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EAST AREA PLANNING COMMITTEE - 1
st
 August 2018 

 

Application Number: 18/01239/FUL 

  

Decision Due by: 19th July 2018 

  

Extension of Time: 10
th

 August 2018 

  

Proposal: Demolition of existing dwelling and erection of 2x 4 bed 
dwellings (Use Class C3). Provision of amenity space, bin 
and cycle storage. 

  

Site Address: 19 Ferry Road,  Oxford,  OX3 0ET,  

  

Ward: Marston Ward 

 

Case Officer 

 

Sarah Orchard  

Agent:  Mr Michael 
Crofton-Briggs 

Applicant:  Mr Paul Dale-Harris 

 

Reason at Committee:  Called in by Cllrs Clarkson, Fry, Chapman, Lygo and Taylor 
due to concerns with overdevelopment, inadequate cycle parking and lack of parking 
in a heavily congested road. 
 

 

1. RECOMMENDATION 

 
1.1. East Area Planning Committee is recommended to:  

 

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

the required planning conditions set out in section 12 of this report and grant 

planning permission. 
 

(b) Agree to delegate authority to the Head of Planning, Sustainable 

Development and Regulatory Services to:  

 
1. Finalise the recommended conditions as set out in this report including such 
refinements, amendments, additions and/or deletions as the Head of Planning, 
Sustainable Development and Regulatory Services considers reasonably necessary; 
 

2. EXECUTIVE SUMMARY 

 
2.1. This report considers the demolition of the existing dwelling house and erection 

of 2no. four bedroom semi-detached dwellings.  The report considers the impact 
on the character and appearance of the streetscene, the impact on the amenity 
of neighbouring occupiers, the quality of internal and external accommodation, 
provision of car parking and bicycle storage. It is concluded that the proposal is 
acceptable in these regards and complies with the relevant policies of the 
development plan. 
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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 contribution of £25,311.93. 

 

5. SITE AND SURROUNDINGS 

 
5.1. The site is located within the Marston area of Oxford to the east of the city 

centre. Ferry Road is located to the west of the southern end of Marston Road. 
The street is predominantly characterised by two storey terraces and semi-
detached dwellings with the odd detached property. The plots are predominantly 
narrow in character, with dwellings located close to the highway with gardens 
located at the rear. The existing two storey, two bedroom dwelling on the site is 
not overly characteristic of the streetscene. It has a wider than average frontage 
with large metal windows. The property is attached to a terrace to the east and 
has a side pedestrian access to the west leading to a garage and the large rear 
garden. 
 

5.2. Site Location Plan: 
 

 
© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 

 

6. PROPOSAL 
 
6.1. The application proposes the demolition of the existing end of terrace dwelling 

and erection of 2no. four bedroom terraced dwellings with single storey front bay 
windows. The dwellings read as a pair and appear two storey from the front. To 
the rear they are formed as a series of flat roofs extending into dormers at roof 
level providing a second floor of accommodation within the roof space. The 
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proposed dwellings are 13 metres deep (excluding the front bay windows), the 
same as the adjacent property, 17 Ferry Road and 1.3 metres deeper than 21 
Ferry Road. Each dwelling is approximately 5.6 metres wide and 8.5 metres high 
(excluding the chimneys). The application is proposed as a car free 
development. 

 

7. RELEVANT PLANNING HISTORY 
 
7.1.  There is no formal planning history on the site. 

 

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 7-9, 17, 53, 
56-68, 

CP1, CP6, 
CP8,  

CS2_, 
CS18_,  

HP9_, HP10_,   

Housing 51,   HP2_, HP12_, 
HP13_,  

 

Natural 

Environment 

14, 94, 96  CS9_, 
CS11_,  

HP11_,   

Transport 9, 29-41,   HP15_, 
HP16_,  

Parking 
Standards 
SPD 

Environmental 10 CP10, 
CP22,  

 HP14_,   

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

 MP1  

 

 

9. CONSULTATION RESPONSES 

 
9.1. Site notices were displayed around the application site on 1st June 2018. 
 

Statutory and Non-Statutory Consultees 
 

Oxfordshire County Council (Highways) 
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9.2. No objection subject to the properties being eligible to a total of 2no. off road 
parking permits (one per property) and provision of bicycle storage to the front of 
the dwellings. 
  

Public representations 
 
9.3. 2no. third party comments received from addresses in Ferry Road. The 

objections relate to: 
- Impact on the adjoining neighbour (including legality of turning a semi-

detached house into a terrace, property values, damp issues and noise). 
- No notification from landlord (Oxford City Council) of the proposal. 
- Lack of parking. 
- Privacy of neighbouring gardens. 
- Damage to neighbouring properties during construction. 

