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 EAST AREA PLANNING COMMITTEE   

 

Application number: 19/00933/CT3 

  

Decision due by 6th June 2019 

  

Extension of time 12
th

 July 2019 

  

Proposal Formation of 10no. parking spaces. 

  

Site address Land At The Junction Of Blackbird Leys Road And, 

Balfour Road, Oxford, Oxfordshire – see Appendix 1 for 
site plan 

  

Ward Blackbird Leys Ward 

  

Case officer Michael Kemp 

 

Agent:  N/A Applicant:  Mr James Axford 

 

Reason at Committee The application is submitted by Oxford City Council  

 

 

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 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 10 off-street parking spaces on 
a small landscaped area of open space located to the north of Blackbird Leys 
Road in Blackbird Leys. The proposed parking would be accessed via a new 
means of access from Blackbird Leys Road. The application is submitted with 
the intention of providing off-street parking for existing properties in Blackbird 
Leys Road and Balfour Road, which do not currently benefit from off-street 
parking.  It is intended that the provision of parking would alleviate issues arising 
from unauthorised parking on the existing landscaped space to the north of 
Blackbird Leys Road.  
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2.2. The proposals are considered to be beneficial in highway safety and amenity 
terms and would provide a dedicated area of off-street parking and an improved 
means of access onto Blackbird Leys Road. The proposals are considered to 
strike an acceptable balance between providing additional off-street parking 
spaces and ensuring that an acceptable degree of landscaping is retained, whilst 
also ensuring that existing mature trees on the site are retained. The proposals 
retain adequate separation between the parking bays and the adjacent 
properties and are considered to preserve the residential amenity of existing 
occupiers.  

2.3. Overall the proposals are considered to be acceptable and compliant with the 
provisions of the Oxford Local Plan; Core Strategy and the Emerging Local Plan.   

3. LEGAL AGREEMENT 

3.1. This application would not be subject of a legal agreement.  

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. The proposal would not be liable for a CIL contribution.  

5. SITE AND SURROUNDINGS 

5.1. The site is located within Blackbird Leys and forms part of a landscaped area of 
open amenity space between Blackbird Leys Road and the frontage of two rows 
of terraced two storey dwellings these being No.17 to No.31 Blackbird Leys Road 
and a two storey block of flats Nos.13 to 17 Balfour Road. Blackbird Leys Road 
which lies to the south is elevated slightly in relation to the site, there is a 
stepped access to the site down the existing embankment leading from an 
adjacent pedestrian crossing at Blackbird Leys Road.   

5.2. There is level pedestrian access to the site at a point to the south east where the 
existing footpath and cycle path leading from Belfour Way meets the footpath 
and cycle access along Blackbird Leys Road. There are existing pedestrian 
accesses through the site from this point. There is a dropped kerb access from 
Blackbird Leys Road at this point and there is a space which is sufficiently wide 
for vehicles to access the site, however it was not intended that this would form a 
general access for public use and the main purpose of this access would be for 
maintenance and management of the landscaped spaces for example grass 
cutting.   

5.3. The site was intended as a landscaped space; however the space has become 
extensively used as an unauthorised informal area of car parking as the 
surrounding properties do not currently benefit from off-street parking. The site 
comprises of grass, though the surface has become extensively damaged as a 
result of the informal use of the site for parking. The site contains a number of 
mature trees which are very visible in public views from Blackbird Leys Road.   

5.4. See site location plan below: 
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© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 

 

6. PROPOSAL 

6.1. The application proposes the formation of 10 parking spaces alongside the 
provision of landscaping. It is proposed that the parking spaces would be 
accessed via a new vehicular means of access from Blackbird Leys Road. The 
proposed parking would be located to the front of Nos. 25 to 31 Blackbird Leys 
Road; the existing footpath to the front of the properties would be retained. The 
proposed parking bays would have a grass grid surface. The proposals include 
the addition of EV ducting to enable the spaces to be ready to for adaptation to 
charge electric vehicles if required in the future. The proposals include the 
retention of all existing mature trees on the site with additional planting.   

6.2. The formation of the parking would necessitate the redirection of two of the 
existing footpaths through the site with new footpaths formed to maintain ease of 
pedestrian access through the site. A new tarmacked access is proposed from 
Blackbird Leys Road, this would cross over the existing pedestrian and cycle 
path, and this would be addressed within the proposed development, with the 
cycle and pedestrian route repainted and marked.   

