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East Area Planning Committee - 5th December 2018 

   

 

Application number: 18/02113/CT3 

  

Decision due by 23rd October 2018 

  

Extension of time 14
th

 December 2018  

  

Proposal Erection of a 1 x 2 bed dwelling house (Use Class C3). 
Provision of bin and cycle store. 

  

Site address Land Adjacent 27 , Broad Oak, Oxford, OX3 8TS – see 

Appendix 1 for site plan 
  

Ward Churchill Ward 

  

Case officer Michael Kemp 

 

Agent:  Mr Martyn Few Applicant:  Ms Allison Dalton 

 

Reason at Committee This is an Oxford City Council application  

 

 

1. RECOMMENDATION 

1.1.   East Area Planning Committee is recommended to: 

1.1.1. 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. 

1.1.2. agree to delegate authority to the Head of Planning, Sustainable 
Development and Regulatory Services to: 

 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 proposed development of 1 x 2 bedroom dwelling on 
an area of land adjacent to Broad Oak. The application site previously comprised 
of a small playground.  

2.2. This report considers the loss of an existing recreation space, highways impacts, 
the impact of neighbouring occupiers, the impact of the development on adjacent 
trees and the design quality of the housing proposed.  
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2.3. Overall it is considered that the benefits of the development, namely in terms of 
the provision of a socially rented dwelling addressing a specific city-wide 
requirement for suitable living accommodation for elderly or disabled occupants 
would outweigh the identified level of harm associated with the proposals and on 
balance the application is recommended for approval. 

2.4. Officers consider that the proposal would accord with the policies of the 
development plan when considered as a whole and the range of material 
considerations on balance support the grant of planning permission.  

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

3. 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 a CIL contribution of £8185.54  

5. SITE AND SURROUNDINGS 

5.1. The site is located within Wood Farm in an area comprising of 1970’s housing 
characterised by two storey brick properties laid out in small terraces and semi-
detached pairs. The site lies to the north of Broad Oak, adjacent to a residential 
property No.27 Broad Oak, which is a two storey semi-detached brick property. 
Magdalen Wood is located to the North of the site, which is a relatively large area 
of ancient woodland that is accessible to the public.  

5.2. The site formerly comprised of children’s playground and is owned by Oxford 
City Council though the space is no longer being actively managed and has 
become overgrown, the play equipment has been removed and the site has 
been closed off to public use. The artificial surfacing remains in place at the 
present time        

5.3. The application site plan is listed below: 
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6. PROPOSAL 

6.1. The application proposes the erection of a two bedroom bungalow dwelling, with 
associated access, vehicle, cycle parking and bin storage.  The building would 
extend to a height of 4.5 metres to the roof ridge and would measure 14.7 
metres in length. Oxford City Council is the applicant and the proposed unit 
would be a social rented property, with the dwelling being designed specifically 
for either elderly or disabled occupiers.  

7. RELEVANT PLANNING HISTORY 

7.1. There is no planning history on the site which is of material relevance to the 
proposed development.  

 

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 

documents 

Design 12 
 

CP1 
CP6 
CP8 
CP9 
 

CS18_, 
 

  

Housing 5  CS22_ 
 

HP9_ 
HP12_ 
HP13_ 
HP14_ 
HP15_ 
HP16_ 
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Natural 

environment 

9, 11, 13 NE15, NE16 CS12   

Social and 

community 

8 SR2 
SR5 
 

CS21_ 
 

  

Transport 4    Parking 
Standards 
SPD 

Environmental 10  CS12_ 
CS11_ 
 

 Energy 
Statement 
TAN 

Miscellaneous   CP.13 
 CP.24 
 CP.25 

 MP1  

 

9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 10
th 

October 2018 an 
advertisement was published in The Oxford Times newspaper on 11th October 
2018. 

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

9.2. The proposal seeks to erect new 2-bed dwelling adjacent to 27 Broad Oak. Car 
and Cycle Parking provision is in line with adopted policy and is therefore 
acceptable. If a dropped kerb is required, this will be at the applicant's expense. 

Oxfordshire County Council does not object to this application on highway 
grounds. 