 

Officer Response 
 

9.4. Where these objections relate to material planning considerations, they are 
addressed in the report below. Impact on neighbouring properties during the 
construction process is a party wall matter. Planning applications are advertised 
by means of a yellow site notice by the planning department. There is not a 
requirement for landlords to advise tenants of planning applications adjoining the 
site. 

 

10. PLANNING MATERIAL CONSIDERATIONS 

 
10.1. Officers consider the determining issues to be: 

 
i. Principle of development; 
ii. Design; 
iii. Neighbouring amenity; 
iv. Indoor and outdoor space; 
v. Highways/parking; 
vi. Energy/water efficiency 
vii. Drainage 
viii. Land quality 

 

i. Principle of Development 
 
10.2. Policies CP6 of the Oxford Local Plan and HP10 of the Sites and Housing Plan 

support making a more efficient use of sites and developing on residential 
gardens subject to other material considerations. In this case these other 
material considerations primarily relate to impact on the character of the area, 
impact on the amenity of neighbouring occupiers, quality of internal and external 
space and parking provision, bin and bicycle storage. 
 

10.3. Given that there is an existing dwelling on the site which is not of any particular 
architectural merit, the demolition and redevelopment of the site is acceptable in 
principle and could make a more efficient use of land, subject to the above, in 
accordance with policy CP6 of the Oxford Local Plan. 
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ii. Design and Impact on Character of Surrounding Area 
 
10.4. Policies CP1 and CP8 of the Oxford Local Plan, CS18 of the Core Strategy and 

HP9 of the Sites and Housing Plan seeks to promote development which relates 
to the character of the surrounding area this includes scale and appearance. 
Policy CP6 seeks to make a more efficient use of sites and density should be at 
least equivalent to the surrounding area. 
 

10.5. The proposed development consists of two terraced dwellings which read as a 
pair. The proposal picks up on the typical narrow plot widths of the streetscene 
and provides two dwellings to replace one which would make a more efficient 
use of the site. The proposal also relates to the height of the adjoining dwelling 
at 17 Ferry Road to the east of the site. The design of the dwellings to the front 
incorporates features to relate to the character of the streetscene including 
single storey front bay windows and chimney stacks but interprets theses in a 
contemporary manner rather than attempting to replicate traditional design. The 
contemporary design is carried through to the rear with a series of stepped flat 
roofs. Given that the appearance of nearby dwellings at the rear varies greatly, 
there is no predominant character and there are existing two storey flat roof 
extensions and dormers.  On that basis the appearance of the proposal is 
considered acceptable. 
 

10.6. The proposed dwellings would be rendered with slate roofs with brick front 
boundary walls fronting the highway. The use of various types of brick and 
render and slate roofs are commonly used in the street and the proposal is 
therefore considered to form an appropriate visual relationship with the 
surrounding area. A condition is recommended requesting samples of the 
materials to be used to ensure that they are of an appropriate colour, texture and 
quality to relate to the surrounding area. 
 

10.7. The proposal is therefore considered to comply with policies CP1, CP6, and CP8 
of the Oxford Local Plan, CS18 of the Core Strategy and HP14 of the Sites and 
Housing Plan. 

 

iii. Impact on Neighbouring Amenity 
 

10.8. Policies CP10 of the Oxford Local Plan and HP14 of the Sites and Housing Plan 
relate to amenity. In this case it is necessary to assess the impact on the amenity 
of the neighbouring occupiers, primarily those at 17 Ferry Road and 21 Ferry 
Road who are nearest to the development. Other neighbours are considered to 
be far enough away from the development to not be detrimentally impacted. 
 

10.9. The proposed development has been designed to have an acceptable impact on 
the amenity of the neighbouring occupiers in terms of light, overbearing impact 
and privacy. In relation to 17 Ferry Road, the proposal would extend no further 
than the two storey rear, flat roof extension to this property. In relation to 21 
Ferry Road, to the west of the site, the proposal would comply with 45 degree 
lines from the rear facing windows of this property indicating that there would not 
be a detrimental loss of light to this property. The single storey element would 
extend up to the boundary, alongside the outrigger to this neighbouring property 
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which while single storey is of some height and would obstruct views of the 
proposed single storey adjacent to the boundary. Whilst at first floor level 
upwards it is proposed to site the dwelling back and off the boundary with the 
neighbouring occupier to ensure that the proposal would not be overbearing. The 
windows to the proposed development would also all face rear over the garden 
of the host property and would therefore not cause a detrimental loss of privacy 
to neighbouring occupiers. It can be expected in a terrace that there is a sense of 
mutual overlooking of gardens and this is typical and certainly not unusual in a 
residential area such as this. 

