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EAST AREA PLANNING COMMITTEE 1
st
 August 2018 

 

Application Number: 18/00872/FUL 

  

Decision Due by: 9th July 2018 

  

Extension of Time: TBA 

  

Proposal: Demolition of existing Helena Kennedy building, and 
erection of replacement academic building for the Faculty of 
Technology, Design, and Environment 

  

Site Address: Helena Kennedy Centre ,  Headington Hill 

  

Ward: Headington Hill And Northway Ward 

 

Case Officer 

 

Andrew 
Murdoch 
 

 

Agent:  Mr Chris 
Pattison 

Applicant:  Oxford Brookes University 

 

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 11 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 redevelopment of part of Oxford 

Brookes University’s Headington Hill site.  It would involve the demolition of the 
existing Helena Kennedy Building, and the erection of a new building which 
would provide a new building for the Faculty of Technology, Design, and 
Engineering. 

 
2.2. The key matters for assessment set out in this report include the following: 
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 Principle of development; 

 Design & Impact upon Designated Heritage Assets; 

 Impact on Neighbouring Amenity; 

 Landscaping 

 Transport 

 Sustainability 

 Flooding; 

 Biodiversity 

 Other Matters – Land contamination, archaeology, and air quality 

 
2.3. The application has been developed following pre-application discussions with 

officers, including two reviews by the Oxford Design Review Panel.  Copies of 

their comments are included within appendix 1 of this report.  The panel were 
supportive of the scheme. 
                                                                                                                                                                                         

2.4. 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. 

 
2.5. 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 of £20,635.01 

 

4. SITE AND SURROUNDINGS 

 
4.1. The site is located within Oxford Brookes University’s Headington Hill Hall 

Estate, which is sited on the northern side of Headington Road, approximately 
2.2km to the east of the city centre.  It is bordered by Pullens Lane to the east, 
Cuckoo Lane to the north, and Headington Hill Park to the west. 
 

4.2. The site includes the Helena Kennedy Building, a temporary portacabin (Willow 
building) which provides classrooms, car parking areas and open landscaping. 
 

4.3. The site lies within the Headington Hill Conservation Area.  The estate includes a 
number of listed buildings which lie adjacent to the site, including the Headington 
Hill Hall and attached forecourt wall (Grade II*), Headington Hill Hall Lodge 
House (Grade II), Bridge over the Headington Road (Grade II), and the stone on 
the north side of the bridge (Grade II). 

 
4.4. A site location plan is included below 
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© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 
 

5. PROPOSAL 
 
5.1. The application proposes the demolition of the Helena Kennedy Building and 

Willow building, and the erection of a new academic building which will 
incorporate functions from the Faculty of Technology, Design, and Environment. 
 

5.2. The aim for the new building is to provide a new educational facility that 
comprises courses in Mechanical Engineering, Computer Sciences, Built 
Environment, Architecture, and Art, all within a single facility.  The vision for the 
building being to bring together all of the ‘making; spaces from these 
departments into a single building in order to foster interdisciplinary working and 
collaboration. 

 
5.3. The proposal would consist of a two-storey pavilion building that has been 

designed to sit within the woodland landscape setting of the site. 
 

5.4. The building is to provide a flexible space which includes the following practical 
making spaces 

 A digital arts theatre and associated project rooms 

 Audio production area 

 A fabrication lab 

 Engineering labs and testing areas 

 Architecture workshops and studios 

 Computing rooms 

 Robotics labs 

 Academic office space 
 

5.5. The building would also include a first floor café, along with social spaces and 
exhibition areas at ground floor level. 
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5.6. The proposed building has been amended since it was originally submitted.  The 
amendments are minor in nature and reduce the extent of the proposal from that 
originally submitted.  In summary the amendments involve the following changes 

 

 A more considered landscape proposal, which incorporates succession 
planting, additional under storey and tree planting along the embankment 
between the Hall and the proposed building and re-instatement of some lime 
trees originally proposed to be removed. 
  

 A reduction in the building height and footprint. The proposed building height 
has been reduced by 0.5m and the northwest elevation of the building has 
been pulled back by 1.5m, decreasing the overall footprint of the building. 

 

 A minor reduction is the extent of the proposed balcony.  The balcony will no 
longer wrap around the northwest and southwest elevations, instead it will be 
limited to the northwest elevation only. This is to take advantage of the view 
to Oxford City; however reduce overlooking of the Hall. 

 

6. RELEVANT PLANNING HISTORY 
 
6.1. The Headington Hill Hall Estate has an extensive planning history.  The following 

is considered relevant to the proposal 

 

 
92/00540/NFZ - Change of use from residential and business use to use for 
educational purposes by Oxford Brookes University HEC. 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 

Headington 
Neighbourhood  
Plan 

Design 7 
 

CP6, CP8, 
CP9, CP10, 
CP11,  

CS2_,   CIP1, CIP2, CIP3 

Conservation/ 

Heritage 

12 HE3, HE2, 
HE7, HE10, 
NE15, 
NE16,  

  GSP4, CIP4 

Transport 4 TR2, TR1,   HP15_,  TRP3 

Natural 

Environment 

9, 11, 13     
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Environmental 10 CP19, 
CP20,  

CS9_, 
CS11_, 
CS12_,  

 GSP3 

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

 MP1  

 

 

8. CONSULTATION RESPONSES 

 
8.1. Site notices were displayed around the application site on the 3

rd
 May 2018 and 

an advertisement was published in The Oxford Times newspaper on 19th April 
2018. 
 

8.2. The consultation responses received in relation to the application are 
summarised below.  Officers would make members aware that copies of all the 
consultation responses listed below are available to view in full on the Council’s 
public access website. 
 

Statutory and Non-Statutory Consultees 
 

Oxfordshire County Council (Local Highways Authority) 
 
8.3. No objection subject to conditions 
 

Oxfordshire County Council (Drainage) 
 
8.4. No details of the sustainable urban drainage strategy have been provided.  Full 

details will be needed.  The exceedance routes identified to flow onto the 
adjoining highway are not acceptable the detailed design will require that 
exceedance is catered for within the site boundary. 

 
Natural England 

 
8.5. No comments to make on the application 

 
Thames Water 
 

8.6. No objection subject to foul flows being connected to the public sewer by gravity 
(not pumped) and that no surface water flows will be discharged to the public 
sewer 
 
Historic England (26

th
 April 2018 & 17

th
 July 2018) 

 
8.7. Historic England initially raised concerns regarding the impact of the 

development upon the Grade II* Listed Headington Hill Hall.  Although they did 
not formally object as they considered that the harm to the hall could be 
mitigated through further discussions with the amendments. 
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8.8. This application involves the demolition and replacement of the Helena Kennedy 
Building with a larger structure. The Helena Kennedy building is not in our view of 
architectural or historical value and the proposed replacement would be a well-
designed and handsome building but the increased size of the proposal means that 
its impact on key views out of and across Oxford, and its impact on the significance 
of the nearby grade II listed Headington Hall House, need to be carefully assessed. 

  
8.9. Verified views taken in summer and winter from St Mary’s Tower has indicated that 

the proposals would not have a serious impact on the green backdrop that surround 
Oxford and makes such an important contribution to its cityscape. However, the 
impact on Headington Hall would be much more noticeable. The current Helena 
Kennedy centre is completely invisible from the Hall and despite the space in front of 
the building being given over to car parking and the long line of single storey 
classrooms facing the façade across the car park there is still enough greenery 
around the Hall to give it a park-like setting, so it is still recognisable as a country 
house rather than part of a university campus. While the temporary classrooms are 
ugly they are at least very low and their impact on the setting of the Hall is mitigated 
by mature tree screening. 

