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1. RECOMMENDATION 

1.1.   West Area Planning Committee is recommended to: 

1.1.1. approve the application for the reasons given in the report and subject to the 
required listed building consent conditions set out in section 11 of this report 
and grant listed building consent; and  

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. The Old Toll House at Folly Bridge, Abingdon Road, is a grade II listed 
building situated in the Central (City and University) Conservation Area.  

2.2. This report considers the impacts of the proposals on the special architectural    
or historic interest of the listed building, on the Conservation Area (whether the 
proposal preserves or enhances the special character or appearance of the 
Conservation Area), impacts on listed buildings and non-designated heritage 
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assets within the setting of the listed building and any impacts on the 
Scheduled Ancient Monument and listed building of Folly Bridge.  

2.3. This report also considers any potential harm which would be caused to the 
above heritage assets and any mitigation required to minimise any harm.  

2.4. This report concludes that the proposals would enable the building to be given 
a new use as a cafe, thus rescuing a vacant listed building at risk. Subject to 
satisfactory discharge of conditions, the proposals are reversible, justified and 
proportionate. On this basis the proposed development would give rise to less 
than substantial harm to the Listed Building but that harm is outweighed by 
public benefits. The proposals are therefore acceptable for the purposes of 
Paragraphs 192-196 of the NPPF and Policies HE3, HE4, andHE5, of the 
Oxford Local Plan 2001-2016 and the Local Plan Submission Draft 2036:  DH1 
and DH3 . 

2.5. Harm to the building’s significance would be kept to a minimum and the 
special architectural and historic interest of the listed building would be 
preserved. Less than substantial harm would be caused to the Conservation 
Area but this harm would be outweighed by public benefits arising from the 
proposals. The character and appearance of the Conservation Area would be 
preserved and enhanced by the proposals; the proposals would improve the 
setting of heritage assets both listed or not listed. Therefore, the proposals are 
considered to comply with national and local policies specifically Paragraphs 
192-196 of the NPPF and Policies HE7 of the Oxford Local Plan 2001-2016 
and the Local Plan Submission Draft 2036:  DH1 and DH3. 
  

3. LEGAL AGREEMENT 

3.1. This application is not subject to a legal agreement.  
 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. The proposal is not liable for CIL. 
 

5. SITE AND SURROUNDINGS 

5.1. The site is located close to and to the west of Folly Bridge on the Abingdon 
Road, on the north side of the Thames and to the east of Folly Bridge Island. 
Opposite on the east of the river is the Head of the River.  

5.2.  The Old Toll House and its surroundings have a very rich history; the building 
on the north side of the River Thames is adjacent to Folly Bridge. The 
application site is a Grade II listed building and lies within the Central 
(University and City) Conservation Area. Folly Bridge, forms part of the same 
listing for the Toll House and is therefore also Grade II listed. The application 
site is also adjacent to the Grandpont Causeway Scheduled Monument. The 
bridge itself was rebuilt in 1826 and replaces an older bridge that was 
medieval; this site has an important role in the history of Oxford being the site 
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of the Saxon and Norman crossings of the river with a stone bridge on the site 
since 1085AD. The crossings of the river on this site or nearby sites are 
important in the context of the identity of the City being associated with cattle 
crossings of the river between meadows from which Oxford derives its name. 
The area between the main building and the river was originally a garden 
(presumably at a lower level) but this has now been  infilled by flat roof store 
and a lower level to the building. An adjacent area to the river provides a store 
area which was last used for punts; this is fenced off from the adjacent 
riverside walk. 

5.3. The Old Toll House is noted in the Draft Central Conservation  Area 
Appraisal  (2018) as being a building which makes a positive 
 contribution to the  conservation  area as being a characterful survival of 
 when Oxford was more reliant on river-based industry and transport. The  Toll 
House itself is an significant building which was constructed in 1827 to the 
designs of a local builder, James Gardiner, who was based in George 
 Street. Tolls were only collected up until 1850 (when the  debt for the 
 building of the bridge was  repaid).   

5.4.  The setting of the toll house includes Folly Bridge Island to the  south with 
the prominent Caudwell's Castle of 1849 (listed grade II) and the Folly 
Restaurant (not listed) with its pontoon on the river. Salter's Steamers have 
occupied various buildings on and around the bridge and island since 1858, 
including what is now the Head of the River pub.  There is therefore a lot of 
activity in the area centred round the river and road and the leisure industry. 