 
10.10. Since the proposal is formed of a series of flat roofs at the rear it is considered 

appropriate to restrict the use of the flats roofs to ensure they are not used as 
terraces/balconies. This is to safeguard to amenities of neighbouring occupiers in 
terms of the sense/perception of overlooking. 

 
10.11. 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 
 
10.12. Any new proposed residential units, in accordance with policy HP12 of the Sites 

and Housing Plan, need to comply with National Space Standards, should 
provide natural lighting and outlook and have a separate lockable entrance and 
kitchen and bathroom facilities. A three storey, four bedroom unit for up to 8 
occupants should be at least 130m2. The proposed dwellings would comply with 
this standard (151 and 166m2) and would have adequately sized double 
bedrooms above 11.5m2. 
 

10.13. New dwellings, as required by policy HP2, are expected to be accessible and 
adaptable and meet the lifetime homes standard. This is now replaced by the 
nearest equivalent of Part M of building regulations, optional requirement M4(2). 
A condition could therefore be recommended to ensure the homes are built to 
this standard to ensure compliance with this policy. 

 
10.14. In terms of outdoor space, policy HP13 of the Sites and Housing Plan sets out a 

space requirement for dwellings with 2 or more bedrooms suitable for 4 or more 
occupants. A family home (for 4 or more occupants) is required to have a garden 
equivalent to the footprint of the dwelling. The proposed development proposes 
a large outdoor amenity area to the rear of each dwelling which would meet this 
requirement for private amenity space in accordance with the aims of policy 
HP13. 

 
10.15. The outside space proposed to the front of each of the dwellings has been 

designed to accommodate bin storage. This has level access to the street in 
accordance with policy HP13 of the Sites and Housing Plan. Further details of 
the bin storage shelter could be required by condition to ensure that it is a 
suitable appearance within the streetscene. 

 
10.16. The proposal is therefore considered to comply with policies HP12 and HP13 of 

the Sites and Housing Plan subject to submission of further satisfactory details 
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by condition.  
 

v. Highways/Parking 
 
10.17. The existing dwelling at 19 Ferry Road has a side access/driveway leading to a 

detached garage but would be inaccessible by car as the drive is not wide 
enough for a car to pass and would therefore not result in a loss of off road 
parking. The property has unlimited access to parking permits within the Marston 
South Controlled Parking Zone (CPZ), it is therefore considered unreasonable to 
remove eligibility for parking permits from both new dwellings as only one 
additional dwelling would be creating additional parking demand in the street. To 
ensure the proposed dwellings would have equal access to permits it is 
considered it would be reasonable to recommend that each property should be 
eligible for one residents parking permit each which equals the maximum parking 
standard for one dwelling in relation to policy  HP16 of the Sites and Housing 
Plan. Since the property is located in a sustainable location, close to a shop, 
cycle and walking route to the city centre and on major bus routes, this provision 
of on-street parking is considered acceptable. 

 
10.18. Concerns have been raised that the proposed cycle parking facility is situated in 

the rear garden with no external access, therefore cycles would need to be 
carried through each property. Desirably each dwelling should have cycle 
storage located at the front which is covered and secure in line with the 
requirements of policy HP15 of the Sites and Housing Plan. There is a concern 
that whilst this could be achieved, the scale of the structure would obscure the 
front bay windows to the proposed dwellings and would be harmful to the 
character and appearance of the streetscene. Given that properties in Ferry 
Road are located so close to the highway, many of which do not have external 
access to rear gardens, it is common for bicycles to have to be located in rear 
gardens. Further details of cycle storage could be required by condition and an 
option is to have uncovered stands to the front with more secure storage also to 
the rear. It is considered that it would be unreasonable to refuse planning 
permission on this aspect alone given the local context. 

 

vi. Water/Energy Efficiency 
 
10.19. Policies CS9 and HP11 expect the applicant to demonstrate how sustainable 

design and construction methods will be incorporated and how energy 
efficiencies have been incorporated into the design. Given the proposal is a 
small scale development that is not a qualifying site to provide 20% of energy 
consumption through renewals it would be considered appropriate to deal with 
energy and water efficiency by condition. 

 
10.20. A condition relating to water efficiency is recommended to ensure that optional 

requirement of building regulations is triggered in accordance with policy CS9 of 
the Core Strategy. 
 

10.21. A condition is also recommended in relation to energy efficiency to ensure that 
the new dwelling meets an energy performance equivalent to ENE1 level 4 of the 

83



8 
 

Code for Sustainable Homes in accordance with Policies HP11 of the Sites and 
Housing Plan and CS9 of the Core Strategy. 

