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East Area Planning Committee 2
nd

 January 2019 

   

 

Application number: 18/02977/CT3 

  

Decision due by 10th January 2019 

  

Extension of time 25
th

 January 2019 

  

Proposal Formation of 36 parking spaces and alterations to 
landscaping (Amended Plans) 

  

Site address Land At, Samphire Road, Oxford, Oxfordshire – see 

Appendix 1 for site plan 
  

Ward Blackbird Leys Ward 

  

Case officer Michael Kemp 

 

Agent:  Mr Thomas 
Edwards 

Applicant:  Oxford City Council 

 

Reason at Committee:  Oxford City Council are the applicants 

 

 

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 11 of this 
report and grant planning permission. 

1.1.2. agree to delegate authority to the Acting Head of Planning Services 
to: 

 finalise the recommended conditions as set out in this report including 
such refinements, amendments, additions and/or deletions as the Acting 
Head of Planning Services considers reasonably necessary; 

 

2. EXECUTIVE SUMMARY 

2.1. This report considers the proposed formation of 36 parking spaces and 
alterations to landscaping. The application has been submitted with the intention 
of rationalising parking and providing additional spaces within an area which 
currently experiences issues arising from a lack of parking provision. The 
application has been revised, with the number of parking spaces increased from 
the initial proposals, the increase was proposed in response to residents’ 
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concerns around the number of spaces proposed, which was deemed to be too 
low.   

2.2. The application is considered beneficial in providing additional off-street parking, 
which would decrease the number of vehicles currently parking on Samphire 
Road which obstruct the highway and turning head. It is considered that the 
proposed development achieves and acceptable balance between providing 
additional off-street parking to meet residents needs and retaining adequate 
landscaping, so as to preserve the present open aspect within this part of 
Blackbird Leys. The proposals are therefore considered to comply with the 
relevant provisions of the Oxford Local Plan, Oxford Core Strategy and the 
NPPF and is recommended for approval on this basis.     

3. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

3.1. The proposal is not liable for a CIL contribution. 

4. SITE AND SURROUNDINGS 

4.1. The site is located within Blackbird Leys. Samphire Road is a residential cul-de-
sac comprising of two storey 1960’s terraced properties. Samphire Road is 
narrow and terminates with a rectangular turning head. There is a large 
landscaped space on the southern side of the road which separates the street 
from the front gardens of the adjacent properties. There are two extensive areas 
of landscaped space to the south and north of the turning head, which includes 
two pedestrian footpaths which cut through the centre of these spaces.  

4.2. The existing properties in the area do not largely benefit from off-street parking, 
though it is noted that there is a garage block on the corner of Samphire Road 
and Harebell Road, which provides spaces for 11 cars, with further space to the 
front of the garages. There are no parking controls in the area limiting on street 
parking. Currently there is a proliferation of on street parking along the southern 
side of Samphire Road and within the turning head. There is a single mature tree 
in the landscaped space to the south of Samphire Road.   

4.3. See site plan below: 
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© Crown Copyright and database right 2018. 
Ordnance Survey 100019348 

 

5. PROPOSAL 

5.1. The application proposes the formation of 36 parking spaces, 3 of which would 
be disabled parking spaces as well as landscaping alterations. The application 
has been submitted with the intention of rationalising parking and providing 
additional off-street within an area which currently experiences issues arising 
from a lack of parking provision. 

5.2. The application has been subject of significant amendments, originally the 
proposals made provision for a total of 21 parking spaces, the number of spaces 
was increased following initial consultation where concerns were expressed by 
local residents and Blackbird Leys Parish Council regarding the amount of 
spaces proposed, which was considered to be too low. The additional spaces in 
the revised scheme of 36 have principally been provided to the north and south 
of the turning head, in an area which presently consists of landscaped open 
space.   

5.3. The proposed layout would comprise of 19 parking bays which would be located 
within the landscaped verge to the south of Samphire Road. The proposals 
would retain the existing mature tree, whilst providing additional landscaped 
spaces to soften the visual impact of the additional hardstanding. A further 17 
parking bays would be provided adjacent to the turning head in the location of 
the existing landscaped space to the north and south of the turning head. 6 
spaces would be provided to the north and 11 to the south.  The proposals would 
include the formation of dropped kerbs adjacent to the parking bays in order to 
facilitate vehicle access into the spaces. 6 cycle parking spaces would also be 
formed.  