5.5. Opposite the Toll House is the grade II listed Head of the River and the office 
and house set at 90 degrees to each other.  The Head of the River has 
significance as a former boat building works, wharf building, stables, a 
dwelling house, a crane, storage building and offices with the foreman’s family 
living over the office. The main warehouse was built in 1827 but the wharf is 
much older, and dates back to at least 1638.  One large historic crane for 
lifting boats remains by the river side.  To the south of the river are the un-
listed Salter’s Steamers offices which are mostly Victorian and Georgian and 
lead down to the river side by stone steps.  There are also early Victorian cast 
iron railings of high quality design either side of the river which contribute to 
the attractive qualities here. they are substantial and were constructed at the 
same time as the toll bridge was re-built. Close to the Toll House the original 
posts for the toll bridge can be seen. Together with the unlisted heritage 
assets of the restaurant opposite and its pontoon, the area has high group 
value due to what the area tells us about the importance of river transport to 
Oxford and its social significance  Also significant is the leisure industry for 
example the Lewis Carroll group set out from Folly Bridge.  

5.6. In addition to the historic interest of this site the application site is also visually 
 prominent being on a key radial route into the City Centre from the south. To 
 the north of the site the road is wider being the junction of Abingdon Road and 
 Thames Street. To the east lies the Head of the River PH and associated 
 wharf area (which are at a lower level than the main Toll House building). To 
 the south-east is Folly Bridge itself and to the south of the site the land slopes 
 down to the river and there is a pontoon adjacent to the wharf next to the 
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 Thames. To the immediate west of the site is an alley that links Abingdon 
 Road/Folly Bridge and the riverside walk along the north bank of the Thames; 
 this is a considerable slope down and is bordered on one side by the Toll 
 House and a wall and the other side by a high wall that separates the alley 
 from the gardens of 25-27 Shirelake Close. To the east of the alley are the 
 aforementioned gardens and dwellings at 25-27 Shirelake Close (which are 
 modern town houses and are at a lower level than the Toll House itself and 
 the adjacent Folly Bridge). To the north-east of the site is Folly Bridge Court; 
 which is a modern block of flats on the site of an older house. 

5.7. See block plan below: 

 
 
6. PROPOSAL 

6.1. The application proposes a change of use from retail (Use Class A1) to cafe 
(Use Class A3) and external alterations including formation of terrace over 
existing boathouse, insertion of glass balustrade to side elevation, alterations 
to doors and fenestration including new windows and doors on the ground 
floor, west elevation and new external seating area for the café. This 
application deals with the alterations to the building that are relevant for the 
purposes of a Listed Building consent; a separate application (18/03325/FUL) 
has been submitted for planning permission for the change of use and other 
changes. 
 

7. RELEVANT PLANNING AND LISTED BUILDING CONSENT HISTORY 

7.1. The table below sets out the relevant planning history for the application site: 

 
81/01047/AH - Retention of advertising board. REF 1st March 1982. 
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81/01048/L - Listed building consent for retention of advertising board. REF 1st 
March 1982. 
 
83/00544/L - Listed Building consent for alterations and refurbishment. PER 20th 
September 1983. 
 
83/00545/NFH - New west elevation and new double doors at basement level to 
south elevation. PER 23rd September 1983. 
 
83/00574/NFH - Temporary portable building for use as retail shop during 
refurbishment of Toll House.. WDN 1st September 1983. 
 
98/00186/NFH - Change of use of basement from disused boat store to mixed 
use as tea-room (Class A3)/sandwich bar (Class A1) including alterations to 
entrance.. PER 21st April 1998. 
 
98/00193/L - Listed building consent for internal alterations to basement.. PER 
21st April 1998. 
 
17/03043/CAT - Lift crown of 1No. Silver Birch Tree to 4m above ground level by 
removing 7 limbs in the Central Conservation Area.. RNO 20th December 2017. 
 
18/00313/FUL - Conversion of former Toll House into a Café (Use Class A3)  
and external alterations including formation of terrace over existing boathouse, 
insertion of glass balustrade to side elevation, alterations to doors and 
fenestration including new windows and doors on the ground floor, west 
elevation and new external seating area for the café. (amended plans). REF 16th 
August 2018. 
 
18/00314/LBC - Conversion of former Toll House into a Café (A3 Use Class) and 
internal and external alterations including new internal staircase, formation of 
terrace over existing boathouse, insertion of glass balustrade to side elevation, 
alterations to doors and fenestration including new windows and doors on the 
ground floor, west elevation, internal reconfiguration and refurbishment, 
alterations to the basement, new kitchen, store and WC,  and new external 
seating area for the café. (amended plans). REF 13th August 2018. 
 
18/03325/FUL - Proposed change of use from A1 retail to A3 cafe use together 
with internal and external refurbishment of the building (amended description) 
(amended plans). PDE . 
 