 
8.10. As the visualisations in section 3 of the Design and Access Statement make clear 

the proposed new building will markedly change the setting of Headington Hall. It 
would have a much more assertive presence than the single storey classrooms and 
the illusion that the Hall is still a country house surrounded by gardens would be 
broken, harming its significance to a moderate degree. It would not be possible to 
hide the new building from the Hall and create the sort of spaces required by the 
brief but it would be possible to mitigate its impact through a landscaping strategy 
that used substantial trees that filtered views of the new building and softened its 
outline, making it something that is glimpsed from the hall rather than an assertive 
presence. It is also a pity that the opportunity to enhance the significance of 
Headington Hall by removing carp parking and restoring a dignified forecourt has not 
been taken. 

 
8.11. The proposals will need to be assessed against the policies contained in the National 

Planning Policy Framework. Whilst Paragraph 63 of this Framework states that great 
weight should be given to outstanding and innovative designs (and while outstanding 
may be overly high praise it is likely to be a fine building) paragraph 132 requires 
equally great weight to be given to the conservation of a listed building and that clear 
and convincing justification for any harm to its significance. Similarly, paragraph 129 
stresses the need to avoid or minimise the conflict between the conservation of 
heritage assets and proposals. Paragraph 134 of the framework requires any harm 
caused by the proposals to be weighed against the public benefits.  

 
8.12. At present we do not consider the harm entailed by the proposals to have been 

minimised or justified, as it could be mitigated with a more considered landscaping 
scheme. Furthermore, there is an opportunity to offset the harm to the listed building 
to an extent by taking the opportunity to improve its original surroundings which 
should be taken. We urge the Council to explore these issues with the applicant 
further to arrive at a scheme which allows the University to fulfil their aspirations for 
delivering education on the site while at the same time getting the best outcome 
possible for the heritage assets within it. 
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8.13. NB: In light of these comments the applicant has subsequently amended the 
proposals to reduce the scale of the development and Historic England has 
provided the following comments. 

 
8.14. The slight reduction in the size of the proposed building along with the proposal 

to retain an additional lime tree and create some succession planting behind the 
current tree screen would address the concerns raised in our initial letter. We 
believe that there would now be enough screening to mediate views between old 
and new buildings. We also understand that at present it is not possible to 
remove car parking from in front of Headington Hill Hall. Further work is needed 
to determine exactly what the succession planting would be and on the 
landscaping in the area where trees are to be removed needs more development 
but we would be content for these issues to be determined via a planning 
condition. 

 
8.15. Historic England has no objection to the application on heritage grounds.  We 

consider that the application meets the requirements of the NPPF, in particular 
paragraph numbers 131, 132 and 134. 

 
Oxford Preservation Trust 

 
8.16. The Helena Kennedy Centre sits at the heart of the Oxford Brookes University 

(OBU) Headington Campus on the Headington Hill site, linking across London 
Road to the main Gipsy Lane site. It is within the Headington Hill Conservation 
Area, in the setting of the Grade II* Headington Hill Hall, and visible in the green 
backdrop of the Oxford skyline from the centre of Oxford and across the City 
from the Western Hills.  We recognise the current Helena Kennedy Centre is not 
a building of beauty, highlighted in the Headington Hill Conservation Area 
Appraisal as ‘particularly unattractive … in poor materials with an uncomfortable 
‘boxy’ design that detracts from the mature woodland garden setting created by 
the historic tree planting of the grounds.’ 
 

8.17. The Trust recognises this redevelopment as a welcome opportunity and is 
pleased to see the proposed building is of some architectural merit, better able to 
sit alongside the recent high-quality improvements on the Gipsy Lane Campus 
as well as providing better facilities.   We note that the proposal is larger than the 
current Helena Kennedy Centre both in footprint and ridge height and OPT has 
concerns over its impact in long distance views from the centre of Oxford. 

 
8.18. In the short view, we understand Historic England have concerns that the current 

proposal will cause a moderate degree of harm. The Grade II* Hall illustrates the 
‘trend for wealthy Oxford merchants to establish small estates outside the City’ 
(Heritage Impact Assessment) during the Nineteenth Century, established by the 
Morrell family who are intrinsic to Oxford’s history. The Headington Hill 
Conservation Area states that Headington Hill Hall is ‘probably the most lavish 
among the mansions built by Oxford’s 19

th
 century merchants.’ The parkland 

setting of the Hall is essential to its character and significance as a country 
house, and therefore should be protected as such. The larger footprint of the 
proposed building and the landscaping makes the proposal appear dominant in 
the setting of the Hall. The Design and Access Statement suggests that this new 
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relationship ‘recognised the current chapter in the history of the site, with both 
significant structures sharing the function of providing academic facilities for 
Oxford Brookes University.’ While Headington Hill Hall does currently have an 
academic function, its significance as a historic building is its country house 
status within a green setting. Currently, no significant buildings are visible from 
Headington Hill Hall. By creating a development visually dominant in the 
immediate vicinity of the Hall, this impact’s on its essential character and it will no 
longer be seen as a country house with its associated land, causing a degree of 
harm. We wonder if the building was stepped down in the corner closest to the 
Hall, this may mitigate some harm, and consequentially reduce the appearance 
of the building in the view from St Marys Tower. Effective and sensitive 
landscaping to retain the Hall’s parkland feel could also mitigate this harm.  
 

8.19. In the longer view, the Headington Hill Conservation Area was in part given its 
designation in recognition of the views to and from Oxford as well as for its well-
timbered character, all forming part of the dreaming spires green backdrop. OPT 
accepts that over the years, the trees have not been managed for the views as 
they should have been, and some of the views have been lost. We are pleased 
to see this proposal intends to open up this view providing public access to the 
site so the view can be enjoyed by all. However, by opening up the view, 
combined with the higher ridge height, the proposed new building will be more 
visible from St Mary’s Tower and it is important that the Hall is still read as a 
country house in its setting from this view. Whilst the current Helena Kennedy 
Centre can be seen behind Headington Hill Hall, the Design and Access 
statement states ‘There is a clear hierarchy, with this significant house occupying 
a prominent position on the Hill, enjoying commanding views across the City.’ 
The proposed development has a ‘palette of materials of a more muted tone’ 
which will better blend with the surrounding environment than the stark white of 
the current building. However, we feel it is important that Headington Hill Hall 
should still be read as a country house in its green setting and that the proposed 
building should not read as a continuation of it.  
 

8.20. In addition, we can find no reference in the Design and Access Statement to 
lighting and the impact it will have in the view as the view is opened up. Bright 
lights visible in the green backdrop, especially behind Headington Hill Hall after 
sun down, would be an alien addition, detracting from Headington Hill Hall and 
the view itself which may cause some harm.  We strongly urge the applicants to 
consider the impacts and ways to minimise this.  
 

8.21. Finally, we hope that every opportunity will be taken to make improvements to 
the Grade II bridge which historically links the Morrell estate on the other side of 
the London Road, and is key in the views up and down the hill.  It is currently in a 
poor state of repair, and we hope that it can form part of these improvements 
and not be left behind as the campuses on either side of the road are upgraded.  
This would certainly be a demonstrable public benefit for the scheme.  