Natural England  

9.3.  No comments  

Public representations 

9.4. No public comments have been received in support or objection to the proposals.  

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

 Principle of development 

 Design and Visual Impact  

 Neighbouring amenity 

 Trees 
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 Highways  

 

a. Principle of development – Loss of Recreation Facility  

10.2. Policy CS2 of the Core Strategy outlines that new development should be 
focused on previously developed land and that development will only be 
permitted on Greenfield Land if it is specifically allocated for the use in the local 
development framework; or in the case of residential development, it is required 
to maintain a rolling five year supply of housing, as outlined within Policy CS22.  

10.3. The application site, whilst a play facility is considered to constitute previously 
developed land. Whilst the NPPF in defining previously developed land excludes 
parks and recreation grounds, it is considered that the site, by reason of its scale 
and function would not constitute a recreation ground. The site is entirely 
surfaced and previously comprised of play equipment. The sites physical 
character as viewed in the street scene has the appearance of previously 
developed land, rather than a green open space and the park provided a local, 
incidental play function which is not substantial in its scale. Consequently the 
development is considered to comply with the requirements of Policy CS2.      

10.4. Notwithstanding this as the site has a function as a play area and therefore a 
recreation function it is important to consider the change of use in relation to the 
relevant local plan policies applicable to sports and recreation uses.  Policies 
SR2 and SR5 of the Oxford Local Plan and Policy CS21 of the Oxford Core 
Strategy afford protection to public open space, sports facilities and leisure 
facilities.  Policy SR2 specifies that; 

Planning permission will not be granted for development that would result in 
the loss of open-air sports facilities, including school playing fields, where 
there is a need for the facility to be retained in its current location, or the open 
area provides an important green space for local residents 

Where this is not the case, planning permission will only be granted where 
there is no need at all for the facility for the purposes of open space, sport or 
recreation, or where: 

a. there is a need for the development; 

b. there are no alternative non-greenfield sites; and 

c. the facility can be replaced by either: 

i. providing an equivalent or improved replacement facility; or 

ii. upgrading an existing facility. 

10.5. In addition to this Policy SR5 of the Oxford Local Plan specifies that planning 
permission will not be granted for development that would result in the loss of 
public open space. Areas of public open space are defined on the proposals 
map which does not include the application site, which is not designated as 
protected open space under the provisions of Policy SR2 and SR5, nevertheless 
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there is a statutory requirement to consider the value of the site as both open 
space and as a recreational facility. 

10.6. Paragraph 97 of the NPPF requires that existing recreational land should not 
be built on, unless an assessment has been made to clearly show that the land 
is surplus to requirements; or the loss resulting from the proposed development 
would be replaced by equivalent or better provision in terms of quantity and 
quality in a suitable location; or the development is for alternative sports and 
recreational provision, the benefits of which clearly outweigh the loss of the 
current or former use.  

10.7. The application site previously functioned as a small, local children’s play 
facility for local residents in the estate. There was previously play equipment 
located on the site, though this has since been removed and the park has 
become neglected, overgrown with vegetation and is no longer publically 
accessible. The park has also allegedly been subject of anti-social behaviour. 
The current lack of use of the facility and its present condition of the site has 
prompted the Council to explore alternative uses for the site, including the use of 
the site for housing.    

10.8. The Councils Green Spaces Officer has advised that that the play area was 
decommissioned as there is a much larger grass facility located at the end of 
Broad Oak. It has been advised that the Council have no plans to reuse the 
existing facility for a play or recreation use and if the development  fails to come 
forwards then the site will be reseeded and left to grow wild. There is a large 
park area within 100 metres of the site, comprising of play and sports equipment, 
this is both larger and of a higher standard than the application site, this area is 
accessible and in close proximity to surrounding properties in the area. The site 
is also adjacent to a large wooded area, whilst this does not constitute formal 
open space in the same manner as a public park, the wood provides 
opportunities for informal play and recreation.      

10.9. On the basis of the above assessment it is considered that there is no 
identifiable need for the facility for the purposes of recreation, this is reinforced 
by the Councils Communities Team who are no longer actively managing the 
space for recreational use and have no future plans to manage the site for these 
purposes. Furthermore there is a much larger recreation facility in very close 
proximity. On the basis that there is no longer a recreational need for the facility 
and on the basis that the site is not listed as a protected public open space; 
officers consider that the development does not conflict with the provisions of 
Policies SR2 and SR5 of the Oxford Local Plan and Paragraph 97 of the NPPF. 
The proposals are also considered to comply with the provisions of Policy CS2 of 
the Oxford Core Strategy.      

b) Principle of Development - Requirement  

10.10. It is intended that the provision of smaller housing units would have the joint 
benefits of freeing up larger family sized units in the city, whilst also providing 
accommodation for elderly and disabled householders, reducing dependency on 
supported accommodation. The single dwelling would be for social rent, the 
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Councils Housing Register indicates a shortage of social housing within the city 
and with the proposed dwelling contributing to the social housing stock.  