18/03326/LBC - Proposed change of use from A1 retail to A3 cafe use together 
with internal and external refurbishment of the building (amended description) 
(amended plans). PDE . 
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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 

West Area 
Action Plan 

Neighbourhood 
Plans: 
 

Design 127, 128, 130 Local Plan 
2001-2016: 
CP 1, CP6, 
CP8, CP10, 
CP11 
 
Local Plan 
Submission 
Draft 2036:  
DH1 

Local Plan 
2001-2016: 
CS18 

   WE11, WE12 

Conservation/ 
Heritage 

190, 191, 192, 
193, 196,197, 
199 

Local Plan 
2001-2016: 
CP1, 
HE1,HE2, 
HE3, HE4, 
HE5, HE7. 
 
Local Plan 
Submission 
Draft 2036:  
DH3. 

    WE10 

 
CONSULTATION RESPONSES 

8.2. Site notices which detailed the revised scheme were displayed around the 
application site on 29th April 2019 and an advertisement was published in The 
Oxford Times newspaper on 18th April 2019. 

Statutory and non-statutory consultees 

8.3. Historic England: second letter: the additional information now submitted 
effectively addresses their previous concerns; note that the schedule of works 
is now very detailed and defers to the Conservation Officer on the suitability of 
these details; now has no objections.   

Oxford Preservation Trust: The Trust has no objections to the proposed 
change of use of the listed building, and welcomes the works proposed to 
restore the building which is currently vacant and falling into a poor state of 
repair; the OPT objects to the potential removal of the existing historic metal 
railings to the side elevation of the toll house building. The application 
documentation is not clear on whether the railings are to be removed and 
replaced with a glass balustrade, or replaced alongside a glass balustrade. If it 
is the intention to remove them the Trust would query why this is necessary 
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and would object to the harm this would have on the character and 
appearance of the designated heritage asset.  The original metal railings are 
found on both ends of the bridge, on both sides and are an original feature. 
 

 Public representations 

8.4. Three local people commented on this listed building consent application from 
addresses in Folly Bridge, Shirelake Close and Folly Bridge Court. 

8.5. In summary, the main points were: 

 Welcomed this sensible development and use of this landmark Oxford 
building and the many passers-by would welcome this as well. It has been 
in a state of disrepair for many years; 

 Hope that the discussions have resolved any issues and that the 
neighbours can look forward to an attractive riverside amenity; 

 Questioned the overall business sense of such an enterprise adjacent to 
such a busy road, especially the idea of outside seating; 

 A cafe here, in particular the terrace, also raises legitimate concerns for the 
immediately adjacent residents about noise, privacy, smell, deliveries, and 
rubbish removal. 
 

Officer response 

8.6. The OPT’s comments on the railing removals have been addressed because 
the Conservation Officer told the agent that these important heritage assets 
should be retained and not removed which they are now proposed to be.   

8.7.  Comments from the public on the building’s re-use prove that the building has 
communal value and is appreciated by those who live nearby and by passers-
by.  Regarding the business case, a viable use is welcomed for the derelict 
building. Other matters are planning matters to be dealt with by the parallel 
planning application.  

9. LISTED BUILDING CONSENT MATERIAL CONSIDERATIONS 

9.1. Officers consider the determining issues to be: 

i. The Significance of the Site and its Context 

ii. Listed Building at Risk  

iii. Principle of Development 

iv. Design 

v. Impact on the Significance of the Listed Building and Railings, Setting of 
Listed Buildings, un-listed heritage assets, on the Conservation Area and 
on Scheduled Ancient Monument. 
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i. The Significance of the Site and its Context 

9.2. The Old Toll House is adjacent to Folly Bridge (on the north side of the River 
 Thames). The application site is a Grade II listed building and lies within the 
 Central (University and City) Conservation Area. The application site is also 
 adjacent to Folly Bridge, which forms part of the same listing for the Toll 
 House and is also Grade II and also is a Scheduled Ancient Monument.  

9.3. Folly Bridge itself was rebuilt in 1826 (although Norman and other remains 
exist) and replaces an older bridge that was medieval.   There was a very 
early river crossing, used by the Saxons and bridged by the Normans in the 
late 11th century. The Saxon causeway has been discovered (1971) under St 
Aldate's Street. The medieval bridge was also known as "Friar Bacon's 
Bridge". The Bridge and house were listed on 12.1.1954.  

9.4. The Toll House is a small storey building with basement, a pitched roof, and 
finished in stucco. The Toll House is grade II listed and is in a highly significant 
context on the listed Folly Bridge, in the setting of the listed Head of the River 
and other designated and non-designated heritage assets.  