 
8.22. In conclusion, OPT does not object to the principle of the demolition of the 

Helena Kennedy Centre and the re-development of this site. However, we do 
have concerns about the current proposal and its relationship in longer views and 

20



9 
 

its impact on the setting of Headington Hill Hall and ask for further work to be 
conducted to reduce this harm.  

 

Public representations 
 
8.23. No letters of comment have been received from third parties. 

 

9. PLANNING MATERIAL CONSIDERATIONS 

 
9.1. Officers consider the determining issues to be: 

 
i. Principle of development; 
ii. Design & Impact upon Designated Heritage Assets 
iii. Landscaping 
iv. Transport 
v. Sustainability and Energy 
vi. Flood Risk and Drainage 
vii. Biodiversity 
viii. Other Matters – Land contamination, archaeology, and air quality 
 

i. Principle of Development 
 
9.2. The National Planning Policy Framework [NPPF] includes a presumption in 

favour of sustainable development (paragraph 14) and recognises that the 
planning system has an economic, social, and environmental role in achieving 
this aim.  The Core Principles (paragraph 17) encourage the efficient use of 
previously developed (brownfield) land, as well as the importance of high quality 
design. 
 

9.3. This is supported by Oxford Core Strategy Policy CS2 and Oxford Local Plan 
Policy CP6 which support the use of previously development land in an efficient 
manner that suits the sites capacity.  The principle of redeveloping the site for a 
more efficient academic use would be considered broadly acceptable however 
consideration would also need to be given to the impact upon other development 
plan policies that deal with the provision of new university accommodation. 
 
Academic Accommodation 

 
9.4. The existing Helena Kennedy Building and temporary Willow Building both 

benefit from an authorised use for educational purposes and have a combined 
gross internal floor area of 5,632 m².  The Helena Kennedy Building formerly 
provided a range of office, academic, and social space for the university but is 
currently vacant as the uses have decanted to Gypsy Lane.  This building could 
be brought back into educational use associated with the university at any time 
without the benefit of planning permission.  The Willow Building is currently used 
as temporary academic accommodation. 
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9.5. The proposed replacement building would be a single structure with a total floor 
area of 5,300m², which would represent a decrease in the available academic 
floorspace within the Headington Hill site of 332m².  The building would be used 
to incorporate functions of the Faculty of Technology, Design, and Environment 
within a single flexible space in order to encourage inspiration and interaction 
amongst the different courses that the faculty offers.  

 
9.6. Oxford Core Strategy Policy CS25 states that planning permission will be 

granted for additional academic / administrative accommodation for Oxford 
Brookes University where that University can be demonstrated that the number 
of full-time students at the university who live in Oxford but outside of university-
provided accommodation, will, before the particular development is completed, 
be below the 3,000 level and once that figure is reached, thereafter will not 
exceed that level.  All future increases in student numbers at the university as a 
result of increases in academic / administrative floor-space must be matched by 
corresponding increase in purpose built-student accommodation. 

 
9.7. Although the general principle of Oxford Brookes making the best and most 

efficient use of their existing academic accommodation within their campus is 
supported, consideration has to be given to whether Oxford Core Strategy Policy 
CS25 is engaged.  At the current time it is acknowledged that the current number 
of Oxford Brookes students living outside purpose built student accommodation 
exceeds the 3,000 threshold and according to the policy any additional academic 
accommodation needs to be matched by an increase in purpose built 
accommodation. 

 
9.8. The Planning Statement submitted with the application has set out why the 

proposal would not conflict with this policy.  It states that he proposal relates to a 
larger estates plan for Oxford Brookes University which is seeking to consolidate 
its estate in order to make an efficient use of the remaining land to form a more 
vibrant campus.  It is anticipated that this plan will decrease the available 
academic floor space from 125,000m² to 87,000m² albeit this will be across all of 
their sites including those that lie outside of the city.  It is intended that the 
proposed building will be available for use in 2020 when the current faculty 
building at Wheatley is decommissioned. The new building is not intended to 
expand the available academic courses or result in a growth in student numbers 
which is what the policy seeks to control.  The statement goes on to suggest that 
decommissioning the Wheatley site has the potential to bring forward the 
delivery of 500 homes to Oxfordshire with an outline application currently with 
South Oxfordshire District Council for consideration.   

 
9.9. It also goes on to say that the university is currently seeking to address the issue 

with respect to the number of students currently living outside of purpose-built 
student accommodation.  The delivery of the Cowley Barracks site which is 
currently under construction and will provide circa 885 rooms, along with the 
provision of additional rooms through the future redevelopment of Clive Booth 
Student Village are anticipated to deal with the issue by 2019. 

 

22



11 
 

9.10. Having regards to the above, officers would concur with the applicant in that the 
aims of Policy CS25 is to deal with managing the expansion of the two main 
academic institutions within the city rather than their contraction.  In this case, it 
is important to understand that the existing Helena Kennedy Building and Willow 
Building could be put to academic use without the requirement for planning 
permission.  Therefore the replacement building would result in a significant 
reduction in available academic space from within the Headington Hill site, and 
not equate to new academic floor space. That would also be before taking into 
consideration that the building would give rise to a loss of further space from the 
wider Oxford Brookes Estate through the decommissioning of their Wheatley 
Campus.  The fallback position would be for the existing buildings on site to be 
refurbished to provide the new accommodation for the Faculty of Technology, 
Design, and Environment.  This would be a realistic possibility given how the 
development is tied to the wider university strategy to decommission their 
Wheatley site for housing, and invest the receipts in redeveloping other sites 
such as Clive Booth Student Village.  Moreover the fallback position would 
represent a lost opportunity to remove a group of buildings that do not contribute 
positively to the site in favour of a more thoughtfully and carefully designed 
building that does make a positive contribution to the site.  As such officers 
consider that the loss of academic floorspace from Headington Hill Hall site and 
confirmation that the new building is not intended to result in a growth in student 
numbers would mean that Oxford Core Strategy Policy CS25 is not engaged in 
this instance. 

 

ii. Design and Impact upon Designated Heritage Assets 
 

9.11. The NPPF requires that local authorities seek high quality design and a good 
standard of amenity for all existing and future occupants of land and buildings. It 
suggests that opportunities should be taken through the design of new 
development to improve the character and quality of an area and the way it 
functions. Policies CP1, CP6 and CP8 of the Oxford Local Plan, together with 
Policy CS18 of the Core Strategy and Policies HP9 of the Sites and Housing 
Plan in combination require that development proposals incorporate high 
standards of design and respect local character. 

 
9.12. The NPPF requires proposals which are likely to have an impact upon 

designated heritage assets to be based upon an informed analysis of the 
significance of all affected heritage assets and expects applicants to understand 
the impact upon those assets with the objective being to sustain their 
significance (paragraphs 128 & 131).  In making any such assessment great 
weight should be given to the asset’s conservation.  While there is a general 
presumption that development proposals should not substantially harm, or result 
in total loss of the significance of a designated heritage asset, Paragraph 134 of 
the NPPF advises that where development proposals will harm the significance 
of a designated heritage asset but that harm would be less than substantial then 
this harm should be weighed against any public benefits the proposed 
development may offer, including securing its optimum viable use. 