6. RELEVANT PLANNING HISTORY 

6.1. There is no planning history on the site of material relevance to the development 
proposed.  
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7. RELEVANT PLANNING POLICY 

7.1. 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 
CP10 
CP11 
 

CS18_, 
 

  

Transport 9  CS14_ 
 

HP16_ 
 

Parking 
Standards 
SPD 

Environmental 15 NE15 
 

   

Miscellaneous   CP.13 
 CP.24 
 CP.25 

 MP1  

 

8. CONSULTATION RESPONSES 

8.1. Site notices were initially displayed around the application site on 23
rd

 November 
2018 and an advertisement was published in The Oxford Times newspaper on 
22nd November 2018, this was in relation to the reduced scheme comprising of 
21 parking spaces.  

8.2. Following receipt of revised plans which increased parking provision, the 
application was re-advertised by site notice on the 14

th
 December and was re-

advertised in The Oxford Times on Thursday 20
th

 December.  The press publicity 
expires on 10

th
 January.  Any comments received after publication will be 

reported to Committee.   

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

8.3. No objection, however double yellow lines are required along the northern side of 
Samphire Road in order to ensure that vehicles can safely manoeuvre into and 
out of the parking bays.   

Public representations 

8.4. Three people commented on the originally submitted plans relating to this 
application from addresses at 51, 53 and 7A Samphire Road.  
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8.5. In summary, residents supported the principle of additional parking; however 
objections were raised on the following basis.   

  More spaces should be provided than are proposed.  

 Additional parking could be provided within the landscaped spaces 
adjacent to the turning head.  

 The tree adjacent to No.7 should be removed to provide additional spaces.  

 People will park opposite the proposed spaces and will obstruct access.  

 
8.6.  Following re-consultation on the amended plans no further public comments 

have been received to date.    

9. PLANNING MATERIAL CONSIDERATIONS 

9.1. Officers consider the determining issues to be: 

 Principle of Development  

 Highway safety and amenity  

 Design and landscaping  

 Neighbouring amenity 

 Sustainability 

 

a. Principle of Development and Highways Matters  

9.2. The proposals are submitted with the aim of rationalising parking provision and 
providing additional parking spaces within an area which currently experiences 
issues with a proliferation of on-street parking. The majority of properties within 
the area and the estate as a whole do not benefit from provision of off-street 
parking. A number of similar developments have been carried out in the area to 
provide areas of off-street parking, notably at Crowberry Road, which is to the 
east of Samphire Road, where 20 spaces have been provided (14/02007/CT3).   

9.3.  There are identified issues with on street parking along Samphire Road. 
Currently vehicles are parked on the southern side of Samphire Road adjacent to 
the landscaped verge. Samphire Road is narrow and when there is a 
proliferation of parking, this reduces the width of the road to a narrow single 
carriageway. Further vehicles are parked in the turning head at the end of 
Samphire Road, which limits the ability for larger vehicles to turn and exit the 
road in forward gear.  

9.4. The purpose of the application is to reduce on street parking by providing off-
street parking bays. The provision of the additional bays would help to ensure 
that the highway remains unobstructed by parked vehicles, which would be of 
benefit to highway safety and amenity and the benefit of neighbouring residents.   
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9.5. Whilst the County Council have long term proposals to introduce a Controlled 
Parking Zone in Blackbird Leys, this is listed as Priority 4 (low) in terms of 
timescale and no dates have been put forward for either consultation or 
implementation. In the absence of parking controls in the area, it is considered 
that the provision of off-street parking represents the best solution at the present 
time to control on-street parking. 