9.5.  The toll house in its current form probably dates to c 1827 being neo-
 Classical in style having the character of an Italianate villa with deep eaves 
 brackets and triangular pediments. It is rendered externally and painted 
 white with its  later shopfront painted blue. Windows are historic with semi-
 circular heads and margin lights. It has a later timber and brick extension 
 which  was  previously used as a punt store, which has no historic 
 significance although it is a typical river-side structure in a modest  vernacular 
style with weather boarding. There is a long pontoon on the  river.  The wall to 
the steps is modern. There are 20th Century skirtings, modern plaster and 
partitions. This was carried out some time ago,  perhaps in the 1980s, without 
listed building consent and was only known  about by the conservation 
officer when the interior was inspected  for these applications. 

9.6. In addition to the historic interest of this site the application site is also visually 
prominent being on a key radial route into the City Centre from the south. To 
the north of the site the road is wider being the junction of Abingdon Road and 
Thames Street. To the east lies the Head of the River pub and associated 
wharf area (which are at a lower level than the main Toll House building). To 
the south-east is Folly Bridge itself and to the south of the site the land slopes 
down to the river and there is a pontoon adjacent to the wharf next to the 
Thames. To the immediate west of the site is an alley that links Abingdon 
Road/Folly Bridge and the riverside walk along the north bank of the Thames; 
this is a considerable slope down and is bordered on one side by the Toll 
House and a wall and the other side.  

9.7. At the southern end of the application site is a silver birch tree, the only 
substantial vegetation on the site although there is some mature planting in 
the gardens of 25-27 Shirelake Close which contributes positively to the 
environs of the application site. 
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9.8. The Old Toll house on Folly Bridge has high significance in itself and also in its 
local context. Using the values set out in ‘Conservation Principles’ by Historic 
England, significance is found in evidential, historic, aesthetic and communal 
values. Evidential values come from the building and illustrates the changing 
history of Folly Bridge and the national history of transport and leisure on the 
river. 

9.9. The building was built as a toll house to fund the rebuilding of Folly Bridge, a 
highly significant river crossing. Sometime after the toll house ceased to have 
its original function in 1850, it was later used by Harris & Son, the boat 
builders, as a punt hire office.  Although it appears to be single storey, in fact 
there is a lower ground floor to the river side, with a punt house extending to 
the river.  There are some modern railings adjacent to this and modern paving 
slabs.  

9.10. Although small it has the design character of higher status buildings such as 
other Italianate buildings in Park Town. The building is a very attractive new-
Classical Italianate design with deep eaves and eaves brackets.  Historic 
elevations show a splayed bay window to the bridge which would have been 
where the toll keeper used as their office window so as to see better and 
which is a feature of historic toll houses thus contributing to our understanding 
of its use.  

9.11. The building is appreciated as an attractive structure.  Its various uses have 
reflected local industry of boat building and leisure activities associated with 
the Thames, which were communal uses.  The building is an important and 
cherished local landmark building in its own right.   

9.12. The setting includes Folly Bridge, the Head of the River, Salter’s Steamers, 
Caudwell Castle, the River Thames, the buildings associated with boating and 
boat building run by Salter’s over many years.  This setting has important 
significance for the history of the area and their inter-relationship is important 
as it shows the associated historic uses which brought about their 
construction. 
 

ii. Listed Building at Risk 

9.13. The building is vacant and currently gutted with no floor covering between the 
ground floor and basement (river level) and only the joists visible; the 
conservation officer could not stand on the upper floor, only see it from 
beneath, however it is probable that virtually no historic elements were 
retained. There are no records of listed building consent being applied for 
these works.  Clearly the loss of the plan form and historic features is 
regrettable however the current application would restore the building to use. 

9.14. The Toll House has deteriorated since being in a period of disuse for the last 
few years. Planning permission was granted for use of the building in 1998 for 
a mixed use tea room and sandwich bar (A3/A1 use); though its most recent 
use was best accurately described as a general store selling alcohol, with 
other parts of site (particularly at the lower level) used for storage.  There were 
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problems with anti-social behaviour in the immediate area.  The person 
running the store passed away and the building is in new ownership. The 
previous applications proposed a roof-top terrace with a high screen wall and 
also would have caused harm to the significance of the listed building thus 
were refused. Considerable officer time and effort were put into recommending 
changes to the proposals for both the previous and the current applications so 
that the applications could be supported in principle.  The owner has engaged 
an architect who has submitted a comprehensive schedule of works and plans 
which now can be recommended for approval.   Due to other newer 
supermarkets being nearby such as Tesco’s and Sainsbury’s further up St 
Aldate's, the applicant states that it probably would not be economically viable 
to retain a retail use. The parallel planning application also led to concerns 
outside of the remit of the listed building consent application and this has 
created additional delays in the determination of the applications. 
 

iii. Principle of Development 

9.15. This is acceptable as it would facilitate a viable use for the building and 
improve the setting of listed buildings.  The principle of the development in the 
context of the Council’s adopted planning policies is dealt with in the officer 
report for the planning application. 

iv. Change of use 

9.16. The proposed change of use is a key issue as this necessitates alterations. It 
is important that the building has an economically viable use and that it is 
restored to a sustainable use, to facilitate its restoration.   

