 
requirement G2 36 (2) (b) has been complied with. 

Reason: To ensure that new dwellings are sustainable and to comply with the 
Development Plan, in particular Core Strategy Policy CS9 and Sites and Housing 
Plan Policy HP11.

 7 No development shall proceed until the developer has:
1. carried out an archaeological evaluation of the site in accordance with a written 
scheme of investigation approved in writing by the planning authority and ;
2. secured the implementation of a scheme of mitigation of any significant 
archaeological impact, which may be achieved by redesign, or by archaeological 
recording action in accordance with a supplementary written scheme of investigation 
, to be approved in writing by the Local Planning Authority. All works shall be carried 
out and completed in accordance with the approved scheme, unless otherwise 
agreed in writing by the Local Planning Authority.

Reason: Because the development may have a damaging effect on known or 
suspected elements of the historic environment of the people of Oxford and their 
visitors, including Roman and remains (Local Plan Policy HE2).
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 8 Prior to the commencement of development, 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 submitted shall demonstrate that;

I. The drainage system is to be designed to control surface water runoff for 
all rainfall up to a 1 in 100 year storm event with a 40% allowance for 
climate change.

II. 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.

III. Excess surface water runoff must be stored on site and released to 
receiving system at greenfield runoff  rates.

IV. Where sites have been previously developed, betterment in runoff rates 
will be expected, with discharge at, or as close as possible to, greenfield 
runoff rates.

Any proposal which relies on Infiltration will need to be based on on-site infiltration 
testing in accordance with BRE365 or alternative suitable methodology, details of 
which are to be submitted to and approved by the LPA. Consultation and agreement 
should also be sought with the sewerage undertaker where required.

A SuDS maintenance plan should also be submitted and approved by the LPA. 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 SuDs 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 safely and 
effectively in perpetuity.

The development shall then be carried out in accordance with the approved details 
and the drainage infrastructure shall be retained thereafter.

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

 9 Inert gravel materials shall be used in any Sustainable Drainage system. 

Reason: To ensure groundwater chemistry upstream of the Lye Valley Sites of 
Special Scientific Interest (SSSI) is maintained.

 10 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking or enacting that Order) no structure  
including additions to the dwelling house as defined in Classes A, B, C, D, E of 
Schedule 2, Part 1 of the Order shall be erected or undertaken without the prior 
written consent of the Local Planning Authority.

Reason: The Local Planning Authority considers that even minor changes in the 
design or enlargement of the development should be subject of further consideration 
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to safeguard the appearance of the area and the amenity of neighbouring properties 
and occupiers of the dwellings in accordance with policies CP1, CP8 and CP10 of the 
Adopted Oxford Local Plan 2001-2016, HP9 and HP14 of the Sites and Housing Plan 
and CS18 of the Core Strategy.

11 As from the date of the grant of this permission no trees shall be wilfully damaged or 
destroyed or uprooted, felled, lopped or topped and no shrubs or hedges shall be cut 
down without the prior written consent of the Local Planning Authority.  No site 
clearance shall start until any trees which the Local Planning Authority requires to be 
retained are protected.

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

12 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.

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

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

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

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

15 The development shall be carried out in strict accordance with the approved tree 
protection measures contained within the planning application details 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.

16 A detailed statement setting out the methods of working within the Root Protection 
Areas of retained trees shall be submitted to and approved in writing by the Local 
Planning Authority (LPA) before any works on site begin. Such details shall take 
account of the need to avoid damage to tree roots through excavation, ground 

100



skimming, vehicle compaction and chemical spillages including lime and cement. The 
development shall be carried out in strict accordance with of the approved AMS 
unless otherwise agreed in writing by the LPA.

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

17 Prior to the start of any work on site details of the design of the building foundations 
for 'plot 1' shall be submitted to and approved in writing by the LPA. Unless otherwise 
agreed in writing by the LPA, foundations will be of a pile and beam system within the 
Root Protection Area (as defined by BS5837:2012) of the retained walnut tree (T.4, 
located off-site in the garden of neighbouring property) with ground beams set on top 
of or above existing ground levels so as to avoid excavation and provide a ventilated 
void beneath the floor slab.  

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

18 Prior to the start of any works on site a soil de-compaction method statement shall be 
submitted to and approved in writing by the LPA. The soil within the Root Protection 
Area (as defined by BS5837:2012) of walnut tree T4 shall be de-compacted in 
accordance with the approved method statement as soon as possible following 
completion of construction phase and prior to occupation of 'plot 1'.

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

19 The development shall not begin until a scheme for the provision of affordable 
housing as part of the development has been submitted to and approved in writing by 
the local planning authority. The affordable housing shall be provided in accordance 
with the approved scheme. The scheme shall include:
i. The numbers, type and location of the site of the affordable housing provision to be 
made:
ii. The timing of the construction of the affordable housing;
iii. The arrangements to ensure that such provision is affordable for both initial and 
subsequent occupiers of the affordable housing; and
iv. The occupancy criteria to be used for determining the identity of prospective and 
successive occupiers of the affordable housing, and the means by which such 
occupancy shall be enforced.

Reason: In the interests of the provision of affordable in line with requirements of 
Policy HP4 of the Sites and Housing Plan.

13. HUMAN RIGHTS ACT 1998

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

14. SECTION 17 OF THE CRIME AND DISORDER ACT 1998
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14.1. 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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