9.6. A parking survey has been provided, which suggests that there are 33 houses 
and 6 flats which currently do not benefit from allocated parking. Current parking 
provision is limited to 22 on street parking spaces, though this does not include 
the existing garaging which is in use by some residents. All of the properties in 
the area were constructed as 3 bedroom properties. Within this location it would 
be typically expected that a 3 bedroom dwelling would be served by at least 1 off 
street parking space. The proposed development would therefore bring parking 
provision further in line with Policy HP16 of the Sites and Housing Plan and the 
proposals would be of benefit to highway safety and amenity, consistent with 
Policies CP1 and CP6 of the Oxford Local Plan and the NPPF.    

9.7. Oxfordshire County Council has raised no objection to the development; 
however a TRO requiring the provision of double yellow line parking controls 
along the northern side of Samphire Road is requested. The provision of double 
yellow lines is required to ensure that the proposed parking bays are not 
obstructed as a result of on street parking. A condition requiring the 
implementation of the TRO to provide double yellow lines is attached. 

9.8. It is noted that an existing footpath crosses the position of the proposed parking. 
Whilst this footpath would be removed, two footpaths would remain either side of 
the parking spaces and officers consider that accessibility would not be 
fundamentally restricted. As the land would not be closed to public access there 
would be no requirement for a stopping up order.  

b. Design and Landscaping  

9.9.  An appropriate balance must be struck between the need to provide additional 
parking spaces and the need to preserve an appropriate standard of visual 
amenity within the area.  

9.10. The proposals include the removal of the majority of the existing grass verge 
along the southern side of Samphire Road, though the existing mature tree, 
which is an important feature in the street scene, would be retained. The 
proposals also make provision for small areas of landscaping between the 
proposed bays on the southern side of Samphire Road, which in officers view is 
considered appropriate as there is a need to provide mitigation for the extent of 
landscaping which would be lost and amount of hardstanding proposed. The 
provision of additional bays in this location is considered to be broadly 
acceptable in design terms.  

9.11. The provision of the 17 spaces adjacent to the vehicle turning head would 
encroach into the adjacent landscaped areas.  The landscaped areas are a 
characteristic of Blackbird Leys which are key to offsetting the densely built 
terrace and semi-detached forms.  These areas contribute to the visual amenity 
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and character of the estate and therefore their erosion needs to be carefully 
considered, particularly if it is replicated elsewhere in the estate.  Whilst the 
partial loss of these areas is not fully desirable in visual terms as it erodes to a 
degree the quality and quantity of existing open landscaped space, it is 
considered that on balance the proposals would retain an acceptable quantity of 
landscaping and open space and consequently the development would not 
adversely affect the character of the area. 

9.12. Officers consider that overall the proposals strike an acceptable balance 
between the need to provide additional parking spaces and the need to preserve 
an appropriate standard of visual amenity within the area. The proposals are 
therefore considered to comply with Policies CP1, CP6, CP 8, CP9, and CP10 of 
the Oxford Local Plan and Policy CS18 of the Core Strategy.  

c. Residential Amenity   

9.13. A 3 metre buffer would be retained between the parking bays and the front 
amenity space of the adjacent properties; this is considered acceptable in 
ensuring that the residential amenity of these properties would not be 
compromised by reason of disturbance arising from the spatial proximity 
between the parking spaces and amenity space. Buffer spaces are also retained 
between the four parking bays adjacent to the turning head and the front amenity 
spaces of the nearest neighbouring properties to the west. Officers are satisfied 
that the proposals preserve an appropriate standard of amenity for future 
occupiers and accord with Policies CP1 and CP10 of the Oxford Local Plan.  

d. Sustainability   

9.14. Ducting is proposed to allow for future installation of Electronic Vehicle charging 
infrastructure, in order to make resident parking places EV ready for future 
demand, ducting is indicated on the proposed plans and a condition requiring the 
addition of the ducting prior to the commencement of development is 
recommended. The addition of changing points would contribute towards 
reducing the impact of development on air quality and promoting sustainable 
means of transport in accordance with the requirements of Policy CP23 of the 
Oxford Local Plan and the NPPF.   

