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EAST AREA PLANNING COMMITTEE 5
th

 September 2018 

 

Application Number: 17/03050/FUL 

  

Decision Due by: 8th March 2018 

  

Extension of Time: To be agreed 

  

Proposal: 141 residential units together with roads, parking, 
landscaping and open space. 

  

Site Address: Land North Of Littlemore Healthcare Trust,  Sandford Road,  
Littlemore, Oxford 

  

Ward: Littlemore Ward 

 

Case Officer 

 

Andrew 
Murdoch 

 

Agent:  Mr Andrew 
Wakefield 

Applicant:  Abbey New Homes 

 

Reason at Committee:  Major Application 
 

 

1. RECOMMENDATION 

 
1.1. East Area Planning Committee is recommended to:  

 

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

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

planning permission subject to:  

 
1. The satisfactory completion of a legal agreement under s.106 of the Town and 

Country Planning Act 1990 and other enabling powers to secure the planning 
obligations set out in the recommended heads of terms which are set out in this 
report; and  
 

2. The Ecological Impact Assessment satisfying the Oxford City Council Ecologist 
and Natural England that the proposal will not have an adverse ecological impact 
and that any impact can be mitigated by appropriately worded conditions. 

 

(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. Finalise the recommended legal agreement under section 106 of the Town and 
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Country Planning Act 1990 and other enabling powers as set out in this report, 
including refining, adding to, amending and/or deleting the obligations detailed in 
the heads of terms set out in this report (including to dovetail with and where 
appropriate, reinforce the final conditions and informatives to be attached to the 
planning permission) as the Head of Planning, Sustainable Development and 
Regulatory Services considers reasonably necessary; and 

 
3. Complete the section 106 legal agreement referred to above and issue the 

planning permission. 
 

2. EXECUTIVE SUMMARY 

 
2.1. This report considers an application for the erection of 140 residential units on 

this area of open land, together with roads, parking, landscaping, and open 
space provision. 
 

2.2. The application would involve the redevelopment of a site that has been 
allocated for residential development within the Sites and Housing Plan.  The site 
allocations within this development plan document are a key part of ensuring that 
the objectives of the Oxford Core Strategy 2026 are achieved.  In terms of 
residential development this means contributing to the overall housing need as 
set out within the Oxford Core Strategy, along with demonstrating that the 
Council has a five year housing land supply. 

 
2.3. The site has already had the benefit of outline planning permission 

(12/02848/OUT) and reserved matters permission (15/02269/RES) for the 
erection of up to 140 dwellings with access on this open land, together with 258 
car parking spaces, 356 cycle parking spaces, landscaping and open space.  
The outline permission is still extant and the works to create the access from the 
A4074 as part of that permission are currently underway on site.  The reserved 
matters application for the rest of the development has subsequently lapsed, and 
the condition setting the time limit for submission of the reserved matters 
application has now also lapsed. 

 
2.4. This application is effectively seeking to re-establish the reserved matters 

permission through the submission of a full planning application.  
 
2.5. The key matters for assessment set out in this report include the following: 

 Principle of Development 

 Residential Development 

 Site Layout and Built Form 

 Highways, Access, and Parking 

 Archaeology 

 Landscaping 

 Biodiversity 

 Flood Risk and Drainage 

 Sustainability 

 Other Matters 
 

2.6. The scheme would accord with the aims and objectives of the National Planning 
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Policy Framework would constitute sustainable development, and, given 
conformity with the development plan as a whole, paragraph 11 advises that the 
development proposal should be approved without delay. Furthermore there are 
not any material considerations that would outweigh the compliance with these 
national and local plan policies. 

 

3. LEGAL AGREEMENT 

 
3.1. This application is subject to a legal agreement to secure the following 

 

 The provision of 70 affordable homes (45 Social Rent, 25 Key Worker / 
Shared Ownership) as specified within the ‘Affordable Housing & Key Worker 
Statement’  

 To safeguard land for the bridge link for the rail halt as shown in drawing no. 
5972/SK103 by Cole Easdon Consultants); and 

  To provide a Right of Way for Non-motorised Users through the development 
site from the A4074 to the rail halt should the rail halt be delivered which is 
maintained free of obstruction (including parked cars) to provide safe and 
convenient passage for Non-motorised Users.  

 Travel Plan Monitoring fee of £1,240 
 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
4.1. The proposal is liable for a CIL charge of £1,743,484.96  

 

5. SITE AND SURROUNDINGS 

 
5.1. The site comprises an area of open land approximately 3.72ha situated on the 

southern edge of the city and within the Littlemore Neighbourhood Area.  It is 
bordered to the west by the A4074; to the north-east by a railway line with 
Sainsbury’s beyond; and Littlemore Hospital to the south. 
 

5.2. The site lies adjacent to Oxfords Green Belt whose boundary is on the opposite 
side of the A4074.  In addition there is the Littlemore Railway Cutting Site of 
Special Scientific Interest (SSSI) and Site of Local Importance to Nature 
Conservation (SLINC) to the north.  The site is currently accessed from the 
A4074. 

 
5.3. The site has been allocated within the Sites and Housing Plan for residential 

development as part of the Councils five year housing land supply and to deliver 
the housing requirement identified within the Oxford Core Strategy 2026. 

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

6. PROPOSAL 
 
6.1. The application is seeking permission for a residential development comprising 

141 dwellings, with 85 dwellings (61x3 bed, 22x4 bed, and 2x5 beds) and 56 
apartments (8x1 bed, 34x2 bed, and 12x3 bed).  The proposal would provide 70 
affordable units in a mixture of key worker shared ownership housing and social 
rented units. 

 
6.2. The dwellings are predominately formed from a range of two-storey detached 

and terraced properties, with some two-and-a-half storey gabled semi-detached 
units, and three-storey townhouses.  The apartment blocks would be provided in 
five three-storey buildings throughout the development. 

 
6.3. The development will provide a total of 268 parking spaces will be provided.  The 

market housing will generally have two off-street parking spaces, whereas the 
affordable housing will have unallocated spaces within parking courts.  

 
6.4. A new single adopted access onto the A4074 is currently being created in 

accordance with the outline planning permission to provide access to the whole 
site, and by which the road network throughout the estate will be connected to.   

 
6.5. The development will also provide an area of open space, along with play and 

seating areas throughout the scheme. 
 

7. RELEVANT PLANNING HISTORY 
 
7.1.  The table below sets out the relevant planning history for the application site: 
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03/01843/FUL - Construction of roundabout, cycleway, footpath and access to 
land at rear of Littlemore Mental Health Care Centre: Withdrawn 
 
12/02848/OUT - Outline application (fixing access) for up to 140 residential units 
together with 258 car parking spaces, 356 cycle parking spaces, landscaping 
and open space. (Additional Information) (Amended access arrangement): 
Approved 
 
15/02269/RES - Construction of 140 residential units consisting of 91 houses (6 
x 1bed, 13 x 2bed, 50 x 3bed and 22 x 4bed) and 49 flats (12 x 1bed, 25 x 2bed, 
12 x 3bed). Provision of 258 car parking spaces, cycle parking, landscaping and 
ancillary works. (Reserved matters of outline planning permission 
12/02848/OUT, seeking details of appearance, landscaping, layout and scale) 
(amended plans): Approved 
 

 

8. RELEVANT PLANNING POLICY 

  
8.1.  The following policies are relevant to the application: 

 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core Strategy Sites and 

Housing 

Plan 

Other 

planning 

document

s 

Design 12 CP8 
CP9 
CP10 
CP11 
CP13 
 

CS18_, 
 

HP9_ 
HP14_ 
 

 

Conservation/ 

Heritage 

16 HE2 
 

   

Housing 5  CS22_ 
CS23_ 
CS24_ 
 

HP2_ 
HP3_ 
HP12_ 
HP13_ 
 

 

Natural 

environment 

14, 15 NE14 
NE15 
 

CS12_ 
 

  

Transport 9 TR1 
TR2 
TR5 
TR8 
SR9 
SR10 
 

CS13_ 
CS14_ 
 

HP15_ 
HP16_ 
 

Parking 
Standards 
SPD 

Environmental 14 CP17 
CP18 
CP19 

CS9_ 
CS10_ 
CS11_ 

HP11_ 
 

Energy 
Statement 
TAN 
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CP20 
CP21 
CP22 
 

 

Miscellaneous 11  CP.13 
 CP.24 
 CP.25 

 MP1  

 

9. CONSULTATION RESPONSES 

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

th
 January 2018 

and an advertisement was published in The Oxford Times newspaper on 21st 
December 2017.  Additional information was submitted during the application, 
and a further consultation process was undertaken with site notices displayed on 
the 29

th
 May 2018, and an advertisement in the Oxford Times on the 31

st
 May 

2018 
 

9.2. 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 (Highways) 
 
9.3. No objection, subject to conditions 

 
9.4. The levels of car parking proposed is acceptable, if the roads are not expected to 

be adopted by the county council.   Latest masterplan does not safeguard land 
for the potential rail halt, therefore a condition is required.  The CTMP does not 
meet county council standards.  