 

vii. Drainage 
 
10.22. Policy CS11 of the Core Strategy relates to drainage and flooding. The proposal 

would result in an increase of impermeable areas on the site. In order to ensure 
that this would not result in increased surface water run-off and increased 
flooding elsewhere in the city a condition is recommended to ensure that the 
development is drained using SuDs in order to comply with this policy. 
 

viii. Land Quality 

 
10.23. The development involves the creation of new residential dwellings which are 

considered to be sensitive uses. The council do not hold records of known 
contamination on the site and it is the developer's responsibility to ensure that 
the site would be suitable for the proposed use, therefore it is considered 
appropriate to attach an informative on any planning permission regarding 
unexpected contamination to advise the developer of their responsibilities in 
accordance with policy CP22 of the Oxford Local Plan. 

 

11. CONCLUSION 

 
11.1. The proposed development is considered to be acceptable in design terms, 

relates to the character and appearance of the streetscene, provides an 
acceptable level of internal and external accommodation and would not increase 
parking pressure on the street. 

 
11.2. 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. 

 
 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. 
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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 the Building Regulations Part M access to 

and use of building, Category 2 accessible and adaptable dwellings, Optional 
requirement M4(2) has been complied with. 

 
Reason:  To ensure that new housing meets the needs of all members of the 
community 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 All Impermeable areas of the proposed development, including roofs, driveways, and 

patio areas shall be drained using Sustainable Drainage measures (SuDS). 
 

This may include the use of porous pavements and infiltration, or attenuation storage 
to decrease the run off rates and volumes to public surface water sewers and thus 
reduce flooding.  

 
Soakage tests shall be carried out in accordance with BRE Digest 365 or similar 
approved method to prove the feasibility/effectiveness of soakaways or filter 
trenches. 

 
Where infiltration is not feasible, surface water shall be attenuated on site and 
discharged at a controlled discharge rate no greater than prior to development using 
appropriate SuDS techniques and in consultation with the sewerage undertaker 
where required. 

 
If the use of SuDS are not reasonably practical, the design of the surface water 
drainage system shall be carried out in accordance with Approved Document H of the 
Building Regulations. 

 
The drainage system shall be designed and maintained to remain functional, safe, 
and accessible for the lifetime of the development. 

 
Reason: To avoid increasing surface water run-off and volumes to prevent an 
increase in flood risk in accordance with policies CS11 of the Oxford Core Strategy 
2011-2026 

 

85



10 
 

 8 Notwithstanding the approved plans, prior to the occupation of the dwellings details of 
the bin and bicycle storage, including means of enclosure, shall be submitted to and 
approved in writing by the Local Planning Authority, provided on site and retained 
thereafter for the purposes of storing bins and bicycles. 

 
Reason: In the interests of the character and appearance of the streetscene and 
promotion of sustainable modes of transport in accordance with policies HP13 and 
HP15 of the Sites and Housing Plan. 

 
 9 The development hereby permitted shall not be occupied until the Order governing 

parking at Ferry Road Road has been varied by Oxfordshire County Council as 
highway authority to exclude the site, subject to this permission, from eligibility to no 
more than 1 residents' parking permit per property unless otherwise agreed in writing 
by the Local Planning Authority. 

 
Reason: To ensure that the development does not generate a level of vehicular 
parking which would be prejudicial to highway safety, or cause parking stress in the 
immediate locality, in accordance with policies CP1, CP6, CP10 and TR13 of the 
Adopted Oxford Local Plan 2001- 2016. 

 
10 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any Order revoking or enacting that Order) no 
additions to the dwelling house as defined in Class A or B 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 
to safeguard the appearance of the area and the amenity of neighbouring occupiers 
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 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking or enacting that Order) no part(s) 
of the roof of the building(s) permitted shall be used as a balcony or terrace nor shall 
any access be formed to the roof. 

 
Reason: To safeguard the amenities of the adjoining occupiers in accordance with 
policies CP1 and CP10 of the Adopted Oxford Local Plan 2001-2016 and HP14 of 
the Sites and Housing Plan. 

 
 

13. APPENDICES 

 

Appendix 1 – Site Plan 
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14. HUMAN RIGHTS ACT 1998 
14.1. Officers have considered the implications of the Human Rights Act 1998 in 

reaching a recommendation to refuse 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. 

 

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 
15.1. 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.  
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In reaching a recommendation grant approval of planning permission, officers 
consider that the proposal will not undermine crime prevention or the promotion 
of community. 

 

88


	7 18/01239/FUL: 19 Ferry Road, Marston, OX3 0ET