7. RELEVANT PLANNING HISTORY 

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

 

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 

Emerging 

Local Plan 
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Design  CP1 
CP8 
CP9 
CP10 
 

CS18  H14, DH1 

Natural 

environment 

14, 15 NE15 CS11  RE6, RE8, 
G7 

Transport 9, 12 CP1 CS13 HP16_ 
 

M1, M3, M4 

Miscellaneous   CP.13 
 CP.24 
 CP.25 

   

 

9. CONSULTATION RESPONSES 

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

 May 2019 and an 
advertisement was published in The Oxford Times newspaper on 25th April 
2019. 

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

9.2. The applicant wishes to create 10no. vehicle parking spaces on an area of land 
at the corner of Blackbird Leys Road and Balfour Road, on which informal 
parking already occurs. 

The site is in an area with low levels of allocated parking and a high demand for 
on-street parking as a result. The applicant demonstrates suitable visibility splays 
for vehicles exiting the parking facility. The dimensions of each proposed parking 
space comply with guidelines in the parking standards for new residential 
developments. It is noted that the applicant intends to construct the parking 
facility using SUDs methods. 

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

Public representations 

9.3. Public comments were received from three owners/occupiers of properties in 
Blackbird Leys Road; these being Nos. 27, 29 and 31 each of the comments 
were in overall support of the application.  

9.4. The following additional points were raised in relation to the proposals:  

 Request that signage be put up advising that parking is for residents only.  

 Would be preferable if more spaces could be provided.  

 Spaces should be concrete rather than grass grid.  

9.5 To respond to these comments, it would be a decision for the Council as 
applicant to decide how to allocate the spaces and there would be no 
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requirement under the planning process for this to occur so a requirement or 
condition in relation to residents only signage would not be reasonable or 
necessary in Officer’s opinion.  The number of spaces needs to be carefully 
considered and balanced with the amenity value of this green space.  The 
proposals have been designed to retain the existing trees on site and as much 
greenery as possible whilst providing parking to help alleviate the existing car 
parking problems in the area and informal parking on site.  As Blackbird Leys 
Road is a main thoroughfare, the existing greenery contributes to the visual 
amenity and it is important to retain this balance so in this case it is 
considered that more spaces could not be accommodated without causing 
undue harm visually or loss of trees.  The use of grass grid compared to other 
materials is addressed in the report below.   

 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

 Principle of development and Highways Considerations  

 Design, landscaping and trees  

 Neighbouring amenity 

 Sustainability  

 

a. Principle of development and Highways/Access Considerations  

10.2. The proposals are submitted with the aim of rationalising parking provision 
and providing additional parking spaces within an area that currently experiences 
issues with a proliferation of on-street parking. The majority of properties within 
the immediate area and the estate as a whole do not benefit from provision of 
off-street parking which has resulted in residents parking on landscaped areas 
and verges and the accumulation of vehicles causing an obstruction of the 
highway.  In order to address these issues a number of similar developments 
have been carried out in the area to provide areas of dedicated off-street parking 
in the form of parking bays. A recent example includes a development which was 
approved recently at Samphire Road (18/02977/CT3) to provide 36 spaces 
similarly in landscaped amenity spaces adjacent to the highway. A further 
planning application (19/00366/CT3) relating to the provision of 25 parking 
spaces at Furlong Close in close proximity to the site was recently approved in 
June 2019.   

10.3. The majority of properties in Blackbird Leys were developed without parking 
spaces at a time when car ownership was significantly lower. A large number of 
residents now own cars and as the vast majority of properties in the area do not 
benefit from off-street parking within the curtilage area of the dwellings; this has 
led to an accumulation of on street parking. There are 16 houses in Blackbird 
Leys Road which do not benefit from off-street parking provision as well as an 
existing block of flats on the corner of Balfour Road (Nos. 1 to 23). Existing on 
street parking capacity in the area is limited, nearby Furlong Close has a narrow 
carriageway and accumulation of on street parking presents an obstruction which 
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is detrimental to highway safety and amenity and as a result the City Council 
were granted planning approval for the creation of 25 off street parking spaces at 
Furlong Close recently.  