 
Oxfordshire County Council (Local Member Views) 

 
9.5. Councillors are aware that outline permission has been granted for an estate at 

this location. We remain seriously concerned about pedestrian access to the 
site. In order to access any local facilities, people on foot will have to travel from 
the site along a narrow pavement alongside the busy A4074. It is apparently not 
possible to widen the pavement because there is a width restriction at the railway 
bridge. To reach the centre of Littlemore with its local shops, sub post office, 
churches and community centres there is a long walk through the supermarket 
car park (which is possibly not a right of way) or around the ring road to the 
Littlemore roundabout into the village. John Henry Newman Academy is then 
some way away, and the Oxford Academy is right at the other side of Littlemore 
on the border of Blackbird Leys. 

 
9.6. We have not been able to work out from the proposed layouts exactly which 

properties will be allocated for social housing. If these include the flats at the far 
side from the access point, it is these residents who will have furthest to walk. A 
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trip to the primary school twice a day, possibly with smaller children in tow, will 
make life very difficult for many parents especially those without access to a car 
during the day. Secondary schoolchildren will face a long and in places 
dangerous walk. People with cars will be more than likely to drive to school. This 
seems to be in direct conflict with Oxford City Council’s policy to reduce car use 
and create sustainable communities.  
 

9.7. We are interested in the possibility of a rapid transport link but there does not 
seem to be any detailed proposal in the plans. It raises many questions. Who will 
fund a link?  When would it be available for use? Will there be access from the 
village as well as this development? And will it allow pedestrian access to the 
centre of Littlemore (including disabled access) to those not using the link?  

 
9.8. Littlemore Parish Council was party to discussions between the hospital, our city 

councillors and the previous developers about a possible pedestrian and cycle 
route alongside the hospital to Sandford Road, but this was not pursued because 
the site was sold on. This seems the only means to prevent this estate from 
being permanently cut off from the daily life of the village, leading to social 
isolation and the impossibility of participating in local activities. City Council's 
policies include a commitment to encourage vibrant and well-integrated 
communities. Without improved access, this estate will fail to meet the council's 
own aims. 

 
The Parish Council would like to make these points in addition:  

 The transport assessment is seriously out of date. It states that the 3 bus 
service accesses the railway station, which has not been the case for 2 or 3 
years. It mentions a carpool at Pheasant Walk which is a mile or more away 
by road in Sandford parish. We in Littlemore have never heard of it. The 
expected number of road journeys in the first year seems an underestimate 
for such an inaccessible site.  

 We welcome the retention of the banjo area as open space. It is an important 
feature of the history of Littlemore.  

 We hope that there will be a requirement on the part of the developers to fund 
the upkeep and maintenance of open areas within the estate.  

 We note the allocation of 25 key worker units as part of the 50% affordable 
housing quota. We ask that these be kept permanently available as rental 
properties. We are not sure what is meant by “intermediate tenure” in relation 
to 9 affordable units and request clarification. 

 Increased car use and congestion at the Heyford Hill roundabout will increase 
the volume of traffic through Sandford and Littlemore. Traffic calming 
measures are already desperately needed, and we ask that some funding be 
allocated specifically to slow traffic through both centres and especially the 
pinch point of Oxford Road.  

 
Historic England 
 

9.9. No comments 
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Thames Water Utilities Limited 
 
9.10. No objection 

 
Environment Agency  
 

9.11. No comment 
 
Natural England 
 

9.12. Natural England object on the basis of lack of information regarding continued 
suitable access arrangements for conservation works at Littlemore Railway 
Cutting SSSI. 

 
Oxford Civic Society 

 
9.13. Although we recognise that this application effectively seeks to renew the expired 

consent granted to the previous very similar proposal, we consider that there are 
a number of issues requiring to be given careful consideration in assessing this 
application. 
 

9.14. In the period of time elapsed since the preparation and granting of consent to the 
previous scheme, the full implications of Oxford’s housing need has been 
established, the obsolescence of the current Local Plan has been acknowledged, 
and the preparation of its replacement has passed the ‘Preferred Options’ stage, 
with much greater emphasis on the need to increase development density with 
high-quality proposals. The stated density of the current proposal, at 47 dwellings 
/ hectare does not make best use of the opportunity presented, and the design of 
the buildings and layout is disappointingly reminiscent of the 1970s. 

 
9.15. The street layouts show little indication of having been designed to ‘Manual for 

Streets 2’ standards; although there is a proposal to construct a new cycle track 
connection alongside the A4074, despite the lip-service paid to the 
encouragement of active modes of travel, there is little specific provision for 
cycling within the development and no segregation of routes. Secure, covered 
cycle storage is provided for residents, but this is likely to be inconvenient for 
visitors, for whom no additional provision is made. The recognition of the 
possibility of the introduction of passenger services on the Cowley branch railway 
line is welcome, but the thinking behind the provision of 4 parking spaces 
associated with a possible ‘halt’ is not clear. 

 
9.16. We consider that this proposal does not adequately make the best of the 

opportunity to contribute substantially to meeting the housing needs of the city, 
or to meet current standards for quality of design. 

 
Littlemore Parish Council 

9.17. The Parish Council are aware that outline permission has been granted for an 
estate at this location. We remain seriously concerned about pedestrian access 
to the site. In order to access any local facilities, people on foot will have to travel 
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from the site along a narrow pavement alongside the busy A4074. It is 
apparently not possible to widen the pavement because there is a width 
restriction at the railway bridge. To reach the centre of Littlemore with its local 
shops, sub post office, churches and community centres there is a long walk 
through the supermarket car park (which is possibly not a right of way) or around 
the ring road to the Littlemore roundabout into the village. John Henry Newman 
Academy is then some way away, and the Oxford Academy is right at the other 
side of Littlemore on the border of Blackbird Leys.  
 

9.18. We have not been able to work out from the proposed layouts exactly which 
properties will be allocated for social housing. If these include the flats at the far 
side from the access point, it is these residents who will have furthest to walk. A 
trip to the primary school twice a day, possibly with smaller children in tow, will 
make life very difficult for many parents especially those without access to a car 
during the day. Secondary schoolchildren will face a long and in places 
dangerous walk. People with cars will be more than likely to drive to school. This 
seems to be in direct conflict with Oxford City Council’s policy to reduce car use 
and create sustainable communities. 

 
9.19. We are interested in the possibility of a rapid transport link but there does not 

seem to be any detailed proposal in the plans. It raises many questions. Who will 
fund a link? When would it be available for use? Will there be access from the 
village as well as this development? And will it allow pedestrian access to the 
centre of Littlemore (including disabled access) to those not using the link? 

 
9.20. Littlemore Parish Council was party to discussions between the hospital, our city 

councillors and the previous developers about a possible pedestrian and cycle 
route alongside the hospital to Sandford Road, but this was not pursued because 
the site was sold on. This seems the only means to prevent this estate from 
being permanently cut off from the daily life of the village, leading to social 
isolation and the impossibility of participating in local activities. City Council's 
policies include a commitment to encourage vibrant and well-integrated 
communities. Without improved access, this estate will fail to meet the council's 
own aims. 

 
9.21. The Parish Council would like to make these points in addition: 

● The transport assessment is seriously out of date. It states that the 3 bus 

service accesses the railway station, which has not been the case for 2 or 3 

years. It mentions a carpool at Pheasant Walk which is a mile or more away 

by road in Sandford parish. We in Littlemore have never heard of it. The 

expected number of road journeys in the first year seems an underestimate 

for such an inaccessible site. 

● We welcome the retention of the banjo area as open space. It is an important 

feature of the history of Littlemore. 