10.11. Policy HP4 of the Oxford Local Plan requires that developers make a financial 
contribution towards the offsite provision of affordable housing in Oxford, though 
this is in small housing schemes of 4 or more dwellings. In relation to the 
development proposed there would be no requirement to provide either on site 
affordable housing or to provide a financial contribution towards off-site 
affordable housing, though the development makes provision for an affordable 
dwelling which is a significant public benefit of the proposed scheme. 

10.12. Policy CS23 of the Core Strategy states that development should comply with 
the Balance of Dwellings Supplementary Planning Document (SPD). This 
document highlights that across Oxford, new development should include a 
certain percentage of 3 bedroom dwellings. The BOD’s requirement to provide a 
percentage of three bed units applies only to developments of four or more 
dwellings, the proposals are for a single dwelling therefore the provision of a two 
bedroom unit would not conflict with Policy CS23 or the BOD’s SPD. Policy CS23 
also specifies that the mix of housing should provide for a range of households 
including older people and people with specialist housing needs. In this instance 
the proposed dwelling is designed to meet the specific needs of older and 
disabled persons meeting an identified need specified in the BOD’s SPD.   

10.13. The Councils Housing Needs Assessment identifies a specific need for 1 and 
2 bed dwellings for applicants aged 55 and over, it also identifies a large number 
of occupants aged 55+ who are OCC or Housing Association Tenants who are 
also looking to downsize. The Assessment further identifies the need for smaller 
1 and 2 bed units amongst applicants with a mobility need.  Therefore in addition 
to meeting a specific identified need for smaller accommodation, the delivery of 
small units such as this has the joint benefit in freeing up larger family units as 
stated above, with occupants of these properties downsizing. The project has 
also attracted funding from the Oxfordshire Housing Deal. Funding is dependent 
on the development of this site along two other sites to provide a total of 8 similar 
units as a part of a pilot project   

10.14. In summary there are moderate public benefits associated with the provision 
of socially rented affordable dwelling on this site in terms of meeting citywide 
housing need, albeit that benefit is limited given the scale of the development for 
one dwelling. The proposed development would comply with the provisions of 
Policy HP4 of the Oxford Local Plan and Policy CS23 of the Oxford Core 
Strategy.        

c) Design and Visual Impact   

10.15. The present undeveloped nature of the site makes a contribution to the open 
character of the area on approach into the estate from the west. The northern 
side of Broad Oak comprises of a landscaped space, which serves as a buffer 
between the estate to the south and Magdalen Woods to the north. The 
application site features artificial surfacing, which has prevented to an extent the 
site growing wild and the site is in a neglected condition at present. There are a 
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number of frontage trees on the site, which would be removed, which are 
considered to add to the general character of the area.  

10.16. The addition of a dwelling on the site would inevitably impact on the open 
aspect in terms of views into the estate, though the building is a single unit and 
single storey which helps to lessen the visual impact of the development.  

10.17. The immediately surrounding development comprises of semi-detached pairs 
of dwellings and small terraces of two storey dwellings and in this regard a single 
storey bungalow would evidently differ in design terms. Notwithstanding this 
there are bungalow dwellings in the near vicinity of the site adjacent to Three 
Fields Road and Leiden Road and there is no strict design uniformity in the area. 
The design of the dwelling is relatively low key and is of a simple form. The 
dwelling would be of a lesser scale compared with the surrounding properties in 
the area, though it is considered that the property would generally form an 
appropriate relationship with the immediately surrounding properties, both in 
terms of its scale and general appearance.   

10.18. The submitted plans suggest that the materials would match the existing 
vernacular though no schedule of materials is provided. The existing properties 
in the area are principally brick, though the colour of brick varies from a darker 
brick used in the properties opposite and a lighter brick used in the adjacent 
properties. Given the principle use of brick it is considered appropriate that the 
proposed dwelling should be constructed from brick, a sample of which is 
requested by condition.    