9.17. The implications for change of use required clarification and further information 
was required to assess the impacts on the setting.  These planning matters 
are covered in the parallel planning report. 

9.18. The Local Planning Authority discussed the impact of the proposals on the 
heritage asset to avoid any conflict between its conservation and any aspect of 
the proposal and it is considered that no conflict would arise from the 
proposals.  

9.19. The NPPF (revised February 2019) strengthens ‘use’ in more detail than the 
first version did. The Local Planning Authority has taken into account the effect 
of the application on the significance of the designated heritage asset and has 
balanced the harm against the public benefits of the proposal including 
securing its optimum viable use. No harm would arise to the significance.  

9.20. The Local Planning Authority has considered the desirability of sustaining and 
enhancing the significance of heritage assets and putting this to viable use, 
therefore the development would be acceptable in principle for the purposes of 
the Listed Building Consent application and the requirements of Paragraph 
196 of the NPPF. 
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v. Design 

9.21. Policy CP1 of the Oxford Local Plan 2001-2016 states that a development 
must show a high standard of design, including landscape treatment, that 
respects the character and appearance of the area; and the materials used 
must be of a quality appropriate to the nature of the development, the site, and 
its surroundings. Policy CS18 of the Core Strategy states that planning 
permission will be granted for development that demonstrates high-quality 
urban design through responding appropriately to the site and its 
surroundings, creating a strong sense of place and contributing to an attractive 
public realm. 

9.22. The proposed design is straightforward and would retain the existing shopfront 
which has character and is on the plan form of the original; would retain the 
rear timber door, restore stucco, insert new floors and carry out various works 
to facilitate the new café use including ventilation. The timber would be 
repainted with colour samples for the Conservation Officer to approve.  The 
enclosed lower terrace area would have glass openings facing towards the 
river and because of the adjacent bridge and walls around the alley to the east 
of the application site these changes would be acceptable in design terms. 

9.23. The existing shop front, windows and doors would be retained and 
refurbished.  Areas of decay to the stucco would be repaired.  The slate roof 
has been recently repaired by the current applicant.   

9.24. The very attractive original timber windows would be restored and repainted. 
The small landscaped area would be improved to the benefit of those using 
the café.  

The changes at a height readily visible from Abingdon Road would be minimal and 
discreet, limited to a white louvre serving the extraction system and roof lights 
serving the lower floor. It is considered that these changes would not harm the 
setting. The other external changes, namely to the terrace area at the lower 
level, the new glass doors at lower ground level and the addition of bin and 
cycle storage would largely only be visible from the nearby public footpaths. In 
addition the Toll House is visible from the river and from the restaurant 
opposite so views from these would improve. These changes are considered 
to be sympathetic to the host building and would not appear out of place in the 
context of the site. For these reasons it is considered that the development 
proposal would have an acceptable impact in terms of design and is therefore 
considered acceptable in terms of Policies CP1 and CS18. 

vi. Impacts on the Significance of the Listed Building and Railings and the 
Setting of Listed Buildings, on the Conservation Area and on the 
Scheduled Ancient Monument. 

9.25. Policy HE3 of the Oxford Local Plan 2001-2016 states that listed building 
consent will only be granted for works involving an alteration or extension to a 
listed building that is sympathetic to and respects its history, character and 
setting. Policy HE3 notes that planning permission will only be granted for 
development which is appropriate in terms of its scale and location, and which 
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uses materials and colours that respect the character of the surroundings, and 
have due regard to the setting of any listed building. 

9.26. Policy HE7 of the Oxford Local Plan 2001-2016 states that listed building 
consent will only be granted for development that preserves or enhances the 
special character and appearance of the conservation areas or their setting. 
Furthermore, planning permission will not be granted for proposals involving 
the substantial demolition of a building or structure that contributes to the 
special interest of the conservation areas.  