● We hope that there will be a requirement on the part of the developers to fund 

the upkeep and maintenance of open areas within the estate. 

● We note the allocation of 25 key worker units as part of the 50% affordable 

housing quota. We ask that these be kept permanently available as rental 
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properties. We are not sure what is meant by “intermediate tenure” in relation 

to 9 affordable units and request clarification. 

● Increased car use and congestion at the Heyford Hill roundabout will increase 

the volume of traffic through Sandford and Littlemore. Traffic calming 

measures are already desperately needed, and we ask that some funding be 

allocated specifically to slow traffic through both centres and especially the 

pinch point of Oxford Road. 

 

Public representations 
 
9.22. 1 letter of comment on this application has been received from a property in 

Heyford Hill Lane, Sandford.   
 

9.23. In summary, the main comments were as follows 

 We would want the committee to note that drainage is already a 
significant issue in Heyford Hill Lane. During heavy rain the sewers back 
up, the ditch that takes run off water from the roads (starts by A4074, exits 
into the Thames) has repeatedly been contaminated with raw sewage and 
there are manholes that also overflow with sewage onto 
garden/woodlands. On this basis we would argue that to further burden 
the existing system with another 140 homes waste will create a significant 
environmental risk. 

 

10. PLANNING MATERIAL CONSIDERATIONS 

 
10.1. Officers consider the determining issues to be: 

i. Principle of development 
ii. Residential development 
iii. Site layout and built form 
iv. Highways, access, and parking 
v. Archaeology 
vi. Landscaping 
vii. Biodiversity 
viii. Flood risk and drainage 
ix. Sustainability 
x. Other Matters 

 

i. Principle of Development 
 

10.2. The National Planning Policy Framework (NPPF) sets out a presumption in 
favour of sustainable development (paragraph 11).  It promotes the effective use 
of land to meet the need for homes while safeguarding and improving the 
environment and ensuring safe and healthy living conditions.  In order to achieve 
this aim, it encourages the development of under-utilised land where it would 
meet an identified need for housing where land supply is constrained 
(paragraphs 117 & 118)  
 

10.3. More significantly, the NPPF places great emphasis on the Government’s 
objective to significantly boost the supply of homes, recognising that this requires 
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a sufficient amount and variety of land to come forward where it is needed, and 
that land with permission is developed without unnecessary delay (paragraph 
59).  Moreover, local authorities should identify sites suitable for housing, 
including specific, deliverable sites for a five year period (paragraph 67).  

 
10.4. The Oxford Core Strategy supports these objectives.  Policy CS2 makes clear 

that development will be focused upon previously developed land, with  
greenfield sites only allowed where they are specifically allocated for that use 
within the Local Development Framework or required to maintain the five-year 
rolling housing-land supply set out in Policy CS22. 

 
10.5. The site would not constitute previously developed land under the definition 

within the National Planning Policy Framework.  However, it has been specifically 
allocated for residential development within the Sites and Housing Plan as part 
of the Councils five-year supply of housing and to meet the overall housing need 
set out within Policy CS22 of the Oxford Core Strategy 2026.  

 
10.6. Sites and Housing Plan Policy SP25 states that planning permission will be 

granted for the residential development within the site, and sets out the following 
criteria that would need to be provided within any proposal 

 A minimum of 0.5 hectares (or approximately 25 dwellings) should be 
developed for key worker housing which could be provided as market housing 
or affordable housing. If the key worker housing is provided as affordable 
housing, as defined in the glossary, it will contribute towards the general 
provision of 50% affordable housing on the site. 

 Planning permission will not be granted for any other uses 

 Pedestrian and cycle access from the site to nearby local facilities in 
Littlemore should be improved to ensure that the site is not segregated from 
surrounding neighbourhoods. 

 Opportunities should be explored to create a new access across the railway. 
Improvements should be made to access to public transport. The key worker 
housing should have good pedestrian and cycle access to Littlemore Mental 
Health Centre (SP29) 

 A buffer zone should be provided during the construction period to avoid 
disturbance to the nearby Littlemore Railway Cutting SSSI. 

 
10.7. Officers would therefore make clear that the site’s allocation under Policy SP25 

of the Sites and Housing Plan establishes the general principle for providing 
residential development on this site, and accords with the aims of Policies CS2 
and CS22 of the Oxford Core Strategy 2026.  The allocation is also an important 
part of the Councils ability to demonstrate it is meeting the NPPF’s objectives of 
to deliver a sufficient supply of homes, which in itself should have significant 
weight in the determination of the application. 

 

ii. Residential Development 
 
10.8. Policy CS23 of the Oxford Core Strategy 2026 requires residential development 

to deliver a balanced mix of housing to meet the projected future household 
need.  The Balance of Dwellings Supplementary Planning Document (BoDSPD) 
identifies the site as being within the Littlemore Neighbourhood Area.  The 
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BoDSPD would class this as a ‘strategic site’ because it would exceed 25 
residential units. 

 
10.9. The proposed layout would provide 141 dwellings through a range of dwelling 

sizes and mix of dwellinghouses and apartments.  This would be made up of the 
following: 

 

No. of 

bedrooms 

Dwellinghouses Apartments Total 

1  8 8 

2  34 34 

3 51 14 65 

4+ 34  34 

 
10.10. This mix of dwelling types which would broadly satisfy the aims of Oxford Core 

Strategy Policy CS23 and the strategic mix of housing expected on sites of this 
size in the Balance of Dwellings Supplementary Planning Document.  The only 
deviation being a slight under provision of 1 bedroom units and an over provision 
of 4 beds.  Officers consider that this would constitute a minor deviation from this 
guidance within the context of the proposed scheme whereby the proportion of 1-
3 beds all fall within the desired ranges. 
 
Affordable Housing 

 
10.11. The Oxford Core Strategy 2026 recognises that the provision of affordable 

homes is a key priority for the Council in order to deliver a wide choice of quality 
homes to address the needs of local people and to create sustainable, inclusive 
mixed use communities.  Sites and Housing Plan Policy HP3 requires 
development sites with a capacity for 10 or more dwellings to provide 50% 
affordable homes on the site.  It goes on to state that a minimum of 80% of these 
homes must be social rented accommodation, with the remaining as 
intermediate housing. 
 

10.12. Notwithstanding these requirements the pretext to the site allocation policy 
acknowledges that the proximity of this site to the adjacent Littlemore Mental 
Health Centre would make it logical for the site to provide some key worker 
accommodation.  The site allocation policy reflects this by requiring a minimum 
of 0.5 ha (or approximately 25 dwellings) to be developed as key worker housing 
which could be provided as market or affordable housing.  It goes on to state that 
if the key worker housing is to be provided as affordable housing it will contribute 
towards the general provision of 50% affordable housing on the site.  As such 
the site allocation policy allows for a different mix of affordable housing to be 
provided within this site that does not necessarily comply fully with the 
requirements of Policy HP3. 

 
10.13. The level of affordable housing proposed within the scheme has been developed 

following discussions with officers, and is set out within the ‘Affordable Housing 
and Key Worker Statement’ submitted with the application.  The proposal will 
deliver 50% affordable housing on site, in accordance with the requirement of 
Sites and Housing Plan Policy HP3.  However this provision will include 45 units 
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(64%) as ‘social rent’ rent which will be transferred to a Registered Social 
Landlord and made available for those in housing need in accordance with the 
councils requirements.  A further 25 units (36%) will then be provided for key 
workers on a shared ownership model.  The statement confirms that this 
accommodation would be nominated for those key workers employed within the 
city, working within the public sector or another front line occupations subject to 
the agreement of the city councils housing department.  The shared ownership 
model would include a minimum of 50% equity share offered to the key worker 
with the remaining held by Abbey Developments.  The retained equity will be 
offered as security to mortgage lenders with no rent payable on the retained 
equity. The statement goes on to explain that the key worker housing will be 
offered for an initial period of 12 months, and if after this period all the units are 
not taken up, then they will revert to standard affordable housing tenure (80% 
Social Rent / 20% intermediate) as set out in Sites and Housing Plan Policy HP3 
and then offered to an RSL with a requirement that key workers should be given 
preference over other prospective occupants. 
 

10.14. Officers consider that the proposed offer would accord with the aims of the site 
allocation policy to require the provision of key worker housing on the site, and 
having discussed with the Oxford City Council Housing Team it is considered 
that the proposal would add to the range and mix of affordable housing within the 
city and should therefore be supported and secured through a legal agreement. 