10.19. Overall it is considered that the proposed dwelling is appropriately designed 
and the proposals are considered to comply with policies CP1, CP6 and CP8 of 
the Oxford Local Plan, CS18 of the Core Strategy and HP9 of the Sites and 
Housing Plan. 

d) Amenity 

10.20.  The proposed dwelling is a single storey property and therefore it is 
considered that the siting of the dwelling would not result in a material increase 
in overlooking of any adjacent properties and consequently would not impact 
detrimentally on the privacy of existing occupiers.  

10.21. The proposed dwelling would be sited approximately 4 metres from the side 
boundary of No.27 Broad Oak, this being the only immediately adjacent property. 
Owing to the siting of the dwelling, its separation distance relative to the adjacent 
property and the relatively limited scale of the proposed dwelling, officers 
consider that the proposed development would not have an adverse impact on 
the residential amenity of this property. The proposals fully comply with the 45 
degree rule in ensuring that existing occupiers are afforded adequate natural 
light.  

10.22. The dwelling would measure 79.4sqm internally, which would comply with the 
minimum floor space requirements for a two bedroom dwelling. Each of the 
bedrooms would exceed the minimum requirements as specified within the 
Governments National Space Standards. The internal spaces are considered to 

44



9 
 

be of an acceptable standard. The property would be served by an area of 
external amenity space, of a similar size to the footprint of the existing property. 
Areas of this space would be overshadowed, though the space is considered to 
be of an acceptable standard and is considered to be compliant with the 
provisions of Policy HP12 of the Oxford Local Plan. Bin storage is located to the 
front of the site, the provision of which would be required by condition.    

10.23. The proposals are considered to fully comply with the requirements of Policy 
HP12, HP13 and HP14 of the Sites and Housing Plan and Policies CP1 and CP6 
of the Oxford Local Plan.  

e) Transport  

10.24. Policy HP16 of the Sites and Housing Plan and corresponding Appendix 8 
outline maximum parking standards applicable to new residential development. 
The application is for a two bedroom property within a somewhat peripheral 
location. There are regular buses serving The Slade, though this around 400 
metres from the site, there is also a regular bus service serving Wood Farm to 
the north around 470 metres from the site.  

10.25. The surrounding roads are not within a CPZ at present, though Oxfordshire 
County Council are currently carrying out consultation on the addition of a CPZ 
within Wood Farm, which would include Broad Oak and the surrounding roads, 
given that this is out for consultation at present and there is no guarantee of 
implementation, this can be attributed little weight at present.   

10.26. The application makes provision for one off-street parking space, accounting 
for the site of the dwelling and the location of the property, this is considered to 
be sufficient and the application is considered to comply with maximum parking 
standards outlined within Policy HP16 of the Sites and Housing Plan and can be 
secured by condition. It is also noted that Oxfordshire County Council are in the 
process of public consultation regarding the possibility of establishing a 
controlled parking zone within the Wood Farm area, including Broad Oak, if 
approved implementation would commence in winter 2019.   

10.27. Policy HP15 of the Sites and Housing Plan requires the provision of at least 
two cycle parking spaces within a two bedroom dwelling. The proposed site plan 
makes provision for at least two additional cycle parking spaces, this provision 
would comply with the requirements of Policy HP15 and can be secured by 
condition. 

10.28. Oxfordshire County Council Highways have raised no objection to the 
proposed development on highway safety or amenity grounds.  

f) Trees  

10.29. The site is located on the edge of Magdalen Wood, which is a designated 
area of Ancient Woodland as well as a Conservation Target Area, though the 
parameters of the site are not within the designated boundaries of Magdalen 
Wood. There is a canopy of mature oak trees which overhang the northern 
sections of the site which are within this area of woodland.  
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10.30. There are several early mature trees; 2 silver birches, one Scots pine and a 
common ash tree standing along the Broad Oak street frontage. These are 
Category B Trees which provide a contribution to the character of the area, 
though the trees are not subject of any TPO. The application is accompanied by 
an Arboricultural statement which assesses the corresponding impact of the 
development on all trees on site, as well as the adjacent trees in the woodland to 
the rear.    

10.31. The application proposes the removal of the four frontage trees facing Broad 
Oak. Retention of three frontage trees (2 birches and Scots Pine) would not be 
compatible with the siting of a dwelling on the site, given that the trees proximity 
to the proposed dwelling and likely impact on residential amenity. The other 
frontage tree (ash) was indicated to be retained in the Arboricultural Statement, 
however it has since been identified that the tree has caused significant damage 
to both the adjacent pavement and driveway of the neighbouring property and 
would be intended for removal regardless of whether the proposed development 
proceeds.  