9.27. Regard has been paid to paragraphs 192 and 193 of the NPPF in reaching a 
decision; it is a requirement that great weight is placed on the conservation of 
designated heritage assets when considering development proposals. When 
applying the test outlined in paragraph 196, it is considered that the proposal 
would cause less than substantial harm to the significance of the Conservation 
Area. The public benefits of the proposals would be to bring this now vacant 
building back into use. Given the relatively small changes that would take 
place to the building it is considered that the public benefits of the 
development would outweigh the less than substantial harm in this case. 
Therefore, the proposals would be acceptable in terms of their impact on this 
designated heritage asset. Officers have considered the impact of the 
proposed development on the significance of the designated heritage asset 
and great weight has been to the asset’s conservation, as required in 
Paragraph 193 of the NPPF. 

9.28. Special attention has been paid to the statutory test of preserving or 
enhancing the character or appearance of the conservation area under section 
72 of the Planning (Listed Building and Conservation Areas) Act 1990, which it 
is accepted is a higher duty. It has been concluded that the development 
would preserve and enhance the character and appearance of the 
Conservation Area, and so the proposal accords with section 72 of the Act. 
Section 16 of the Act states that conditions can be imposed should an 
application for listed building consent be granted and these conditions ate 
listed below. Section 66 requires the local planning authority to have special 
regard to the desirability of preserving the building or its setting or any features 
of special architectural or historic interest which it possesses and Section 66 
requires the Local Planning Authority to have regard to the to the desirability of 
preserving features of special architectural or historic interest and in particular 
listed buildings and this has been done.  

9.29. For the significance of the area and buildings, please see the description 
above in Section i. The proposed alterations would have a beneficial impact on 
the setting of designated and undesignated heritage assets. Bringing the Toll 
House back into use and restoring it and repainting the railings may even 
improve the setting of these heritage assets as the existing derelict nature of 
the building is visually discordant.  The Toll House would be appreciated again 
for the attractive building it is.  The vitality of the area would be preserved.  

9.30. The proposal entails visible changes which represent non-traditional 
interventions to the building, particularly the highly visible louvre to the north 
elevation, roof lights and the less visible glazed doors at lower ground level 
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opening to the river side. Given the above considerations, it is considered that 
the proposal would result in no harm to the significance of the conservation 
area. The fact that the proposal would bring this now vacant building back into 
use is considered a public benefit, particularly given the site’s prominent 
location. The proposal is therefore considered to accord with Policy HE7. 

9.31. Overall none of these changes would detract from the appearance, character 
and special significance of the Listed Building or the Central Conservation 
Area. The setting of listed buildings in the area such as the Head of the River, 
the bridge, Victorian iron railings, and buildings in Folly Island would be 
improved. Undesignated heritage assets in Folly Bridge such as the Salter’s 
office buildings and the restaurant on the opposite side of the river would have 
improved settings.  The vitality of the area would improve with the building 
being given a new use. 

9.32. In terms of the impact on Scheduled Ancient Monument (Folly Bridge Norman 
Causeway) the Scheduling covers the width of the modern road to protect the 
narrower Norman causeway below. All existing service routes are excluded 
from the scheduling however any new routes would require Scheduled 
Monument Consent. 

9.33. No works are to be undertaken that would impact on the scheduled area. The 
agents have confirmed that no new service routes are proposed into the 
highway. 

9.34. In this instance the proposed groundworks are very limited and, on the basis 
of the available evidence, these are too small scale to warrant archaeological 
monitoring. None of the proposals would affect the fabric of the Norman 
causeway. 

9.35. The proposals would comply with NPPF requirements in paragraphs 127, 128, 
 130, 190, 191, 192, 193, 196,197, 199 Local Plan 2001-2016: CP1, CP6, 
 CP8, CP10, CP11, Local Plan Submission Draft 2036:  DH1 Local Plan 2001-
 2016: CP1, HE1,HE2, HE3, HE4, HE5, HE7, Local Plan Submission Draft 
 2036:  DH3. 

10. CONCLUSION 
 

10.1. Officers have given considerable weight and importance to the desirability of 
preserving or enhancing designated heritage assets and their settings, 
including the listed building(s) and the Conservation Area. Officers have been 
particularly mindful of the requirements of Paragraphs 192-193 of the NPPF 
that require that great weight is placed on the importance of conserving 
designated heritage assets. It is considered that any harm that would result 
from the proposed development is justified by the public benefits that would 
result and that the proposal is considered to comply with policies contained 
within the adopted Oxford Local Plan, the adopted Oxford Core Strategy, and 
National Planning policy and guidance. 
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10.2. Subject to satisfactory discharge of conditions, the proposals are reversible, 
justified and proportionate. Minor/no harm would be caused as a result of the 
applicant’s requirements however this is justified. 