 
9.13. Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 requires local planning authorities to have special regard to the desirability 
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of preserving a listed building, conservation area, or their setting or any features 
of special architectural or historic interest which they possess.  In the Court of 
Appeal, Barnwell Manor Wind Energy Ltd v East Northants District Council, 
English Heritage and National Trust made clear that to discharge this 
responsibility means that decision makers must give considerable importance 
and weight to the desirability of preserving the setting of listed buildings when 
carrying out the balancing exercise (of weighing harm against other planning 
considerations). 

 
9.14. Oxford Local Plan Policies HE3 and HE7 seek to seek to preserve or enhance 

the special character and appearance of Conservation Areas and their settings; 
and the settings of Listed Buildings.  Whilst the wording of these policies does 
not include the balancing exercise identified in paragraphs 134 of the NPPF and 
would therefore be deemed to be out-of-date with the framework, they would be 
consistent with the above-mentioned legal requirements of Section 66 and 72, 
and they must therefore carry considerable weight in the determination of this 
application. 

 

Designated Heritage Assets 
 
9.15. The site lies within the Headington Hill Conservation Area.  The estate includes a 

number of listed buildings which lie adjacent to the site, including the Headington 
Hill Hall and attached forecourt wall (Grade II*), Headington Hill Hall Lodge 
House (Grade II), Bridge over the Headington Road (Grade II), and the stone on 
the north side of the bridge (Grade II). 
 
Demolition 
 

9.16. The existing building on site dates back to the 1960s and was used by 
Pergamon Press.  It has more recently been occupied as a student centre for 
Oxford Brookes and named after Dame Helena Kennedy.  The design is 
attributed to Phillip del Nevo of the Oxford Architects Partnership.  It is 
considered to be an early work of the practice and not identified as being of any 
particular architectural distinction.  
 

9.17. The building sits in a cleared area of the formal parkland which lies immediately 
in front of and at a higher level than the Hall and therefore the building 
dominates views from the front of the listed house, disconnecting the house 
visually from its immediate parkland setting.   It is considered that the loss of the 
building will not harm the character or appearance of the conservation area or 
have a harmful impact on the setting of adjacent listed buildings.  In fact the 
removal of the building would enhance the setting of the listed building in 
particular. 

 
Design 
 

9.18. The proposal has been designed in a manner which has sought to respond 
intelligently to the surrounding context.  It has also been informed through 
extensive pre-application discussions with officers, and also the Oxford Design 
Review Panel.  The application is accompanied by a Design & Access Statement 
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and Heritage Assessment which considers the impacts of the proposal upon the 
designated heritage assets. 
 

9.19. The proposed building has been designed as a pavilion like building which sits 
within mature parkland.  The building is positioned to respond to this landscape, 
nestled within the existing mature trees.  The building allows links through from 
the Headington Road footbridge that connects the site to Cheney Student Village 
with the other academic buildings on the plot.  The building has been designed to 
be as open and flexible as possible, with a double height space in the ‘body’ of 
the building which have specific technical zones.  The main functions at ground 
floor are limited to those that require heavy loading equipment, while the upper 
levels are used for functions that need more natural light and less services such 
as architectural and art studios.  The ‘head’ of the building includes social 
learning spaces, digital arts spaces, a theatre, and music recording studios, 
along with a café.  The head and body are linked by a ‘neck’ which helps isolate 
the noisier activities from the more acoustically sensitive activities.  This space 
includes a wide staircase with tiered seating steps which can be used as an 
informal auditorium for exhibitions, student performances etc. 
 

9.20. In terms of size and scale the building would be taller than the existing Helena 
Kennedy Building, with an overall height of approximately 10.6m but with small 
sections containing plant extending to approximately 14.1m.  The building would 
have an over-sailing floating canopy roof, with an expressed timber structure that 
relates to the trunks of the mature specimen trees in the parkland. The palette of 
materials (steel, glass, and timber) is designed to relate to the setting. 

 
9.21. Officers consider that the proposed building would constitute a well-mannered 

and contextual response to the site.  The size, scale, siting design would be 
appropriate for the site in accordance with the above-mentioned policies 
however the acceptability of the proposal would need to have regard to the 
statutory requirement to consider the impact upon the designated heritage 
assets the lie within the site and also in the surrounding context. 
 
Impact on Designated Heritage Assets 
 
Setting of Headington Hill Hall (Grade II* Listed Building) and other listed 
structures 
 

9.22. The application site falls within the historic curtilage of Headington Hill Hall as 
shown on the second edition OS Map 1899-1900 where the site can be identified 
as set within the informal gardens and parkland that lay to the east of the house 
and extended as far north as Cuckoo Lane, an important footpath route from 
Headington Hill to Marston Road in the west. The formal parkland setting of the 
Hall which significantly provided it with its “country house” appearance is clearly 
evident today in spite of the additional buildings and subsequent changes in use 
that have occurred since James Morrell’s original vision. The site is presently 
occupied by a building that was originally constructed for Pergamon Press.  
Robert Maxwell also rented Headington Hill Hall in the 1950’s from the city 
council who remain the current owners. The house was built in 1824 for James 
Morrell, owner of The Lion Brewery in St Thomas’. The Grade II* listed building 
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was built on former agricultural land that lay across the side of the hill that rises 
to the east of the city, between St Clements at the bottom of the hill and the then 
agricultural settlement of Headington at the top. The Hall lies immediately to the 
west of the application site with its principal, entrance façade with its distinctive 
porch and former carriage yard facing onto the application site albeit at a lower 
level. The originally gravelled now tarmacadam drive presently functions as a car 
park as does much of the land to the north and northeast of the Hall up to its 
boundary with Cuckoo Lane.  The parkland, beyond the immediate, formal and 
less formal gardens to the south-east of the Hall, that runs down to a later, 
Italianate lodge on Marston Road is presently managed by Oxford City Council.  
The Hall, gardens and remaining parkland on the north and east sides of the 
Hall, where the application site lies is leased and occupied by Oxford Brookes. 
 

9.23. There is a sense of unplanned use to the land immediately around the house, 
with it primarily used for car parking and the proposed development together with 
future campus wide plans for the development and management of the 
surrounding land offers the opportunity to consider the significance of the 
landscape, both immediate and wider (the historic estate) significant structures 
that fall within the curtilage of the listed building or its setting (including the 
Lodge, and William Wilkinson’s bridge over Headington Road) together with the 
setting of the Hall and seek to enhance these heritage assets based upon an 
understanding of what is important to preserve. 
 

9.24. The new building has been designed to sit within the same clearing to the front of 
the Hall. Conscious of the duty not to harm the setting of the listed building the 
architects have sought to design a relatively simple building form, with a 
rectangular plan of two storeys under a flat roof. The architecture presents an 
expressed structure of “tree like” columns set out on an even grid which take 
reference from the many distinctive and majestic trees that make up the 
building’s important parkland setting. The removal of the temporary Willow 
buildings that are sited at top of the bank between the Hall and the existing 
Helena Kennedy building is a positive benefit to the setting of the Hall and 
means that any new or replacement building will be sited further from the listed 
building and important elements of its curtilage than is presently the case. 
Although large, the new building has been designed to be sited within the area 
taken up by the existing building and the group of WWll temporary buildings 
before that, thus minimising or removing any further harm to and/or loss of 
important parkland trees or disturbance of any undisturbed land.  The proposed 
alignment of the new building has been designed in such a way as to reduce the 
appearance or visual impact of the building’s not unsubstantial size and mass in 
views from the front of the Hall with the long facades angled away from the front 
of or inside the house. 
 