10.4. Approval was granted for the provision of 18 off street parking spaces in 2013 
(13/02285/CT3) in the form of a landscaped parking court on land to the east of 
Balfour Road, these spaces are extensively used. Blackbird Leys Road is a 
heavily used through route and on street parking is undesirable and restricted in 
places owing to double yellow lines and a section of an existing cycle lane. 
Balfour Road is largely unrestricted in terms of parking controls, however this is a 
heavily used route and forms a part of the main bus route through Blackbird 
Leys. There is a row of 5 garages to the rear of Nos. 1 to 23 Balfour Road 
providing some limited off street provision.        

10.5. The roads to the south of the site including Mallard Close and Kestrel 
Crescent as well as Blackbird Leys Road are subject of parking controls; 
however this is only limited to 8am to 1pm on Sundays and during events at the 
Kassam Stadium. 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.  

10.6. The provision of 10 dedicated off street parking spaces would be beneficial in 
going some way to alleviating the issues associated with on street parking and 
would be beneficial to highway safety and amenity as this will help to keep the 
carriageway clear of vehicles. With no parking controls in place in the area at 
present it is considered appropriate that further provision is made for off street 
parking. The proposals would rationalise parking on the site through the 
provision of marked bays making for a more efficient use of the site for the 
purposes of providing parking.  

10.7. The proposals would include the addition of a means of access onto Blackbird 
Leys Road. The Highways authority have confirmed that they are satisfied that 
the addition of this new means of access would not impact adversely on highway 
safety or amenity. The proposals are considered to be an improvement on the 
existing situation where vehicles using the site for unauthorised parking are 
accessing the existing landscaped space across the existing footpath and cycle 
path from an unmarked access where pedestrians and road users would not 
expect vehicles to be entering and exiting Blackbird Leys Road. A new 
pedestrian and cycle crossing would be created across the proposed access 
road, thus formalising the arrangement properly and making it clear for all road 
users with their respective designated areas.  

10.8. In summary it is considered that the proposed development would be 
beneficial to highway safety and amenity and consequently the development is 
considered to comply with the Policy CP1 of the Oxford Local Plan.         

b. Design, Landscaping and Trees 
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10.9. The site at present functions as a landscaped area of general amenity space 
which provides an open and green aspect in views from Blackbird Leys Road. 
There are a number of mature trees on the site which provide an important 
contribution to the character of the area. The proposals would not include the 
removal of any of the existing mature trees, which is welcomed. Furthermore it is 
indicated that the siting of the development should not compromise any of the 
existing trees. The proposals would also include the provision of additional tree 
planting to the south west and south east of the proposed parking bays which 
would be beneficial in screening views of the proposed parking bays from 
Blackbird Leys Road.  

10.10. The proposals would result in the loss of part of an existing open area of grass 
though this is comparatively small and has been blighted to a large degree by 
unauthorised parking which has caused significant damage to the grass. 
Unaffected areas would also remain.  Furthermore the proposals are to install 
grass grid parking, the impact of which would be softer in visual terms than 
hardstanding such as block paving or tarmac. The addition of a  grass grid 
system would also be beneficial in terms of drainage, particularly given that the 
development would be located in an area of potential surface water flooding.  
While tarmac is frequently used for the creation of car parking spaces for 
durability, the use of a grass grid system is considered appropriate in this case 
given the prominence of the site on a main thoroughfare.  It strikes a balance 
between formalising the existing informal parking which is causing damage, 
alleviating car parking issues on street and retaining the landscaped nature of 
the site.    

10.11. Overall officers consider that the development would not have an adverse 
visual impact on the character of the area and consider that 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. Impact on neighbouring amenity 

10.12. The proposed parking spaces would be located to the front of two rows of 
residential properties, these being Nos.17 to 23 and Nos.25 to 31 Blackbird Leys 
Road. The aforementioned properties are set back from the proposed parking 
behind a pedestrian footpath and private front gardens.  

10.13. In respect of Nos. 25 to 31 there would be a separation distance of 6 metres 
between the end of the proposed parking bays and the front of the properties, 
with the exception of No.29 which has a small front extension, there would be 4 
metres separation between the parking bays and this property. In respect of 
Nos.17 to 23 there would be an even greater distance ranging between 8 metres 
in respect of No.23 and 14 metres in respect of No.19.  

10.14. Overall officers consider that the proposed separation distance between the 
proposed parking bays and the front elevation of the adjacent properties would 
ensure that the residential amenity of these properties would not be unduly 
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compromised by reason of noise disruption or disturbance as a result of the 
overall proximity of the parking bays in relation to the habitable spaces in the 
adjacent properties.  