 
Residential Amenity 

 
10.15. The Sites and Housing Plan sets out the required standards for residential 

accommodation, along with the National Space Standards guidance paper.  In 
terms of the internal space standards the units would be self-contained with their 
own entrance, kitchens, bathrooms, adequate storage space, generous floor to 
ceiling heights, and orientated to receive adequate natural light and ventilation.  
There would be a varying range of internal floor sizes the majority of which would 
accord with the national space standards.  There are a couple of instances 
where a 2b 4p, 3b 4p apartment and 3b 5p house would fall just short of the 
national space standards, but they would accord with the standards within the 
Sites and Housing Plan and as such officers would consider that the shortfall 
does not materially alter the quality of accommodation.  
 

10.16. With regards to external space, all dwellinghouses have private gardens of 
adequate proportion for the type of property.  The majority of the flats will be 
provided with either a private balcony or terrace of usable space which would be 
suitable for this type of accommodation, and in addition they have access to the 
central open space.  Within each flatted block there are two flats that do not have 
access to a private balcony and would need to use the available communal 
space.  In addition it is not clear from the plans as to how the ground floor units 
will have a delineated terrace space.  A condition is therefore recommended to 
require details of the amenity spaces for the flats, including the provision of 
balconies for all of the units.  As such the proposal would accord with the aims 
and objectives of Sites and Housing Plan Policies HP12 and HP13. 
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iii. Site Layout and Built form 
 

10.17. 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. 

 
10.18. The application is accompanied by a design and access statement and detailed 

design drawings for layout, scale, and appearance of the development.  The 
layout broadly follows the same principles were approved under the indicative 
outline and reserved matters permissions, both of which were developed 
following pre-application discussions with officers and the Oxford Design Review 
Panel. 
 
Site Layout 
 

10.19. The site layout is formed from a range of detached, semi-detached and terraced 
dwellinghouses with a small number of apartment buildings that are laid out 
around groups of shared surface roads that lead from a central spine road that 
connects from the A4074.  The layout attempts to establish a residential scale 
and character to the site after entering the development from the A4074.  The 
apartment buildings are used to frame the access and create street frontages 
with active frontages to encourage natural surveillance and a safe and secure 
environment for the family housing.  A landscaped buffer to the northern and 
southern boundaries as well as the A4074 is provided, along with a central area 
of public open space which provides a green core to the development. 
 

10.20. The linear open space that was originally proposed at outline and reserved 
matters stage along the southern boundary has been reduced in size to enable a 
belt of dense tree planting.  The central open space creates a more substantial 
village green and focal point for the development and a better buffer to the SSSI 
is provided to the north.  The central spine road links to the potential rail halt and 
enables better pedestrian accessibility from the bus stops on the A4074.  The 
flats adjacent to the entrance have also been repositioned to establish a better 
gateway to the development. There are still a number of cul-de-sacs in the 
northern section but the open space at their entrances make them feel like part 
of the central spine.  Despite the fact that the development is relatively high 
density, the orientation of the plots within the layout has successfully avoided 
any overlooking or overbearing issues between the units.     

 
Scale of Development 

 
10.21. The overall scale of the built form is identical to that already approved as part of 

the outline permission and reserved matters permissions.  The dwellings are 
primarily two or two-and-a-half storey where rooms are provided in the roof 
space, and the apartment blocks will have three-storeys.  The variation in heights 
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of the dwellinghouses allow articulation for the rooflines across the development, 
while the taller apartment buildings are strategically placed to create focal points 
and more dominant built form at the entrance to the site.  The scale of built form 
across the site is keeping with the surrounding residential suburbs. 

 
Appearance 
 

10.22. The dwellings are to have a contemporary appearance while using traditional 
materials such as brick (red and buff) with weatherboarding and render used for 
detailing.  The roofs will have a mixture of pitched tiled or slated roofs.  There is 
no clear vernacular pattern throughout the area which would influence the 
appearance of these units and so the materials have been chosen to help create 
points of emphasis across the site and some variation in the detailing.  The use 
of the more traditional materials would certainly be in-keeping with the residential 
properties that are in the surrounding area. 
 

10.23. Having regards to the above, officers consider that this is a difficult site to 
develop given its shape and constrained nature.  The proposed layout has made 
the best attempts to create a sense of place and neighbourhood feel for the 
development following the parameters already approved by the East Area 
Planning Committee through the outline and reserved matters permissions.  
There has been no material change in national or local planning policy with 
respect to design since these permissions were granted, and indeed in the 
physical constraints of the site that could reasonably lead to a different 
conclusion being reached for a design which essentially follows the same 
principles.  As such officers consider that the overall layout, scale and 
appearance of the development would satisfy the requirements of Policy CS18 of 
the Oxford Core Strategy 2026, Policy HP9 of the Sites and Housing Plan 2011-
2026, Policies CP1, CP8, CP9, and CP10 of the Oxford Local Plan 2001-2016. 

 

iv. Transport  
 

10.24. 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. 

 
10.25. The application site is located to the south of the A4074 which is a dual 

carriageway that forms a local strategic route between Oxford, Wallingford, and 
Reading.  This road connects to the Heyford Hill Roundabout to the north which 
provides links to Oxford’s ring road and Sainsbury’s superstore.  The site is 
bordered to the north by a railway line which separates the site from Sainsbury’s 
and the residential area of Littlemore beyond.  To the south-east lies Littlemore 
Hospital which separates the site from Sandford Lane beyond. 

 
10.26. The site allocation policy recognises that the site has inherent constraints which 

could leave any residential development segregated from the wider residential 
suburb.  The policy makes clear that it is essential for any scheme to improve 
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accessibility through considering the following: 

 The provision of pedestrian and cycle access from the site to nearby local 
facilities in Littlemore 

 The provision of pedestrian and cycle access from the Key Worker Housing to 
Littlemore Mental Health Centre 

 Opportunities to create a new access across the railway 

 Opportunities to improve access to public transport 
   

10.27. A Transport Statement (TS) and Technical note has been submitted with the 
application that considers the highway impacts of the proposal.  In terms of 
improving the sites accessibility, a suite of measures were approved at outline 
stage.  This included the provision of an all movements traffic signal junction to 
the A4074 for vehicles incorporating a pedestrian and cycle crossing to the 
south-western side of the road; provision of bus laybys on each side of the 
A4074; new footpath link for pedestrians and cyclists on the south-western side 
of the A4074 to Heyford Hill Lane, and eastern side of the A4074 to Sainsbury’s 
Superstore and the eastern bypass.  These highway works were all approved as 
part of the outline permission and are in the process of being delivered through a 
S278 agreement with the Local Highways Authority. 
 
Traffic Generation 

 
10.28. The TS estimates that the development is likely to generate 80 two way vehicular 

movements in the AM peak hour (0800-0900) and 89 two way vehicular 
movements in the PM peak (1700-1800).  The Local Highways Authority has 
indicated that the traffic flows are likely to have changed within the 10 year 
interim period since some of the initial modelling was undertaken.  However the 
County Council have its own traffic data collected by Automatic Traffic Counters 
on the Eastern bypass and the A4074 in the vicinity of the site which has shown 
that traffic flows have increased in this time by between 3-10% on the Eastern 
Bypass and 1-4% in the peak hours on the A4074.  
 

10.29. The TS assumes a traffic distribution of 80% northbound and 20% southbound 
as assessed at outline stage.  Once the traffic is distributed in this manner the 
numbers generated by the development would form a small proportion of the 
background traffic.  Therefore, although the volumes on the Eastern Bypass and 
the A4074 have increased, the Local Highways Authority has confirmed that the 
development is unlikely to have a significant impact on the Heyford Hill 
roundabout or junctions further afield. 

 
Car Parking 

 
10.30. The required parking standards for residential development are set out in Policy 

HP16 of the Sites and Housing Plan.  The supporting text to this policy makes 
clear that large scale housing development in areas such as this should provide 
allocated and unallocated parking spaces.  Allocated spaces should generally 
have at least 1 allocated space per dwelling, although in certain areas it may be 
necessary to achieve the maximum standards which is 1 parking space for a 1 
bed house or flat and 2 spaces per 2-4 bed house or flat.  Unallocated provision 
should be totalled according to the number and mix of dwellings.  These spaces 
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must be available to be shared between all residents and visitors in the 
development. 
 