10.32. The area to the rear of the site is thickly wooded. The applicants Tree 
Protection Plan indicates that the canopy area of three large oak trees would 
overhang the site, these being T1, T2 and T3. T1 and T2 encroach to a lesser 
extent on the site than T3 and overhang a relatively small area of the amenity 
space of the property. These trees are of individual and collective value and form 
part of an area of Ancient Woodland (Magdalen Wood). As T3 overhangs the 
site there is a likelihood that the canopy area of this tree would need to be 
pruned. The development creates additional pressure for pruning the applicants 
note that were the site to continue to be used as a play facility there would be a 
similar pressure in the interests of public safety. In relation to trees T1 and T2, it 
is considered that there is a sufficient separation distance that the development 
would not unduly compromise the integrity of these important trees.      

10.33. It is indicated that the construction of the development would involve a piled 
ring beam foundation which does not involve excavation and should not unduly 
compromise the roots of the surrounding trees, therefore avoiding potential 
future damage to the foundations of the property and any future pressure to 
remove the surrounding trees to the rear. A similar means of construction was 
proposed in a recently approved development at Bracegirdle Road 
(18/00408/CT3).  

10.34.  It is considered that whilst the development would result in some pressure for 
pruning of the canopy area of one of the trees to the rear (T3) the development 
is unlikely to substantially compromise the future integrity of the trees and it is 
noted that if the site were to be reused as a recreation space, similar pressures 
may also exist. The removal of the frontage trees would impact on the character 
of the area, though these trees are not subject of statutory protection and the 
Ash Tree to the front of the site would require removal in any event given the 
damage to the pavement and adjacent property. Notwithstanding the loss of the 
frontage trees the site would still be set against a wooded backdrop which would 
still be perceived in the street scene.  
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10.35. The City Council have ownership of the land immediately to the west of the 
site, in order to mitigate the loss of the frontage trees it has been proposed that 
larger trees could be planted within this area, outside the site boundary as there 
is sufficient space within this area, which is not available in the site to provide 
larger specimen planting. The provision of planting in this location would help to 
soften the impact of the development and retain the green approach into the 
estate, as viewed from the west.        

10.36. The removal of the trees when balanced against the public benefits of the 
proposed development, namely the provision of a socially rented affordable 
dwelling, which would meet an identified citywide need for this accommodation 
and when accounting for the provision of replacement is considered to outweigh 
the limited harms associated with the removal of the frontage trees. The 
proposals are considered to comply with policies CP1, CP11, NE15 and NE16 of 
the Oxford Local Plan.   

f) Ecology  

10.37. An ecology survey has been provided for the site. Whilst the site is previously 
developed land and comprises principally of rubber hardstanding with a concrete 
base, the site is adjacent to ancient woodland which is a priority habitat for 
conservation and had potential to support many different protected species. The 
site itself is considered to be of negligible ecological potential.  

10.38. The ecology report contains a series of recommendations and suggested 
enhancements. The recommendations have been assessed by the Councils 
Ecologist and are considered appropriate. The site is within 15 metres of the 
ancient woodland to the rear and details of buffer planting are required. A 
scheme of ecological enhancement for the site is required by condition, 
alongside a lighting scheme and details of a construction management plan. 
Overall it is considered that the proposals comply with the provisions of Policy 
CS12 of the Oxford Core Strategy.  

     g)  Energy efficiency   

10.39. 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 is considered appropriate to deal with energy 
and water efficiency by condition. 

10.40. 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.  

10.41. A condition is also be recommended in relation to energy efficiency to ensure 
that the new dwelling meets an energy performance equivalent to ENE1 level 4 
of the Code for Sustainable Homes in accordance with Policies HP11 of the 
Sites and Housing Plan and CS9 of the Core Strategy. 
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h. Flood Risk 
 

10.42. Oxford Core Strategy Policy CS11 resists development where it would 
increase the risk of flooding.  The site is classified by the Environment Agency as 
being at a low risk of fluvial flooding and within flood zone 1, there are no specific 
concerns in respect of surface water drainage or flooding, however the site does 
lie within the catchment zone for the Lye Valley fen SSSI, which is sensitive to 
changes in water quantity and quality. The Councils Flood Mitigation Officer has 
advised that the development is acceptable subject to SUD’s details which 
should be provided by way of condition.  The development is therefore 
considered to comply with the requirements of Policy CS11 of the Oxford Local 
Plan. 