9.25. In views from Pullen’s Lane the new building will still interrupt views of the Hall 
however the architecture of the proposed building is elegant as opposed to the 
very ordinary appearance of the existing building and any harm to the setting of 
the listed building would certainly be no greater than at present, thus preserving 
the listed building’s setting furthermore  the harm that would occur is arguably 
mitigated through a high quality design that meets the expectations of both local 
and national planning policy. 
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9.26. The Hall is a significant feature in long views out of the city toward the east. It is 

particularly evident in views from St Mary’s Tower. In these views the existing 
building sits primarily behind the Hall and is certainly recessive or negative in 
terms of any architectural contribution that it makes to the panoramic view of the 
eastern hillside. The former parkland trees, in particular the highly distinctive 
conifer trees make an important contribution to the whole picture of the hillside 
and any loss of or harm to these trees would be regrettable. The new building will 
be partially visible from this important view point. Much of the proposed building 
will sit discretely behind the Hall however it is intended that the northern end of 
the new building should have its own vantage over the city and consequently it 
will itself be seen in long views from the city extending beyond the northern end 
of the Hall’s garden façade. The new landscape to surround the proposed 
building has been designed to both reinforce existing planting as well as to 
create a good setting for the new building. The intention is that there would be 
some “green” within the views of the new building alongside the Hall so as to 
reduce any negative impact.  In this regard Historic England has also confirmed 
their view that the building will not have a significant impact on the green 
backdrop of the hill.  

 
Impact upon character and appearance of the Headington Hill Conservation Area 

 
9.27. The application site lies in the south western part of Headington Hill 

Conservation Area in an area where the C19 “escape” from the crowded, poor 
environment of the city manifested itself in the country houses in landscaped 
gardens/grounds the largest of which is Headington Hill Hall and smaller, 
although still large houses that extend along Pullens Lane and into Harberton 
Mead, along the ridge of the hill in the northern part of the conservation area. 
The gardens that accompanied these large Victorian villas included individual 
specimen trees which have now matured to provide the “wooded” hillside that 
characterises this area and is particularly distinctive in views out from the city 
and across the city from the south east (Raleigh Park). The buildings, primarily 
parts of their roofscape can be glimpsed amongst the tree canopies in these 
important views.  At ground level, the area immediately around the site is 
characterised by the institutional colonisation of the latter part of the C20 
surrounded by the open space of the formal parkland that primarily belonged to 
Headington Hill Hall. 

 
9.28. The proposal to replace a single large building of limited architectural merit that 

does not respect it’s context with a single large building that has been designed 
to respect the character and appearance of the setting informed by a heritage 
assessment is welcomed.  Although large the replacement building takes some 
reference from its immediate surroundings, parkland and reflects this in its 
appearance, the expressed structural “trees” allow the building to sit more 
comfortably in its place than its predecessor and to make a positive contribution 
to its surroundings.  In considering the design of the landscape around the new 
building the designers have sought to follow the principles of open parkland 
reinforcing the existing character but adding some interest and in this way the 
building is allowed to sit within its landscape rather than appearing as an alien 
addition. 
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9.29. During the consultation process concerns have been raised with respect to the 

impact of the buildings internal lighting upon the setting of the hall and long 
range views.  In this regard it should be noted that there has been an existing 
building on site since the 1960s which would have had internal and external 
lighting.  The new building will change this condition, but on balance it is 
considered that subject to a detailed study of the light impact and how light 
spillage from the building will be managed it is considered that the design of the 
building should not have a harmful impact on either the character and 
appearance of the conservation area or views of the site. 

 
9.30. In assessing the impact of the development, officers have attached great weight 

and importance to the desirability of preserving or enhancing the character and 
appearance of the conservation area, long and short range views, and the 
settings of the surrounding listed buildings as designated heritage assets. 

   
9.31. Having regards to all of the above, officers consider that the loss of the existing 

buildings would not result in harm to the heritage assets or their settings.  The 
overall size, scale and design of the building is appropriate and a contextual 
response to the site which would relate well to the parkland setting of the 
conservation area and the listed buildings.  The proposed building would not 
have an adverse impact upon the character and appearance of the conservation 
area when viewed from the surrounding long and short range views, subject to a 
further study relating to the light impact and how light spillage from the building is 
managed.  Therefore subject to conditions, the proposal is considered to comply 
with sections 16(2), 66(1) and 72(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, paragraphs 132 and 134 of the NPPF, policies 
CP1, CP8, HE3, HE7, and HE10 of the Oxford Local Plan 2001-2016 and policy 
CS18 of the Oxford Core Strategy, and HP9 of the Sites and Housing Plan 

 

iii. Landscaping 
 

9.32. The application has been accompanied by a landscape strategy and 
arboricultural method statement which has considered the impact of the 
development upon the parkland setting and importantly the mature trees within 
the site. 

 
9.33. The strategy has sought to take a restrained approach in order to work with the 

existing mature landscape, so as to allow the building to appear as an object 
within the parkland setting, and enhance the existing landscaping where 
required.  The building has been sited within the existing footprint of the building 
in order to reduce the amount of tree removals.  An events lawn is located to the 
south of the building in order to make use of the sunnier aspect of the site, and 
also better use of a space that currently feels like the rear of the existing building. 
The strategy will also provide new woodland paths through the trees encouraging 
activity within them, and formed from metal mesh, timber, or bound gravel in 
order to respect the setting. 

 
9.34. The proposals require the removal of several trees as indicated in the Arboricultural 

Impact Assessment (AIA), including 2 trees, a Judas tree (T222) and a Norway 

28



17 
 

maple (T794A) both mature and moderate quality and value (B category according to 
BS5837:2012), that must be removed as a direct impact of the design of the new 
building.  Other trees to be removed include a young Austrian pine (T7284B) for 
construction of a new stepped path, 4 lime trees, an oak, and a Tree of Heaven to 
open up views towards the Oxford skyline (T876, T873, T871, T869, T7299B, T874 
respectively) and 5 trees that are in poor condition. 

 
9.35. Having regards to the number of trees that are to be retained and the opportunities 

to plant new trees that will mitigate the losses, it is considered that the impacts of the 
proposed tree removals will not be detrimental to public visual amenity in the area.  
None of the trees to be removed are historically significant in the context of the 
Baxter designed landscape setting of Headington Hill Hall. It is considered that the 
special character or appearance of the Headington Hill Conservation Area will be 
significantly harmed by the tree losses in this case. 

 
 

9.36. Officers would have a slight concern that the proposed ‘desire-line path’ from the 
access of the site to the entrance of the building requires construction within the 
Root Protection Areas of several significant trees. Although the AIA advises ‘no-
dig’ design and construction methods for this new path to minimise the impacts 
on tree roots, the ground levels appear to preclude the sensible use of the three-
dimensional cellular confinement geotextile systems that are commonly used 
and which sit on top of and above existing ground levels. The need for this path 
and its route of this path should therefore be reconsidered.  

 
9.37. It is essential that retained trees are adequately protected during the construction 

phase. Further details including, the design and construction methods of hard 
surfaces, the location and construction methods of underground utility services 
and drainage, and tree protection details and methods, should be required by 
condition if planning permission is granted.  

 
9.38. The Landscape Strategy is considered to be appropriate for the site, and subject 

to appropriate conditions listed in this report, would not conflict with Oxford Local 
Plan Policies CP1, CP11 and NE15.  