 

10.31. The proposal will provide a total of 268 parking spaces with 104 allocated and 
164 unallocated.  The parking provision would have all detached dwellings 
having 2 allocated parking spaces, and unallocated visitor parking at 0.2 spaces 
per dwelling.  All other dwellings will be provided with unallocated parking spaces 
leading to a total of 141 spaces which will provide spaces for 88 dwellings and 
the remainder for visitor parking.  This level of provision would accord with the 
standards set out within Policy HP16.  

 
Cycle Parking 

 
10.32. The required cycle parking standards for residential development are set out in 

Policy HP15 of the Sites and Housing Plan.  The minimum provision would be at 
least 2 spaces for houses and flats up to 2 bedrooms, and at least 3 spaces for 
houses and flats for 3 or more bedrooms.  All cycle storage must be secure, 
under cover and preferably enclosed and provide level unobstructed external 
access to the street. 
 

10.33. The proposal would provide 2 spaces per unit, which in the case of 3+ bedroom 
units would be below the standard.  However it is noted that in the case of the 
dwelling houses there would be scope to provide additional space for the 3+ bed 
properties.  A condition should therefore be attached which seeks to secure the 
details of the cycle parking provision including an uplift on the 3+ bedroom 
properties. 

 
Road Layout 

 

10.34. The Local Highways Authority has confirmed that the road layout has been 
suitably amended to make it suitable for adoption.  The layout itself has made 
good provision for future links to be developed to the rest of Littlemore enabling 
adjoining landowners to connect to this site.  The layout has incorporated space 
for a potential pedestrian and cycle access across the railway line easily visible 
and accessible at the end of the central spine road. It has also indicated how this 
could provide space for a potential halt for the Eastern Arc Rapid Transit System 
in the north-eastern section.   

 
10.35. A pre-commencement construction traffic management plan should be secured 

by condition.  This should detail site managers details as well as working houses, 
demonstrate how on-site parking for staff will be managed, delivery times, and 
contact details for the local community. 

 

v. Landscaping 

 
10.36. The site allocation policy SP5 includes a number of objectives for the 

landscaping.  These include a broad boundary belt along the A4074 to preserve 
the character of the Green-belt; requirements for pedestrian and cycle access to 
local facilities in Littlemore to improve linkage to surrounding neighbourhoods; 
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access to Littlemore Mental Health Service for Key Workers; and ‘a buffer zone 
should be provided during the construction period to avoid disturbance to the 
nearby Railway Cutting SSSI’ (geology). 
 

10.37. The site is subject to Core Strategy Policy CS12 encompassing issues related to 
the adjacent SSSI and a site of local importance for nature conservation- semi-
improved grassland.  In addition to this, Oxford Local Plan Policy NE15 (Loss of 
Trees and Hedgerows), and Policy CP11 (Landscape Design) which states that 
any adverse arboricultural impacts associated with a proposal would need to be 
balanced against other relevant policies and wider social benefits in order to be 
justified. 

 
10.38. The application also includes a Landscape Design Statement.  The following 

landscape elements are identified in a Landscape Master Plan and detailed 
landscape proposal drawings. 

 Village Park in centre of the site (including grassland, LEAP play area and 
structural tree planting). 

 Street tree planting from site entrance to the A4074 and along internal access 
roads and car parking, grass verges. 

 Green corridor along the western boundary adjacent to A4074 with native 
small tree and understory shrub planting. 

 Shrub bed planting outside of houses and blocks, the management of which is 
to be adopted after establishment by the home occupiers or established 
Management Company. 
 

10.39. The site has little significant existing arboricultural merit, although it does benefit 
from the presence of established woodland to the north. The proposed tree 
protection measures in the application are adequate to protect the few existing 
on-site trees present on the southern boundary.  The landscape design is less 
ambitious than that presented in the previous Outline or Reserved matters 
schemes but in both cases the matters of an improved landscaping scheme were 
reserved by condition. On the southern boundary there is now no green corridor, 
no swales, ponds and no linear park, nor any pedestrian routes generating 
circulation of the site. On the western boundary there is a reconfigured road 
accesses to the fronts of houses south of the entrance; the functionality of this 
area as shared open space is lost through the reduced width of landscaping 
along the centre of the western boundary adjacent to A4074.  The village park 
design has been enlarged and the parking reduced around its western and 
eastern perimeters, which is also an improvement to the earlier schemes. 
 

10.40. That said officers consider that the landscaping proposals would be broadly 
acceptable in principle in regard to Oxford Local Plan Policies CP1, CP11, and 
NE15 and subject to conditions could achieve further details to improve the 
quality of landscaping throughout the scheme. 

 

vi. Sustainability and Energy 
 

10.41. Oxford Core Strategy Policy CS9 has a commitment to optimising energy 
efficiency through a series of measures including the utilisation of technologies 
that achieve zero carbon developments.  The Sites and Housing Plan Policy 
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HP11 then goes on to state that a development of this size will need to include at 
least 20% of its total energy needs from on-site renewables or low carbon 
technologies. 
 

10.42. An Energy Statement has been submitted with the application.  The statement 
sets out how the development will endorse good design principles promoted by 
the Zero Carbon Hub.  The scheme adopts a fabric first approach in order to 
reduce energy demands.  The buildings have been designed to exceed current 
building regulations with respect to insulation, and will include efficient lighting 
and water management.  The use of renewable technologies has been 
considered with photovoltaic tiles considered the most appropriate technologies 
to apply to the development.  The Energy Statement has confirmed how these 
methods will deliver the 20% of the total energy needs.  These details should be 
secured by condition 

 

vii. Biodiversity 
 

10.43. The NPPF makes clear that new developments should minimise the impacts 
upon biodiversity and take the opportunity to incorporate biodiversity 
enhancements.  There is also legislation and European directives to avoid harm 
to biodiversity interests and to have regard to conserving habitats.  At a local 
level Oxford Core Strategy Policy CS12 states that  

 Sites of Special Scientific Interest (SSSI) must be protected from any 
development that would have an adverse impact. 

 No development should have an impact upon a site that is designated as 
having local importance for nature conservation or as a wildlife corridor; and 

 Species and habitats if importance for biodiversity are prot4ected from harm, 
unless the harm can be properly mitigated   

 
10.44. The application as originally submitted did not provide sufficient information to 

consider the impact on protected habitats and species.  The outline and reserved 
matters applications were approved following a number of ecological surveys 
which identified that the development would not have an adverse ecological 
impact and any impact could be mitigated by appropriately worded conditions 
which were subsequently proposed.  The application relied on these surveys to 
develop the Ecological Enhancements Plan and Badger Survey and Mitigation 
Plan that were submitted with the application.  However the surveys undertaken 
for both of these previously approved applications were over two years old and 
therefore officers advised the applicant that an up-to-date ecological appraisal 
was needed in accordance with best practice guidance. 
 

10.45. The applicant has subsequently submitted an Ecological Impact Assessment 
which pulls together all of the previous surveys and includes an updated 
Extended Phase 1 Survey, Badger Survey, and desk study.   

 
10.46. The survey identifies that the site is in close proximity to the Littlemore Railway 

Cutting which is a Site of Special Scientific Interest (SSSI) and Site of Local 
Importance to Nature Conservation (SLINC).  The updated Extended Phase 1 
Survey has identified that the habitats on site are broadly the same as identified 
at outline and reserved matters stage and includes areas of species rich 
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calcareous grassland, which is scattered throughout the site rather than being 
more prevalent in the north as previous considered.  In terms of protected 
species there are no protected species to be found within the site albeit that 
there is evidence of badger setts outside the site on its borders. 

 

10.47. The Ecological Impact Assessment is currently being reviewed by the City 
Council Ecologist at the time of writing this report.  It is not anticipated that they 
will raise an objection however their comments will be updated verbally to the 
committee at the meeting, along with any suggested conditions. 

 
10.48. Notwithstanding the absence of their comments, it is considered that given the 

established nature of the site with a number of mature trees and hedges, site 
lighting is a concern for the species that could inhabit parts of the site such as 
bats, particularly along the boundary with the railway cutting. Lighting (both for 
construction and site operation) may interfere with bat flight routes / feeding.  
Therefore as requested in the previously approved permissions a condition 
should be sought which seeks the agreement of the lighting for the scheme.  In 
addition to this, building enhancements in the form of bird and bat boxes should 
be installed, and those proposed on the ecological enhancement plan are 
suitable. 