10.3. Harm to the building’s significance would be kept to the minimum and any 
removed historic material of significance would be recorded. The special 
architectural and historic interest of the listed building would be conserved. 
The proposals would cause less than substantial harm to the Conservation 
Area and the listed building but this is outweighed by the public benefit of 
bringing the building into use. The proposed development would not create a 
harmful impact on the setting of nearby Listed Buildings. Therefore, the 
proposals are considered to comply with national and local policies and 
specifically the requirements of Policy HE3 and HE7 of the Oxford Local Plan 
2001-2016 and Paragraphs 192-196 of the NPPF. 

10.4. It is recommended that the Committee resolve to grant listed building consent 
for the development proposed. 

11. CONDITIONS 
 

1. The works permitted shall be begun not later than the expiration of three years 
from the date of this consent. 
 
Reason: In accordance with Section 18(1) of the Planning (Listed Buildings 
and Conservation Areas) Act 1990 in accordance with policies CP1 and HE3 
of the Adopted Oxford Local Plan 2001-2016 and policy CS18 of the Oxford 
Core Strategy 2026. 

 
2. This Listed Building consent relates only to the works specifically shown and 

described on the approved drawings. Any other works, the need for which 
becomes apparent as alterations and repairs proceed, are not covered by this 
consent and details of any other works must be submitted to the council as 
Local Planning Authority and approved before work continues. 
 
Reason: For the avoidance of doubt and to protect the special interest of the 
historic building in accordance with policies CP1 and HE3 of the Adopted 
Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 
2026. 

 
3. Seven days’ notice in writing of the commencement of works on site shall be 

given to the local planning authority. 
 
Reason: To provide an opportunity for an inspection of the works by the Local 
Planning Authority, in accordance with policies CP1 and HE3 of the Adopted 
Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 
2026. 

 
4. Written Notice of two weeks of the intended completion on site of the contract 

for the works hereby granted Listed Building consent shall be given to the 
local planning authority. 
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Reason: To allow a final inspection of the completed works by the Local 
Planning Authority in accordance with policies CP1 and HE3 of the Adopted 
Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 
2026. 

 
5. Prior to commencement of the relevant part of the development, a structural 

engineer's report and drawings of proposed works which would affect the 
building including any alterations required to maintain structural integrity of the 
building and these details shall be submitted to, and approved in writing by the 
Local Planning Authority, and the works shall be carried out in accordance 
with the drawings agreed. 
 
Reason: In the absence of sufficient information and to safeguard the special 
architectural or historic interest of the listed building and its structural integrity, 
in accordance with policies CP1 and HE3 of the Adopted Oxford Local Plan 
2001-2016 and policy CS18 of the Oxford Core Strategy 2026. 

 
6. The development hereby approved shall only take place when the applicant 

has secured a programme of architectural recording of the interior and exterior 
by measurement, drawing and photography before work commences on site. 
The recording shall be in accordance with a written scheme of investigation, 
which has been submitted to, and approved in writing by, the Local Planning 
Authority. The record shall be to level 2 recording level as set out in Historic 
England's 'Understanding Historic Buildings, A Guide to Good Recording 
Practice', revised edition. One bound copy shall be submitted to the City 
Archaeologist for the Heritage Environment Record to a format set out by the 
City Archaeologist; please contact David Radford, dradford@oxford.gov.uk. 
 
Reason: To preserve by record the works that will be affected by the works 
hereby granted consent in accordance with policies HE2 and HE4 of the 
Adopted Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core 
Strategy 2026. 

 
7. Except as noted on the approved plans, no historic features such as 

fireplaces, staircases, balustrades, stonework openings, timber window 
reveals, panelling, floor, doors etc. shall be removed without the prior written 
agreement of the Local Planning Authority. 
 
Reason: To protect the historic interest of the building and as Listed Building 
consent has not been granted for such works, in accordance with policies CP1 
and HE3 of the Adopted Oxford Local Plan 2001-2016 and policy CS18 of the 
Oxford Core Strategy 2026. 

 
8. Samples of paint colours shall be painted as test patches on site and made 

available to the conservation officer, and approved in writing by, the Local 
Planning Authority prior to the commencement of the relevant part of the 
development and the works shall be carried out in accordance with the 
approved details. 
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Reason: For the avoidance of doubt and so that the Local Planning Authority 
can agree these details in accordance with policies CP1, HE3 and HE7 of the 
Adopted Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core 
Strategy 2026. 

 
9. After works are completed any damage caused by such works shall be made 

good to a standard agreed in writing by the Local Planning Authority and 
before the contract of works hereby approved is completed. 
 
Reason: To preserve the character of the building in accordance with policies 
CP1, HE3 and HE7 of the Adopted Oxford Local Plan 2001-2016 and policy 
CS18 of the Oxford Core Strategy 2026. 