 

iv. Transport  
 

9.39. The NPPF states that all developments that generate significant amounts of 
movement should be supported by a Transport Statement.  The Oxford Local 
Plan 2001-2016 also requires Transport Assessments from development that is 
likely to have significant transport implications.  The NPPF also states that 
development should only be prevented or refused on transport grounds where 
the residual cumulative impacts of the development are severe. 
 

9.40. A Transport Statement (TS) has been submitted with the application that 
considers the highway impacts of the proposal.  The site is considered to be in a 
sustainable location, approximately 2.2km to the east of the city centre.  There 
are also excellent public transport links to the city centre and beyond in close 
proximity, including the university subsidised BROOKESbus service.  The 
Headington District Shopping Centre is also within walking distance. 
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Transport Sustainability 
 
9.41. The TS confirms that Oxford Brookes are developing a campus wide 

development plan which looks at opportunities to improved connectivity in and 
around their Headington Campus (Gipsy Lane, Headington Hill Hall, and Clive 
Booth Hall) and Harcourt Hill Campus.  It is this that will enable other campuses 
such as Wheatley to be vacated.  This Campus Development Plan is not part of 
the application, and is intended to be submitted as a separate document in the 
near future.  

 
9.42. The replacement building subject to this application will result in an overall 

reduction in gross floor area on the site, and the TS identifies that the 
development would not generate an increase in overall traffic movements to this 
part of the campus.   

 
9.43. The Local Highways Authority has raised no objection to the proposal, but has 

made reference to how it relates to the wider campus development plan which 
officers would make Members aware is not part of this application.  They have 
suggested that the overall consolidation of the Oxford Brookes Headington sites 
and closure of places such as Wheatley Campus will lead to an increase in travel 
to the Headington Hill site.  However they have also recognised that given the 
location of the Headington Hill site in relation to the main Gipsy Lane site and its 
accessibility by sustainable modes of transport, any increase would not severely 
impact on the local highway network.  Moreover the university’s parking permits 
scheme restricts the opportunity for people to travel to the building by car.   

 
Accessibility 
 

9.44. The TS makes clear that the proposal would maintain the existing access 
arrangements to the site.  The vehicular access would continue via Headington 
Road, whilst pedestrian and cycle access would come from four main routes – 
Headington Road; the footbridge which links the Headington Hill Site with the 
Cheney Student Village; the footpath on Headington Road below this footbridge; 
the existing footpath network from Cuckoo Lane which links the site with Clive 
Booth Student Village and Marston Road. 
 

9.45. The Local Highways Authority has indicated that the proposed development and 
the overall Campus wide strategy will increase trip demand to and from the site. 
This increases the importance of safe crossing facilities between the Gypsy Lane 
site and Headington Hill site over the London road. There is existing provision 
here (footbridge/ pedestrian crossing/ informal crossing) so further provision may 
not be required, however, this may influence flow on the A420. As intensification 
will occur on both sides, signage may be required to make cyclists/pedestrians 
aware of available crossing points. 

 
9.46. In addition to this, they have also suggested that access will likely occur from 

Cuckoo Lane and quiet route connections via Pullens lane and to Marston Road 
(via Clive booth hall) would be subject to increased pedestrian/ cycle usage as a 
result of the development. This is to be supported as in conformity with 
aspirations of the transport strategy, however existing provision (lighting/ surface 
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width and quality/ signage) on these routes could be improved. They have 
suggested that a contribution towards improvement measures on these paths is 
sought through CIL to ensure these routes are improved to suit this 
intensification of use.  However, officers would suggest that such improvements 
are more likely to be delivered as part of the future application for the 
improvements to Clive Booth Student Village rather than this application. 

 
Cycle Parking 

 
9.47. The proposal would result in the removal of 15 Sheffield stands located on the 

northern side of the building, and the relocation of 18 bike bins on the southern 
side.  These are to be relocated elsewhere within the campus.  The existing 
cycle spaces (10 cycles) at the gatehouse, and parallel to the Headington Road 
on the southern boundary of the site (12 spaces) will be retained. 
 

9.48. The proposal seeks to provide 206 cycle spaces in accordance with the Local 
Plan Standards however, it is seeking to reinstate through a phased programme 
with 100 spaces provided at first through 40 sheffield stands to the north of the 
building, and a further 10 to the south near the Headington Road footbridge.  It is 
also proposed to increase this by a further 106 spaces at a later date with space 
safeguarded to accommodate the increase.  The phasing is proposed in order to 
monitor use through the Travel Plan process and additional facilities provided if 
required.  The Local Highways Authority has suggested that all 206 spaces 
should be provided before the development comes into use.  Officers would 
make members aware that the application of the cycle parking standards is a 
matter for the Local Planning Authority to apply rather than the Local Highways 
Authority.  As such officers would agree that all 206 spaces should be provided, 
but that a phased programme of provision would be reasonably as it would allow 
consideration to be given to understanding where the most appropriate locations 
for the stands are in order to support use.  This should not be at the expense of 
the applicant understanding whether the additional spaces are required as 
suggested in the TS, but a clear commitment to providing the spaces, the 
locations for them, and the timeframe for delivery.    

 
Car Parking 

 
9.49. The proposals will retain the existing levels of on-site parking at 40 spaces which 

are currently situated around the Helena Kennedy Building.  As this level of 
provision would be below the councils adopted parking standards.  The Local 
Highways Authority have raised concerns about the number of parking spaces 
on site leading to informal parking and potential safety implications and have 
asked for a car park management plan to be provided.  It is not clear from their 
response where this informal parking is occurring, and what the specific safety 
implications are.  The parking on site is currently controlled by the university.  
Students are discouraged from bringing cars into Oxford in accordance with the 
councils long standing development plan policies, and the parking on site is 
primarily for staff through a permit system.  The Local Highway Authority suggest 
that the car park management plan makes sure that the number of permits being 
permitted does not exceed the number of bays available on site.   
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9.50. It is clear that there is a significant amount of staff parking on site, and the 
parking is currently managed through the permit scheme and access is 
controlled by security staff at the gatehouse.  The manner in which the college 
manages on-site parking would be a matter for the overall Campus Wide 
Development Plan, rather than this application, which is not proposing an 
increase in parking provision.  Therefore it is not a matter for the determination of 
this application and as such the recommended condition would not be 
reasonable, especially given any such impacts would be dealt with through 
appropriate management in a Travel Plan. 

 
Travel Plan 
  

9.51. The TS makes clear that although there will not be an increase in floorspace on 
site, the development forms part of the proposals for the overall consolidation of 
the college sites.  It is envisaged that approximately 400 peak time students and 
30 staff will be relocated to this development.  The TS confirms that in order to 
promote sustainable travel modes to students and staff members, the 
development will be covered by the university’s existing Travel Plan (2016-2018) 
and it will be updated to provide an overarching strategy across all of the sites. 
 

9.52. Officers would suggest that this document would be the best means of dealing 
with the Local Highway Authority’s concerns with respect to parking management 
and agree that the travel plan should be updated to reflect the changes on site 
(both physically and in pupil numbers) prior to first occupation of the new 
building.  This should be secured by condition 

 
Construction Traffic Management Plan 
 

9.53. A Construction Traffic Management Plan should be secured by condition to 
minimise any impact on the local highway through the construction phase of the 
development. 
 