 
10.49. Natural England has raised an objection to the development on the basis that it 

has not provided an assessment of the potential impact on the Littlemore 
Railway Cutting SSSI.  It has sought additional information to understand what 
measures are in place to enable suitable access to the SSSI for conservation 
works to be undertaken within this site post-development, and also a strategy for 
mitigating any identified impacts.  It should be noted that Natural England did not 
object to the Outline and Reserved Matters applications on this basis the 
proposal would have an adverse impact upon the SSSI or SLINC. 
   

10.50. The applicant has provided a revised site plan which shows how the SSSI can 
clearly be accessed via the parking area to the north-east of the site.  Similarly 
the previously approved schemes included a condition which required details for 
the protection of the SSSI from the construction phase.  The revised plan is 
being reviewed by Natural England at the time of writing this report, and their 
response will be updated verbally at the committee meeting. 

 

viii. Flooding 
 
10.51. A Flood Risk Assessment and Surface Water Drainage Strategy have been 

submitted with the application.  The site is located within Flood Zone 1 which is 
considered an area where there is a low probability of flooding 
 

10.52. Infiltration drainage has been shown to be feasible by the result of soakage tests 
conducted, and therefore it is proposed that surface water would be drainage via 
private soakaways with source control measures such as water butts for roofs, 
porous paving for private drives, car parking and some roads, and  most roads to 
highway soakaway.  Calculations have been submitted that show the feasibility 
of the drainage strategy.  
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10.53. The detailed design of the drainage infrastructure including details and 

calculations should be secured by condition. This should also secure a detailed 
maintenance plan for all of the drainage components.  Examples of maintenance 
have been provided in the Flood Risk Assessment however detailed 
maintenance guides/schedules should be produced. This should include who is 
responsible for maintenance of the components 

 
10.54. Therefore subject to an appropriately worded condition, officers consider that the 

proposal would accord with policy CS11 of the Oxford Core Strategy. 
 

ix. Planning Obligations 
 
10.55. The County Council has sought S106 contributions towards the following public 

transport provisions  

 £140,000 towards the enhancement of bus services X38/X39/X40 to 
provide four buses an hour to and from Oxford 

 £40,000 towards bus stop infrastructure for the new bus stops on the 
A4074 including two semi-enclosed three bay shelters, to city standards; 
two real time information signs, and associated electrical connections, two 
premium rout bus stop pole / flag / information cases 
 

10.56. The National Planning Practice Guidance sets out that planning obligations need 
to meet the necessary tests to make them acceptable in planning terms, and be 
directly related to the development (para 001).  Importantly it makes clear that 
the policies for seeking planning obligations should be set out in the 
development plan. 
 

10.57. The County Council have indicated that the Oxfordshire County Council 
Connecting Oxfordshire Local Transport Plan 2015-2031 Bus & Rapid Transit 
Strategy sets out the councils plans for public transport.  This document was 
adopted by the County Council in 2016 following the approval of the outline and 
reserved matters applications.  These documents identify the bus route between 
Wallingford and Oxford as a premium route which are required to have at least 4 
buses an hour.  Therefore the strategy seeks developer funding in order to pump 
prime the services, and also provide suitable passenger waiting facilities. 

 
10.58. Although the Oxfordshire Local Transport Plan Bus & Rapid Transit Strategy is a 

material consideration for the determination of the application it is not an adopted 
development plan document which has been subject to examination and as such 
would have limited weight when viewed against the above-mentioned aims of the 
NPPF and current up-to-date development plan policies.  A contribution towards 
enhancing the bus service was not sought for the outline permission or reserved 
matters applications which this application is related to in terms of the works to 
improve the access and quantum of development on site and there has been no 
material change in adopted development plan policy since these decisions were 
taken.  Therefore it is not considered reasonable in this instance to seek such a 
contribution towards enhancements to the service. 
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10.59. With respect to the improvements to the bus stop infrastructure including the 
provision of the laybys and shelters etc.  The Local Highways Authority have 
subsequently acknowledged that these are being provided as part of the S278 
Highway Works approved as part of the outline planning permission which is 
currently being implemented and therefore are no longer seeking such a 
contribution. 

 
10.60. The county council has also indicated that future plans to upgrade the A4074 to 

provide a level of cycle infrastructure to ‘Cycle Super Route’ standard, which would 
provide a safer and more direct route between the site and city centre. Proposals are 
also likely to include bus priority measures with the A4074 being designated as a 
rapid transit line. The county council will therefore be seeking CIL contributions to 
fund cycle and other highway improvements in the area.  The development is liable 

for a CIL charge of £1,743,484.96.  The requests of the County Council are 
noted and would need to be made through the appropriate means. 
 

x. Other 

 
10.61. Contaminated Land: The previous outline applications required the submission 

of a contaminated land site investigation and risk assessment by condition.  This 
did not identify an contamination of concern.  As such no new planning 
conditions are required for the site.  However, a watching brief for the 
identification of any unexpected contamination should be undertaken throughout 
the course of the redevelopment. In this regard the informative below should be 
added to any permission granted. 

 
10.62. Air Quality: An Air Quality Assessment and Construction Dust Assessment have 

been submitted with the application.  The assessment has indicated a medium 
risk to air quality from the construction phase and proposes site specific 
mitigation measures to reduce the impact.  These would include the provision of 
a construction environmental management plan and dust management plan to 
manage the impact.  This could be secured by condition. 

 
10.63. In addition to the above, a key theme of the NPPF is that development should 

enable future occupiers to make “green” vehicle choices and “incorporate facilities 
for charging plug-in and other ultra-low emissions vehicles.  As a minimum 
requirement, new development schemes should include the electric vehicle 
recharging provision and to prepare for increased demand in future years, 
appropriate cable provision should also be included in the scheme design and 
development, in agreement with the local authority. The recommended provision rate 
is 1 charging point per unit (house with dedicated parking) or 1 charging point per 10 

spaces (unallocated parking, i.e. flat development).  Officers would recommend a 
condition which requires the implementation of on-site electric vehicle charging 
infrastructure.   
 

10.64. Archaeology:  An archaeological field evaluation report by Thames Valley 
Archaeological Services (2013) has been submitted for this site.  The evaluation 
confirmed the presence of an Iron Age ‘banjo’ enclosure, previously suggested 
by geophysical survey. A ditch of medieval date, a possible Roman cremation 
burial, a single struck flint and small quantities of Roman, Saxon and medieval 
pottery were also recovered. The enclosure ditch and related pits survive as 
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features cut into the natural sand and limestone geology, located approximately 
400mm below the current ground surface. 
 

10.65. The banjo enclosure is the only one of its kind recorded in the local authority 
area and is the easternmost recorded example of a likely subgroup of such 
enclosures on the Thames gravels which have been interpreted as outlying 
examples of more tightly defined cluster of banjo enclosures recorded in the 
Cotswolds. Other such clusters are recorded on the Berkshire Downs and in 
Hampshire and Wiltshire.  The enclosure is likely to be related to stock 
management, its location perhaps influenced by the presence of Calcareous 
grassland. The enclosure is an asset of local and regional interest and I note that 
the indicative development layout submitted with this application presents the 
opportunity of preserving the bulk of this asset within open space. Officers would 
therefore request that a condition to secure the substantive preservation of this 
asset, noting the requirements for additional archaeological recording on 
surrounding archaeological features that may be impacted by development. 

 
10.66. Public Art: The Planning Obligations Supplementary Planning Document 

(POSPD) identifies that contributions would be required from the scheme 
towards the provision of public art.  This could be provided by way of a condition 
or contribution.  Although public art has not been specifically detailed in the 
proposed scheme, this could be secured by condition. 
 

10.67. Noise: A Noise and Vibration Assessment has been included with the 
application.  The survey identified that the primary source of noise at the 
development site is road traffic from the A4074 and the nearby Eastern bypass 
(A423/A4142).  The railway branch line to the north is only used for occasional 
freight transport to the BMW factory. The survey recommends that appropriate 
noise mitigation measures could be incorporated at detailed design stage of the 
new dwellings.  The recommendations in the report should be secured by 
condition. 

 

11. CONCLUSION 

 
11.1. Having regards to the matters discussed in the report, officers would make 

members aware that the starting point for the determination of this application is 
in accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 
2004 which makes clear that proposals should be assessed in accordance with 
the development plan unless material considerations indicate otherwise. 
 