11. CONCLUSION 

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

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

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

11.4. In summary it is considered that the site no longer provides an important 
function as an area of public open space, evidenced by the neglected and 
derelict condition of the site and the Councils Open Spaces Officer has 
highlighted that there is little prospect of the site being reused as a play facility. 
Furthermore there is a larger and well equipped facility which is closely 
accessible, taking these factors into account it is considered that the site is no 
longer required as a recreation facility. In this context the development is 
considered to not conflict with the requirements of Policy SR2 and SR5 of the 
Local Plan which attribute weight to the retention of recreation facilities and 
areas of important open space.   

11.5. It is acknowledged that the removal of the frontage trees would impact on the 
character of the area, though it is considered that the impact on the trees to the 
rear would not be substantial, accounting for the relative distance and subject to 
conditions. The visual impact associated with the removal of the frontage trees 
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must be balanced against the public benefits of the proposals namely the 
provision of a socially rented affordable dwelling to meet a specific need to 
provide additional accommodation across the city for elderly and disabled 
residents. Within this context it is considered that the public benefits outweigh 
the visual impact associated with the loss of the trees.  

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

11.7. For the reasons expressed above it is recommended that the Committee 
resolve to grant planning permission for the development.  

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 above 
ground works on the site and only the approved materials shall be used. 
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 
 

4. The dwelling(s) shall not be occupied until all of the dwellings hereby 
approved meet Building Regulations Part M access to and use of building, 
Category 3 wheelchair user dwellings, Optional requirement M4(3). 
 
Reason: To ensure that new housing meets the needs of the proposed 
occupiers of the units and to comply with the Development Plan, in particular 
Local Plan policies CP1, CP13, Core Strategy Policy CS23 and Sites and 
Housing Plan Policy HP2. 
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5. All Impermeable areas of the proposed development, including roofs, 
driveways, and patio areas should 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 should be carried out in accordance with BRE Digest 365 or 
similar approved method to prove the feasibility/effectiveness of soakaways or 
filter trenches and demonstrate the surface water can be adequately treated 
prior to discharge to a sensitive receptor such as a SSSI. Where infiltration is 
not feasible, surface water should 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 should be carried out in accordance with Approved 
Document H of the Building Regulations. 
 
The drainage system should 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 
 

6. Inert gravel materials are to be used in any Sustainable Drainage system. 
 
Reason: To ensure groundwater chemistry upstream of the Lye Valley Sites of 
Special Scientific Interest (SSSI) is maintained in accordance with Policy 
CS12 of the Oxford Core Strategy 
 

7. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any Order revoking or enacting that 
Order) no structure including additions to the dwelling house as defined in 
Classes A, B, C, D, E of Schedule 2, Part 1 of the Order shall be erected or 
undertaken without the prior written consent of the Local Planning Authority. 
 
Reason: The Local Planning Authority considers that even minor changes in 
the design or enlargement of the development should be subject of further 
consideration to safeguard the appearance of the area and the amenity of 
neighbouring properties and occupiers of the dwellings in accordance with 
policies CP1, CP8 and CP10 of the Adopted Oxford Local Plan 2001-2016, 
HP9 and HP14 of the Sites and Housing Plan and CS18 of the Core Strategy. 
 

8. Before the start of above ground works details of the cycle parking and bin 
storage areas, including means of enclosure, shall be submitted to, and 
approved in writing by, the Local Planning Authority. The development shall 

50



15 
 

not be brought into use until the cycle parking areas and means of enclosure 
have been provided within the site in accordance with the approved details 
and thereafter the areas shall be retained solely for the purpose of the parking 
of cycles. 
 
Reason: To promote the use of cycles thereby reducing congestion on 
adjacent roads in accordance with policies CP1, CP10 and TR4 of the 
Adopted Oxford Local Plan 2001-2016. 
 

9. A landscape plan shall be submitted to, and approved in writing by, the Local 
Planning Authority before the start of above ground works. The plan shall 
include a survey of existing trees showing sizes and species, and indicate 
which (if any) it is requested should be removed, and shall show in detail all 
proposed tree and shrub planting, treatment of paved areas, and areas to be 
grassed or finished in a similar manner. 
 