9.54. Having regards to all these matters, officers consider that the Transport 
Statement has demonstrated that the proposal satisfies the aims of Paragraph 
32 of the NPPF, and also Oxford Local Plan Policy CP1 which states that 
development should be acceptable in terms of access, parking, highway safety, 
traffic generation, and pedestrian and cycle movements subject to appropriately 
worded conditions. 

 

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

developments should seek to minimise their carbon emissions and should 
demonstrate sustainable design and construction methods and energy efficiency 
through design, layout, orientation, landscaping and materials.   
 

9.56. The proposed development would meet the definition of qualifying development 
and the applicant has submitted an Energy Statement in support of the 
application. 
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9.57. The energy statement sets out a comprehensive strategy for the scheme.  The 
development will employ a ‘be lean, be clean, be green’ approach which means 
ensuring the building uses less energy, deliver energy efficiently, and utilise 
renewable energy.  A fabric first approach will minimise heat loss through the use 
of high efficiency insulating materials in walls, floor and roofs, and high efficiency 
double glazing for the windows.  The building will utilise passive design 
measures and has been orientated south-east / north-west facing in order to 
optimise the solar gain in winter but to reduce it in summer.  Rooms are located 
according to function so as to suit natural light and ventilation, soar gain etc.  The 
development will also use energy efficient mechanical systems in order to control 
and manage energy performance.  In terms of renewable energy, on-site low and 
zero carbon technologies are to be utilised.  In particular photovotalics are 
considered the most suitable, because the electricity for the PV can be used for 
the development when there is demand.  It will enable use of the large expanse 
of south facing roof for mounting the arrays.  The strategy states that the amount 
of PV will be developed further during the detailed design stage in order confirm 
the precise requirement.  

 
9.58. Overall the energy strategy would accord with the aims of Policy CS9.  A 

condition should be attached which seeks details of the photovoltaic array as it is 
developed further. 

 

vi. Flood Risk and Drainage 
 

9.59. Oxford Core Strategy Policy CS11 states that develop mitigation measures must 
be implemented to mitigate risk and that schemes should incorporate 
sustainable urban drainage measures to limit run off, and preferably reduce the 
existing rate of run-off. 
 

9.60. A Flood Risk and Drainage Assessment have been submitted with the 
application.  The site is located within Flood Zone 1 which has a low probability 
of flooding.  The strategy sets out that the surface water drainage system 
proposed for the scheme would incorporate sustainable drainage systems and 
be designed to meet the 1 in 100yr return period rainfall + 40% climate change. 

 
9.61. The Flood Risk and Drainage Assessment sets out a preliminary drainage 

strategy based on infiltration, with the results of soakage tests confirming this is 
feasible. The strategy is based on a permeable paving carpark, rainwater 
harvesting, and an infiltration tank allowing surface water to be infiltrated on site. 
The strategy also suggests further implementation of Sustainable Urban 
Drainage may be integrated at the next stage. 

 
9.62. The Lead Local Flood Authority (LLFA) has noted that no details of the SUDS 

scheme have been provided.  They have commented that the report does not 
provide details of what other forms of infiltration could be used in conjunction 
with an infiltration tank.  The LLFA have also said that the routes identified for 
water to flow onto the adjoining highway are not acceptable and the detailed 
design of the drainage scheme will need to ensure that any exceedance of 
surface flows are catered for within the site boundary. 
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9.63. A condition should therefore be imposed which seeks to secure the more 
detailed drainage scheme by condition. 

 

vii. Biodiversity 
 
9.64. The NPPF states that development proposals should conserve and enhance 

biodiversity by applying the certain principles.  These include, 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, the permission should be refused.  Opportunities to 
incorporate biodiversity in and around developments should be encouraged 
(paragraph 118) 

 
9.65. Oxford Core Strategy Policy CS12 states that development will not be permitted 

that result in a net loss of sites or species of ecological value.  Where there is 
opportunity, development will be expected to enhance Oxford’s biodiversity. 

 
9.66. An Extended Phase 1 Habitat Survey and Bat Survey have been undertaken at 

the site by BSG and a scheme of Biodiversity Enhancement Measures produced. 
The proposal would seek to provide enhancements by means of bat and bird 
boxes on the mature trees surrounding the site in order to provide roosting 
features.  These will be managed and maintained by Oxford Brookes staff on an 
annual basis.  In addition to this, hedgehog houses are to be provided within the 
Headington Hill campus.  The proposed tree and shrub planting will be native 
species in keeping with the local character and providing a resource for birds, 
invertebrates and small mammals. 

 
9.67. Having reviewed these documents officers are satisfied that the potential impacts 

upon protected species have been sufficiently taken into account and that the 
proposed mitigation and enhancement measures provided are acceptable and 
should be secured by condition.  As such the proposal would accord with the 
aims of Oxford Core strategy Policy CS12. 

 

viii. Other Matters 

 
9.68. Land Contamination:  The site was previously occupied by a printing works which 

is considered to be a potentially contaminative use.  A ground contamination 
questionnaire has been submitted with the application. 
 

9.69. A site walkover and ground investigation has been carried out which has found 
no visual or olfactory signs of contamination. However no reports have been 
provided with the application to confirm this statement. It is noted that there are 
proposals to import soils into the site which will need testing to ensure that they 
are suitable for use. 

 
9.70. Therefore in view of the above, officers would recommend that a phased risk 

assessment condition is imposed to ensure that the site is suitable for use post 
development. 
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9.71. Archaeology: The application is of archaeological interest because it involves 
ground works on crest of Headington Hill, close to the break in slope and 
approximately 50m from a spot where a number of early Saxon loom weights 
were found which were suggestive of domestic settlement on the crest of the hill. 
Roman and Iron Age settlement has also been recorded further east on the top 
of Headington Hill. 

 
9.72. In this case, bearing in mind the scale of the new development and the extent of 

the existing building footprint, officers would request that, in line with the advice 
in the National Planning Policy Framework, a condition requiring a written 
scheme of investigation should be imposed. 

 

10. CONCLUSION 

 
10.1. 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. 
 

10.2. 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. 

 
Compliance with Development Plan Policies 

 
10.3. 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. 

 
10.4. In summary, the proposed development would seek to make an efficient use of 

previously developed land in accordance with Oxford Core Strategy Policy CS2.  
The redevelopment of the site for academic accommodation for the university 
college within their own campus is also supported by Oxford Core Strategy Policy 
CS25.  The site layout and built form has been developed in a comprehensive 
and thoughtful manner following an extensive pre-application process which has 
considered the impact upon designated heritage assets and subject to conditions 
would not cause harm.  As such it would accord with Local Plan Policies CP1, 
CP6, CP8, HE3, HE7, and HE10 along with Core Strategy Policy CS18.  In 
transport terms, it is considered that the proposal would be acceptable in terms 
of access, parking, highway safety, traffic generation, and pedestrian and cycle 
movements in accordance with Local Plan Policy CP1.  The development would 
not have an adverse impact upon biodiversity and would secure appropriate 
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mitigation measures in order to ensure that there is no net loss of biodiversity in 
accordance with Core Strategy Policy CS12.  The proposed landscaping would 
accord with Local Plan Policies CP1, CP11, and NE15.  The development would 
also be acceptable in terms of archaeology (Local Plan Policy HE2), Land 
Quality (Local Plan Policy CP22).  Where there are any adverse impacts in 
relation to these matters officers consider that these could be mitigated through 
appropriately worded conditions. 

 
10.5. Therefore officers consider that the proposal would accord with the development 

plan as a whole. 
 