11.2. The NPPF recognises the need to take decisions in accordance with Section 
38(6) but also makes clear that it is a material consideration in the determination 
of any planning application.  The main aim of the NPPF is to deliver Sustainable 
Development, with Paragraph 11 the key principle for achieving this aim.  The 
NPPF also goes on to state that development plan policies should be given due 
weight depending on their consistency with the aims and objectives of the 
Framework.  The relevant development plan policies are considered to be 
consistent with the NPPF despite being adopted prior to the publication of the 
framework. 
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Compliance with Development Plan Policies 
 

11.3. Therefore in conclusion it would be necessary to consider the degree to which 
the proposal complies with the policies of the development plan as a whole and 
whether there are any material considerations, such as the NPPF, which is 
inconsistent with the result of the application of the development plan as a whole. 

 
11.4. In summary, the proposed development would make an efficient use of a site 

which has been allocated for housing as part of the Council’s five year housing 
supply and therefore deliver much needed affordable and market housing to 
contribute towards Oxford’s housing need.  The development would help 
establish a balanced and mixed community within the Littlemore Neighbourhood 
Area. The application has demonstrated that it would not have an adverse 
impact in highway safety terms.  The application contains sufficient supporting 
information to demonstrate that it would be of a suitable scale and appearance 
for the site and its setting without having an adverse impact upon the adjacent 
neighbouring areas, Green Belt or Sites of Special Scientific Interest and would 
be energy efficient, and would not have a significant impact upon biodiversity; 
trees; archaeology; flood risk; drainage; air quality; land contamination; or noise 
impact and any such impact relating to these matters could be successfully 
mitigated through the reserved matters applications and appropriate measures 
secured by condition or associated legal agreements.  The proposal would 
accord with the overall aims of the National Planning Policy Framework and 
relevant policies of the Oxford Core Strategy 2026, Oxford Local Plan 2001-
2016, and Sites and Housing Plan 2011-2026. 

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

plan as a whole. 
 

Material Considerations 
 

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

11.7. National Planning Policy: The NPPF has a presumption in favour of sustainable 
development.  NPPF paragraph 11 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, grant 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. 

 
11.8. 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 11 is clear that planning permission should be 
approved without delay.  This is a significant material consideration in favour of 
the proposal. 

 
11.9. Officers would advise members that having considered the application carefully 

including all representations made with respect to the application, that the 
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proposal is considered to be acceptable in terms of the aims and objectives of 
the National Planning Policy Framework, and relevant policies of the Oxford Core 
Strategy 2026, and Oxford Local Plan 2001-2016, when considered as a whole, 
and that there are no material considerations that would outweigh these policies. 

 
11.10. 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. 

 

12. CONDITIONS 

 
1 Development Time Limit 

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 Development carried out in accordance with approved plans 

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 materials 

Samples of the exterior materials to be used shall be submitted to, and approved in 
writing by, the Local Planning Authority before the start of work on the site and only 
the approved materials shall be used. 

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

 
 4 Landscaping Plans implementation 

The landscaping proposals as set out within the Landscape Masterplan 
(ABBEY21468 10A) and Plans (ABBEY21468-11B Sheets 1 to 6) shall be carried out 
upon substantial completion of the development and be completed not later than the 
first planting season after substantial completion. 

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

 
 5 Landscape Maintenance 

The landscaping throughout the scheme shall be managed and maintained in 
accordance with the 'Soft Landscape Management and Maintenance Plan' 
(ABBEY21468manA). 

 
Reason: In the interests of amenity and the appearance of the area in accordance 
with policies CP1, CP11 and NE17 of the Adopted Local Plan 2001-2016. 
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 6 Tree Protection Measures  
The development shall be carried out in strict accordance with the approved tree 
protection measures (ref.ABBEY21468 03B) contained within the planning application 
details unless otherwise agreed in writing by the Local Planning Authority. 

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

 
 7 Archaeological Method Statement – Banjo Enclosure 

No work shall take place on site until a detailed method statement for the extent and 
design of all groundwork within the Iron Age banjo enclosure (as defined on map 1) 
has been submitted to and approved in writing by the Local Planning Authority. The 
development hereby approved shall only take place in accordance with the detailed 
scheme agreed pursuant to this condition. 

 
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, Roman and medieval remains (Local Plan Policy HE2). 

 
 8 Archaeological Mitigation 

No development shall take place until the developer (or their agents) has secured the 
implementation of a scheme of archaeological mitigation involving 1) the preservation 
in situ of the area of the Iron Age banjo enclosure marked as zone A of map 1 and 2) 
archaeological mitigation of the full engineering impact if the development, which may 
be achieved by redesign and/or by archaeological recording action in accordance 
with a written scheme of archaeological mitigation, to be approved in writing in 
advance by the Local Planning Authority. The works shall be carried out in 
accordance with the approved scheme of archaeological mitigation 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, Roman and medieval remains (Local Plan Policy HE2). 

 
 9 Details of Cycle Storage 

Prior to use or occupation of the new development, details of the covered and secure 
cycle parking for all the residential development shall be submitted to and approved 
in writing by the Local Planning Authority.  The cycle parking shall be provided in 
accordance with the approved details prior to the new development being occupied 
and retained thereafter. 

 
Reason: To encourage the use of sustainable modes of transport and meet the 
requirements of Policy HP15 of the Sites and Housing Plan. 

 
10 Parking Plan 

Prior to the commencement of development a detailed parking plan shall be 
submitted to and approved in writing by the Local Planning Authority.  The plan shall 
include the details of the number and location of parking spaces allocated to each of 
the residential units and the number and location of unallocated visitor spaces, 
method of demarcation, construction, and means of disposal of surface water.  The 
approved plan shall be implemented before the development is brought into use and 
the parking spaces shall remain in place thereafter unless otherwise agreed in writing 
by the Local Planning Authority. 
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Reason: To ensure appropriate levels of car parking are available at all times to 
serve the development, in accordance with Sites and Housing Plan Policy HP16 and 
condition 12 of outline planning permission 12/02848/OUT 

 
11 Construction Environmental Management Plan 

Prior to the commencement of enabling works a site-wide Construction 
Environmental Management Plan (including a Construction Travel Plan and Dust 
Management Plan) shall be submitted to and approved in writing by the Local 
Planning Authority. The plan shall include the following matters; 
 - signage for construction traffic, pedestrians and other users of the site; 
 - controls on arrival and departure times for construction vehicles; 
 - piling methods (if employed); 
 - earthworks; -  
 - hoardings to the site, including future development plots on adjacent land; 
 - noise limits; 
 - hours of working; 
 - vibration; 
 - control of emissions; 
 - waste management and disposal, and material re use; 
 - prevention of mud / debris being deposited on public highway; 
 - protection of adjacent SSSI and security with adjoining Hospital 
 - materials storage; and hazardous material storage and removal.  
- site specific dust mitigation measures  

 
The approved Construction Environmental Management Plan shall be implemented 
before any works commence on site. 

 
Reason: In the interests of the residential amenities of neighbouring occupiers and 
highway safety, in accordance with policies CP1, CP19 and CP21 of the adopted 
Oxford Local Plan 2001 to 2016. 

 
12 Travel Plan 

Prior to the first occupation of the development hereby permitted the applicant shall 
submit to and obtain the agreement in writing of the local planning authority, a travel 
plan. The plan shall detail how it is proposed to achieve an annual reduction in the 
amount of vehicles accessing this site, the means for implementing the plan, method 
of monitoring and amending the plan on an annual basis. The results of the annual 
monitoring exercise shall be submitted to the local planning authority in writing and 
the travel plan amended accordingly in light of discussions with the local planning 
authority. 

 
Reason. To limit the number of journeys by private motor car and reduce the 
pressure for car parking in the locality in accordance with policies CP1, TR2 and 
TR12 of the Adopted Oxford Local Plan 2001-2016. 

 
13 Public Art 

No part of the development hereby permitted shall be occupied until details of a 
scheme of public art have been submitted to and approved in writing by the Local 
Planning Authority and a timetable agreed for its implementation. The public art as 
approved and implemented shall be retained at all times following its erection unless 
otherwise agreed in writing beforehand by the Local Planning Authority. 