 
10. All original architectural features exposed by demolition and/or during the 

progress of the works shall be preserved in situ or relocated in accordance 
with details to be submitted to and approved in writing by, the Local Planning 
Authority. 
 
Reason: To ensure the preservation of valuable features of historic interest 
which might otherwise be lost during the proposed works, in accordance with 
policies CP1 and HE3 of the Adopted Oxford Local Plan 2001-2016 and policy 
CS18 of the Oxford Core Strategy 2026. 

 
11. Details of soil and vent stacks, heating and air conditioning plant etc., 

including fume 
extraction and odour control equipment, with details of any external ducting, 
shall be 
submitted to, and approved in writing by, the Local Planning Authority before 
the development commences and only the approved details shall be carried 
out. 
 
Reason: In the interests of visual amenity and to protect the special interest of 
the historic building, in accordance with policies CP1 and HE3 of the Adopted 
Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 
2026. 

 
12. All existing internal features, such as wall paintings, plaster work, floorboards, 

ironwork, fireplaces, doors, windows, staircase balustrading and other 
woodwork, shall remain undisturbed in their existing position, and shall be fully 
protected during the course of works on site unless expressly specified to the 
contrary in the approved drawings. 
 
Reason: To ensure the retention of in-situ features of special architectural or 
historic interest in accordance with policies CP1 and HE3 of the Adopted 
Oxford Local Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 
2026. 

 
13. Where the works require the temporary removal or disturbance of historic 

features such as fireplaces, doors, fanlights, linings, heads and architrave's 
they shall be carefully set aside and reinstated in their original locations or in 
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locations as shall be agreed in writing by the Local Planning Authority before 
the contract for the works is completed. All other features at present in the 
building, but not specifically referred to on the approved drawings, shall be 
protected and retained in situ. 
 
Reason: To protect the historic interest of the building in accordance with 
policies CP1 and HE3 of the Adopted Oxford Local Plan 2001-2016 and policy 
CS18 of the Oxford Core Strategy 2026. 

 
14. Any as yet unknown features of historic interest discovered during the 

progress of the works shall be retained in situ and preserved to the 
satisfaction of the Local Planning Authority. 
 
Reason: To ensure the preservation of valuable features of historic interest, 
which might otherwise be lost during the proposed works in accordance with 
policies CP1 and HE3 of the Adopted Oxford Local Plan 2001-2016 and policy 
CS18 of the Oxford Core Strategy 2026. 

 
15. Where existing doors are required to be upgraded to fire resistant standards 

the work shall be carried out in character with the date of the building's fittings 
in accordance with details to be submitted to, and approved in writing by, the 
Local Planning Authority. 
 
Reason: To ensure the preservation of the interior fittings of this historic 
building and to maintain its character as a result of the works in accordance 
with policies CP1, HE3 and HE5 of the Adopted Oxford Local Plan 2001-2016 
and policy CS18 of the Oxford Core Strategy 2026. 

 
16. The electric cable(s) to serve the new lighting scheme, shall be carefully 

routed inside the building, taking account of any architectural features, and 
shall, wherever practicable emerge to the exterior, only at the point of fixing 
the lights. Wherever practicable there should be no cable visible on the 
exterior and where any short lengths unavoidably appear, then these shall be 
painted to match the light-fittings' casing. 

 
Reason: To protect the special character and appearance of the listed building 
in accordance with policies CP1 and HE3 of the Adopted Oxford Local Plan 
2001-2016 and policy CS18 of the Oxford Core Strategy 2026. 

 
17. Any additional works to the fabric of the listed building that may be required to 

conform to fire regulations shall be submitted in detail to, and approved in 
writing by the Local Planning Authority prior to commencement of this part of 
the contract on site and only the approved works shall be carried out. 
 
Reason: In order to permit the Local Planning Authority to give consideration 
to further works in the context of the special character of the listed building in 
accordance with policies CP1,HE3 and HE5 of the Adopted Oxford Local Plan 
2001-2016 and policy CS18 of the Oxford Core Strategy 2026. 
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18. Details of any proposed floodlighting or external lighting shall be submitted to, 
and approved in writing by, the Local Planning Authority before the building(s) 
is occupied. Development shall be carried out in accordance with the 
approved details. 
 
Reason: In the interests of amenity and in the absence of information, in 
accordance with policies CP1, HE3 and HE11 of the Adopted Oxford Local 
Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 2026. 

 
APPENDICES 

 Appendix 1 – Site location plan 

 
HUMAN RIGHTS ACT 1998 

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. 

SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

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 listed building consent , officers 
consider that the proposal will not undermine crime prevention or the 
promotion of community. 
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