Material Considerations 
 

10.6. The principal material considerations which arise are addressed below, and 
follow the analysis set out in earlier sections of this report. 
 

10.7. National Planning Policy: The NPPF has a presumption in favour of sustainable 
development which should be viewed as the golden-thread running through 
decision taking.   
 

10.8. NPPF paragraph 14 states that proposals that accord with the development plan 
should be approved without delay, or where the development plan is absent, 
silent, or relevant plans are out of date, granting permission unless any adverse 
impacts would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the Framework taken as a whole; or specific 
policies in the framework indicate development should be restricted. 

 
10.9. Officers consider that the proposal would accord with the overall aims and 

objectives of the NPPF for the reasons set out within the report.  Therefore in 
such circumstances, Paragraph 14 is clear that planning permission should be 
approved without delay.  This is a significant material consideration in favour of 
the proposal. 

 
10.10. 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. 

 
10.11. Therefore it is recommended that the Committee resolve to grant planning 

permission for the development proposed subject to the conditions set out in 
Section 12 of this report. 

 
10.12. It is recommended that the Committee resolve to grant planning permission for 

the development proposed subject to the satisfactory completion (under authority 
delegated to the Head of Development Management) of a legal agreement under 
section 106 of the Town and Country Planning Act 1990. 
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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 referred to shall be constructed strictly in complete accordance with 

the specifications in the application and the submitted plans. 
 

Reason: To avoid doubt as no objection is raised only in respect of the deemed 
consent application as submitted and to ensure an acceptable development as 
indicated on the submitted drawings. 

 
 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 the visual appearance of the  Conservation Area in which 
it stands in accordance with policies CP1, CP8 and HE7 of the Adopted Oxford Local 
Plan 2001-2016. 

 
 4 The development hereby permitted shall not be brought into use until a detailed 

Lighting Strategy with technical specifications and lighting contour plans has been 
submitted to and approved in writing by the Local Planning Authority.  The lighting 
strategy shall include the following: 

 
-Details of the external lighting of the development in particular architectural lighting 
of the buildings 
-Details of the impact of the lighting upon views into the site from within the city 

 
All external lighting shall be installed in accordance with the specifications and 
locations set out in the strategy, and these shall be maintained thereafter in 
accordance with the strategy. Under no circumstances should any other external 
lighting be installed without prior consent from the local planning authority. 

 
Reason: In the interests of amenity and in the absence of information, in accordance 
with policies CP1, HE3 and HE11 of the Adopted Oxford Local Plan 2001-2016 and 
policy CS18 of the Oxford Core Strategy 2026. 

 
 5 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. 

 
 6 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 
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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 

 
 7 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. 

 
 8 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. 

 
 9 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 
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. 

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

carried out in the first planting season following substantial completion of the 
development if this is after 1st April.  Otherwise the planting shall be completed by 
the 1st April of the year in which building development is substantially completed.  All 
planting which fails to be established within three years shall be replaced. 
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Reason: In the interests of visual amenity in accordance with policies CP1 and CP11 
of the Adopted Local Plan 2001-2016. 

 
11 Prior to use or occupation, details of the phasing strategy for the provision of covered 

and secure cycle parking for a minimum of 206 bicycles in accordance shall be 
submitted to and approved in writing by the Local Planning Authority.  The cycle 
parking shall be provided in accordance with this strategy and be retained in place 
thereafter. 

 
Reason: To encourage the use of sustainable modes of transport in accordance with 
Oxford Local Plan TR4 and Policy HP15 of the Sites and Housing Plan. 

 
12 A Construction Traffic Management Plan (CTMP) shall be submitted to the Local 

Planning Authority and agreed prior to commencement of works. This shall identify; 
- The routing of construction vehicles and management of their movement into and 
out of the site by a qualified and certificated banksman, 
- Access arrangements and times of movement of construction vehicles (to minimise 
the impact on the surrounding highway network), 
- Details of wheel cleaning / wash facilities to prevent mud, etc from migrating on to 
the adjacent highway, 
- Contact details for the Site Supervisor responsible for on-site works, 
- Travel initiatives for site related worker vehicles, 
- Parking provision for site related worker vehicles, 
- Details of times for construction traffic and delivery vehicles, which must be outside 
network peak and school peak hours, 
- Engagement with other academic institutions in the vicinity of Cowley Place, 
including Magdalen College School 

 
The development shall be carried out in accordance with the approved CTMP 

 
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. 

 
13 A full Travel Plan shall be submitted to and approved in writing by the Local Planning 

Authority prior to occupation of the development.  The approved Travel Plan shall be 
implemented on occupation and maintained thereafter.  

  
Reason: To encourage the use of sustainable modes as a means of transport. 

 
14 No work shall commence until a final drainage strategy has been submitted to and 

approved in writing by the Local Planning Author, in accordance with the principles of 
the drainage strategy as detailed within the submitted Flood Risk and Drainage 
Assessment (Doc: HK-ARUP-RP-C-0001 | 02 | 29 March 2018).  The drainage 
strategy shall ensure that infiltration should be based on the soakage rates obtained, 
and each of the SuDS components should be designed to control surface water up to 
and including a 1 in 100y + 40% Climate Change allowance storm event.  The 
development shall be carried out in accordance with the approved drainage strategy 

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

 
15 The development shall not be brought into use until a SuDS maintenance plan has 

been submitted to and approved by the Local Planning Authority. The Sustainable 
Drainage (SuDS) Maintenance Plan will be required to be completed by a suitably 
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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 be operated in accordance with the approved 
maintenance plan 

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

 
16 No development shall take place until the applicant, or their agents or successors in 

title, has secured the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has been submitted by the 
applicant and approved by the local planning authority. All works shall be carried out 
and completed in accordance with the approved written scheme of investigation, 
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 prehistoric and early Saxon remains (Local Plan Policy HE2). 

 
17 No work shall commence until details of the sustainability measures to be 

incorporated into the development as specified within the Energy Statement has 
been submitted to and approved in writing by the Local Planning Authority.  The 
energy efficiency measures shall be implemented and retained thereafter unless 
otherwise agreed in writing by the Local Planning Authority. 

 
Reason: To minimise carbon emissions in accordance with policy CS9 of the Oxford 
Core Strategy 2026. 

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

measures including bat and bird boxes and nectar rich planting 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 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.  
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Phase 3 requires that a remediation strategy, validation plan, and/or monitoring plan 
be submitted to and approved by the local planning authority to ensure the site will be 
suitable for its proposed use. 

 
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. If topsoil material is imported to the site the developer should 
obtain certification from the topsoil provider to ensure that the material is appropriate 
for the proposed end use. 

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

 
20 A watching brief should be undertaken throughout the course of the development to 

identify any unexpected contamination. Any unexpected contamination that is found 
during the course of construction of the approved development shall be reported 
immediately to the local planning authority. Development on that part of the site 
affected shall be suspended and a risk assessment carried out by a competent 
person and submitted to and approved in writing by the local planning authority. 
Where unacceptable risks are found remediation and verification schemes shall be 
submitted to and approved in writing by the local planning authority. These approved 
schemes shall be carried out before the development (or relevant phase of 
development) is resumed or continued. 

 
Reason- To ensure that any soil 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. 

 

12. APPENDICES 

 

Appendix 1 – Oxford Design Review Panel Letter 

 

13. HUMAN RIGHTS ACT 1998 

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

reaching a recommendation to grant planning 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. 

 

14. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

 
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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