 
Reason: In the interests of visual amenity and in accordance with Policy CP14 of the 
adopted Oxford Local Plan 2001 - 2016. 
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14 Noise Attenuation 
The noise attenuation measures shall be implemented in accordance with the 
approved Noise and Vibration Assessment (17/0604/R1) before the development 
hereby permitted is first occupied unless otherwise agreed in writing by the Local 
Planning Authority. 

 
Reason: In the interests of the residential amenities of the future occupants of the 
accommodation in accordance with Policy CS21 of the Oxford Core Strategy 2026 

 
15 Photovoltaic Panels 

Prior to the commencement of development details of the photovoltaic panels to be 
used on the properties as set out within the Energy Reduction Strategy shall be 
submitted to and approved in writing by the Local Planning Authority.  These details 
shall include the location of the properties where the photovoltaic's are to be included 
and details of the specification of the panels and how they have been incorporated 
into the built form of the residential accommodation.  The photovoltaic's shall be 
provided in accordance with these approved details before the development hereby 
permitted is first occupied and shall remain in place thereafter unless otherwise 
agreed in writing by the Local Planning Authority. 

 
Reason: In the interests of sustainability and visual amenity in accordance with 
Oxford Core Strategy Policies CS9 and CS18. 

 
16 Accessible Dwellings 

The dwelling(s) shall not be occupied until at least 7 of the dwellings hereby approved 
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. 

 
17 Protection of SSSI 

No development shall take place until details for the protection of the Littlemore 
Railway Cutting  Site of Special Scientific Interest (SSSI) and Site of Local 
Importance to Nature Conservation (SLINC) from damage during the construction 
phase of the development have been submitted to and approved in writing by the 
Local Planning Authority.  The approved measures shall be implemented before 
development commences and there shall be no variation to the approved details 
unless otherwise agreed in writing by the Local Planning Authority.  

 
Reason: In the interests of the biodiversity of the Site of Special Scientific Interest, in 
accordance with policy CS12 of the adopted Oxford Core Strategy 2026. 

 
18 Railway Line Attenuation 

No development shall take place until an assessment of the impact of ground borne 
vibration from the adjacent railway upon the residential properties has been 
submitted to and approved by the local Planning Authority. The assessment of 
vibration exposure shall be carried out with reference to BS 6472-1:2008.  Any 
recommendations or mitigation measures recommended as part of the assessment 
identified within the assessment shall be implemented on site before the 
development is first brought into use and shall be retained in place thereafter unless 
otherwise agreed in writing by the Local Planning Authority. 
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Reason: In the interests of the residential amenities of the future occupants of the 
accommodation in accordance with Policy CS21 of the Oxford Core Strategy 2026 

 
19 Drainage Scheme 

Prior to the commencement of development, plans, calculations and drainage details 
to show how surface water will be dealt with on-site through the use of sustainable 
drainage methods (SuDS) shall be submitted to and approved in writing by the Local 
Planning Authority. The plans, calculations and drainage details will be required to be 
completed by a suitably qualified and experienced person in the field of hydrology 
and hydraulics. 

 
The plans, calculations and drainage details submitted shall be in accordance with 
the drainage  strategy proposed by Glanville - Flood Risk Assessment - Ref: 
CV8171230/KM/DW/001 - Issue 1 November 2017, and shown on Cole Easdon 
Consultants - Planning stage Drainage Strategy - Drawing No. 5972/SK102 Rev A. 

 
Any proposal which relies on Infiltration will need to be based on on-site infiltration 
testing in accordance with BRE365 or alternative suitable methodology, details of 
which are to be submitted to and approved by the Local Planning Authority. 

 
Prior to the occupation of the development the drainage infrastructure shall be 
constructed in accordance with the approved details and thereafter retained. 

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

 
20 Sustainable Urban Drainage Maintenance 

Prior to the commencement of development, a Sustainable Drainage (SUDs) 
Maintenance Plan shall be submitted to and approved in writing by the Local 
Planning Authority.   The Sustainable Drainage (SuDS) Maintenance Plan will be 
required to be completed by a suitably qualified and experienced person in the field 
of hydrology and hydraulics. The SuDS maintenance plan will be required to provide 
details of the frequency and types of maintenance for each individual sustainable 
drainage structure proposed and ensure the sustainable drainage system will 
continue to function safely and effectively in perpetuity.   The development is to be 
maintained in accordance with the approved Sustainable Drainage (SuDS) 
Maintenance Plan.  

 
Reason: To ensure that the proposed development is maintained in perpetuity and to 
avoid increasing surface water run-off and thereby attenuating flood risk in 
accordance with Policy CS11 of the Oxford Core Strategy 2011-2026.  

 
21 Means of Enclosure 

The development shall not be occupied until details of the means of enclosure for all 
boundaries of the site including residential properties have been submitted to and 
approved in writing by the Local Plan Authority.  These details shall include the 
means of enclosure provided alongside the boundary with the railway branch line and 
SSSI to the standards required by Network Rail.  The means of enclosure shall be 
provided in accordance with these approved details 

 
Reason: In the interests of residential amenity and preserving the interests of the 
SSSI and safety of the railway line in accordance with Oxford Local Plan Policy CP1, 
and Oxford Core Strategy Policy CS12. 
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22 Details of Refuse Storage 
The development shall not be occupied until details of the refuse storage facilities for 
the residential accommodation have been submitted to and approved in writing by the 
Local Planning Authority.  The details shall include the location and type of storage 
areas for the individual properties and be to Oxford City Council standards.  The 
refuse storage shall be provided in accordance with these approved details before 
the development is first occupied and retained thereafter. 

 
Reason: In the interests of residential amenity in accordance with Sites and Housing 
Plan Policy HP11 

 
23 Removal of PD Rights 

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any Order revoking or enacting that Order) no structure 
including additions to the dwelling house as defined in Classes A, B, C, D, E of 
Schedule 2, Part 1 of the Order shall be erected or undertaken without the prior 
written consent of the Local Planning Authority. 

 
Reason: The Local Planning Authority considers that even minor changes in the 
design or enlargement of the development should be subject of further consideration 
to safeguard the appearance of the area in accordance with policies CP1 and CP8 of 
the Adopted Oxford Local Plan 2001-2016. 

 
24 Retention of Garages 

The garages serving the respective residential units within the approved scheme 
shall not be changed or adapted for living purposes or used for any other purpose 
except as a private domestic garage, without the prior written permission of the Local 
Planning Authority. 

 
Reason: To ensure that a garage is always available for use with the house in 
accordance with policies CP1, CP6, CP10 and TR3 of the Adopted Oxford Local Plan 
2001-2016. 

 
25 Lighting Strategy 

Prior to occupation of the development, a lighting design strategy for biodiversity for 
buildings, features or areas to be lit shall be submitted to and approved in writing by 
the local planning authority. The strategy shall:  
a) identify those areas/features on site that are particularly sensitive for bats and that 
are likely to cause disturbance along important routes, for example, for foraging; and  
b) show how and where new external lighting will be installed (through the provision 
of appropriate lighting contour plans and technical specifications) so that it can be 
clearly demonstrated that areas to be lit will not disturb or prevent the above species 
using their territory.  

 
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: Bat species are sensitive to light pollution. The introduction of artificial light 
might mean such species are disturbed and/or discouraged from using their breeding 
and resting places, established flyways or foraging areas. Such disturbance can 
constitute an offence under relevant wildlife legislation.  
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26 Biodiversity Enhancements 
Biodiversity enhancement measures (bird and bat boxes) as specified on the 
Ecological Enhancements Plan 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.  

 
27  Electric Vehicles 
  Prior to the commencement of development, details of the Electric Vehicle charging 

infrastructure shall be submitted to and approved in writing by the Local Planning 
Authority.  The Electric vehicle charging infrastructure shall be provided at the 
following provision rate: 

  - 1 charging point per unit (house with dedicated parking); or  
  - 1 charging point per 10 spaces (unallocated parking, i.e. flat development). 

- Appropriate cable provision to prepare for increased demand in future years. 
 

The electric vehicle infrastructure shall be formed, and laid out in accordance with 
these details before the development is first occupied and shall remain in place 
thereafter unless otherwise agreed in writing by the Local Planning Authority. 

 
Reason:  In the interests of Air Quality in accordance with Oxford Local Plan Policy 
CP1. 

 

13. HUMAN RIGHTS ACT 1998 

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

reaching a recommendation to approve this application.  They consider that the 
interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

 

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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