10.15. Officers are satisfied that the proposals preserve an appropriate standard of 
amenity for occupiers of neighbouring properties and accord with Policies CP1 
and CP10 of the Oxford Local Plan. 

d. Sustainability  

10.16. The proposals would provide infrastructure to enable the future delivery of 
electric charging points.  Officers recommend attaching a condition to secure this 
provision of ducting to allow for future installation of Electronic Vehicle charging 
infrastructure, in order to make resident parking places EV ready for future 
demand. The addition of ducting to enable the future installation of EV charging 
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.   

e. Drainage   

10.17. The application site lies within Flood Zone 1, land which would typically be 
considered to be a low risk of flooding; however the Councils Flood Mitigation 
Officer has advised that the development would be located in an area of 
potential surface water flooding. Therefore, any impermeable area should be 
drained via a SuDS system, the applicants have proposed that this will consist of 
a heavy-duty cellular porous paving system which will preserve the ability for 
rainwater to seep back into the existing subsoil layers and maintain the existing 
drainage paths. In terms of the surfacing materials, the use of a grass grid 
system as opposed to an impermeable means of surfacing such as tarmac is 
considered beneficial in achieving effective drainage of the site. A relevant SuDS 
condition should be attached to ensure the effective drainage of surface water to 
prevent surface water flooding. Overall it is considered that the proposed 
development would comply with the requirements of Policy CS11 of the Core 
Strategy.  

11. CONCLUSION 

11.1. The proposals would deliver a total of 10 off street parking spaces, providing a 
rationalised parking arrangement on a space which is extensively used as an 
area of unauthorised parking for properties which do not benefit presently from 
off street parking. The proposals include a new means of access onto Blackbird 
Leys Road which is considered acceptable in highway safety terms, particularly 
in comparison to the existing situation where vehicles are accessing the site 
across the pedestrian and cycle path via a poorly visible and marked access 
point.  

11.2. The proposals would retain important landscaping features, namely the 
prominent mature trees located on the site and the proposed surfacing would 
comprise of softer, low key permeable grasscrete. It is considered therefore that 
the proposals achieve an appropriate balance between providing the required 
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parking and retaining appropriate standards of visual amenity on this main 
thoroughfare and prominent site.  

11.3. The proposals afford a sufficient degree of separation distance between the 
proposed parking bays and the front elevation of the existing properties in 
Blackbird Leys Road and Balfour Road to ensure that the amenity of existing 
occupiers would not be compromised by reason of the siting of the proposed 
bays.    

11.4. Taking the above factors into account it is considered that the proposed 
development would comply with the relevant provisions of the Oxford Local Plan; 
Core Strategy and Emerging Local Plan (while acknowledging that only limited 
weight can be given to the latter).    

11.5. It is recommended that the Committee resolve to grant planning permission 
for the development proposed. 

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 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 first use of the spaces provision of ducting to allow for future 
installation of Electronic Vehicle charging infrastructure, shall be formed, and 
laid out in accordance with the approved details 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. The development shall be carried out in strict accordance with the tree 

protection measures contained within the planning application details shown 
on drawing number Arbtech TPP 01 (Feb2019) unless otherwise agreed in 
writing beforehand by the Local Planning Authority. 
 
Reason: To protect retained trees during construction in accordance with 
policies CP1, CP11 NE15 and NE16 of the Oxford Local Plan 2001-2016 and 
CS12 of the Oxford Core Strategy 2011-2026. 
 

5. The landscaping proposals as approved by the Local Planning Authority in 
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details shown on drawing number OXF-OCC-BBL-00-AR-DR-00006  (Rev 
P01) shall be carried out no later than the first planting season after first 
occupation or first use of the development hereby approved unless otherwise 
agreed in writing beforehand by the Local Planning Authority. 
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP11 of the Oxford Local Plan 2001-2016 and CS12 of the Oxford Core 
Strategy 2011-2026. 

 
 

6. 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: In the interests of ensuring the adequate drainage of surface water to 
ensure compliance with Oxford Core Strategy Policy CS11 

 

13. APPENDICES 

 Appendix 1 – Block Plan  
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14. HUMAN RIGHTS ACT 1998 

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

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

15.1. Officers have considered, with due regard, the likely effect of the proposal on 
the need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998. 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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