Reason: In the interests of visual amenity in accordance with policies CP1, 
CP11 and NE15 of the Adopted Local Plan 2001-2016. 
 

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

11. A plan showing the means of enclosure for the new development including 
details of the treatment of all the boundaries of the site shall be submitted to, 
and approved in writing by, the Local Planning Authority prior to the start of 
above ground works.  The approved treatment of all of the site boundaries 
shall be completed prior to first occupation of the approved development and 
retained as such thereafter unless otherwise agreed in writing by the Local 
Planning Authority.  
 
Reason: In the interests of visual amenity and to safeguard the privacy of 
adjoining occupiers in accordance with policies CP1, CP8, CP9 and CP10 of 
the Adopted Oxford Local Plan 2001-2016 as well as policy HP14 of the Sites 
and Housing Plan 2011-2026. 
 

12. The dwelling 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. 
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13. Prior to the commencement of development, a scheme of ecological 
enhancements shall be submitted to and approved by the Local Planning 
Authority to ensure an overall net gain in biodiversity will be achieved. The 
scheme will include details of native landscape planting and provision of 
artificial roost features, including bird and bat boxes. 

Reason: To comply with the requirements of the National Planning Policy 
Framework, the Conservation of Habitats and Species Regulations 2017, 
Wildlife and Countryside Act 1981 (as amended) and Policy CS12 of the 
Oxford Core Strategy 2026. 

14. Prior to occupation, a “lighting design strategy for biodiversity” for buildings 
shall be submitted to and approved in writing by the Local Planning Authority. 
No external lighting shall be directed towards the adjacent woodland habitat 
and all external lighting shall be installed in accordance with the specifications 
and locations set out in the strategy; these shall be maintained thereafter in 
accordance with the strategy. No other external lighting shall be installed 
without prior consent from the Local Planning Authority. 

Reason: To comply with the requirements of the National Planning Policy 
Framework, the Conservation of Habitats and Species Regulations 2017, 
Wildlife and Countryside Act 1981 (as amended) and Policy CS12 of the 
Oxford Core Strategy 2026. 

15. No development shall take place (including demolition, ground works, 
vegetation clearance) until a Construction Environmental Management Plan 
(CEMP: Biodiversity) has been submitted to and approved in writing by the 
local planning authority. The CEMP (Biodiversity) shall include the following. 

-Risk assessment of potentially damaging construction activities. 

- Identification of “biodiversity protection zones” including off-site receptors. 

- Practical measures (both physical measures and sensitive working practices) 
to avoid or reduce impacts during construction (may be provided as a set of 
method statements). 

-The location and timing of sensitive works to avoid harm to biodiversity 
features. 

- The times during construction when specialist ecologists need to be present 
on site to oversee works. 

- Responsible persons and lines of communication. 

- The role and responsibilities on site of an Ecological Clerk of Works (ECoW) 
or similarly competent person. 

- Use of protective fences, exclusion barriers and warning signs. 
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The approved CEMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details, unless 
otherwise agreed in writing by the local planning authority. 

Reason: The prevention of harm to species and habitats within and outside 
the site during construction in accordance with Policy CS12 of the Oxford Core 
Strategy 2026. 

16. 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. 

17. The areas for parking and manoeuvring of vehicles as shown on the approved 
plans shall be laid out and made available for use prior to first occupation of 
the development hereby approved and shall be retained solely for such 
purposes thereafter.   

Reason: In the interests of highway safety in accordance with policies CP1, 
CP6, CP10, TR3 and TR4 of the Adopted Oxford Local Plan 2001-2016. 
 

18. A landscape management plan, including long term design objectives, 
management responsibilities and maintenance schedules for all landscape 
areas, other than small, privately owned domestic gardens, shall be submitted 
to, and approved in writing by, the Local Planning Authority prior to the 
occupation of the development or any phase of the development, whichever is 
the sooner, for its permitted use.  The landscape management plan shall be 
carried out as approved. 

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. 

19. The development including demolition shall be carried out in strict accordance 
with the approved methods of working and tree protection measures 
contained within the planning application details, unless as otherwise agreed 
in writing by the LPA. 

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

 

20. APPENDICES 

 Appendix 1 – Site Block Plan 

21. HUMAN RIGHTS ACT 1998 
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21.1. 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. 

22. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

22.1. 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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