 

10. CONCLUSION 

10.1. The proposals would provide a total of 36 off-street parking spaces in an area 
where there are identified issues associated with a proliferation of on-street 
parking, which impacts on highway safety and amenity. The proposals would 
rationalise parking within the area and provide additional spaces which should 
bring about a reduction in on-street parking which would be of benefit to highway 
safety and amenity. It is considered that the proposals on balance strike an 
acceptable compromise between providing additional parking, whilst preserving 
the visual amenities of the area. It is also considered that the proposals would 
not compromise the residential amenity of the existing properties in Samphire 
Road. For the reasons expressed above, it is considered that the proposals 
would comply with the relevant provisions of the Oxford Local Plan, Core 
Strategy and NPPF.    
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10.2. It is recommended that the Committee resolve to grant planning permission 
for the development proposed subject to conditions. 

11. CONDITIONS 

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

Reason: In accordance with Section 91(1) of the Town and Country Planning Act 
1990 as amended by the Planning Compulsory Purchase Act 2004. 

2. The development referred to shall be constructed strictly in complete accordance 
with the specifications in the application and the submitted plans. 

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

3. Prior to the commencement of development, provision of ducting to allow for 
future installation of EV charging infrastructure will be required, in order to make 
resident parking places EV ready for future demand. The details and location of 
such provision should be laid out in accordance with the Chapter 4.5 of the 
Planning, Design and Access statement, and drawing 44157-2001-002 B, both 
submitted with this planning application. 

Such provision shall be formed, and laid out in accordance with these details 
before usage of the parking spaces commences and shall remain in place 
thereafter. 

Reason: To contribute to improving local air quality in accordance with CP23 of 
the Oxford Local Plan 2001- 2016 and enable the provision of low emission 
vehicle infrastructure. 

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

5. The landscaping proposals as shown on drawing 44157/2001/003 Rev D 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 development is substantially completed. All 
planting which fails to be established within five 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. 
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6. The development shall be carried out in accordance with the Tree Protection 
Measures detailed within the Arboricultural Method Statement dated 19

th
 

November 2018 and Tree Protection plan no 44157/2001/002 A. The approved 
measures shall be in place before the start of any work on site and shall be 
retained for the duration of construction unless otherwise agreed in writing by the 
LPA. Prior to the commencement of any works on site the LPA shall be informed 
in writing when the approved measures are in place in order to allow Officers to 
make an inspection. No works or other activities including storage of materials 
shall take place within CEZs unless otherwise agreed in writing by the LPA.  

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

7. 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 (LPA). The plans, calculations and 
drainage details will be required to be completed by a suitably qualified and 
experienced person in the field of hydrology and hydraulics. 

The plans, calculations and drainage details submitted shall demonstrate that; 

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

II. The rate at which surface water is discharged from the site may vary with the 
severity of the storm event but must not exceed the greenfield runoff rate for a 
given storm event.  

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

IV. Where sites have been previously developed, discharge rates should be at 
greenfield rates. 

Any proposal which relies on Infiltration will need to be based on on-site 
infiltration testing in accordance with BRE365 or alternative suitable methodology, 
details of which are to be submitted to and approved by the LPA. Consultation 
and agreement should also be sought with the sewerage undertaker where 
required. A SuDS maintenance plan shall also be submitted and approved by the 
LPA. The Sustainable Drainage (SuDS) Maintenance Plan will be required to be 
completed by a suitably qualified and experienced person in the field of hydrology 
and hydraulics. The SuDs maintenance plan will be required to provide details of 
the frequency and types of maintenance for each individual sustainable drainage 
structure proposed and ensure the sustainable drainage system will continue to 
function safely and effectively in perpetuity. 

Reason: To ensure compliance with Oxford Core Strategy Policy CS11 
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8. The development hereby permitted shall not commence until such time as a 
Traffic Regulation Order governing the placing of double yellow lines on Samphire 
Road has been made and implemented by Oxfordshire County Council.                

Reason: To control on street vehicular parking in the vicinity and to ensure the 
safe movement of vehicles in accordance with policies CP1, CP6, CP10 and 
TR13 of the Adopted Oxford Local Plan 2001-2016. 

12. APPENDICES 

 Appendix 1 – Site location plan 

 

13. HUMAN RIGHTS ACT 1998 

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