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in place 
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Oxfordshire – see Appendix 1 for site plan 
  
Ward Jericho And Osney Ward 
  
Case officer Julia Drzewicka 
 
Agent:  Mr Peter 

Brampton 
Applicant:  The Chancellor, 

Masters And 
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Oxford 

 
Reason at Committee The application is before the committee because it is a 

major application. Deferred by the West Area Planning 
Committee from 9 July 2019 Committee.  

 

 
1. RECOMMENDATION 

1.1.  West Area Planning Committee is recommended to: 

1.2. approve the application for the reasons given in the report and subject to  

1.2.1. the required planning conditions set out in section 12 of this report and grant 
planning permission and subject to: 

1.2.2. the satisfactory completion of a legal agreement under section 106 of the 
Town and Country Planning Act 1990 and other enabling powers to secure the 
planning obligations set out in the recommended heads of terms which are set 
out in this report;  

1.2.3. and grant planning permission;   

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

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

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

1.3.3. complete the section 106 legal agreement referred to above and issue the 
planning permission. 

2. EXECUTIVE SUMMARY 

2.1. The application was considered at the 9 July West Area Planning Committee. 
At that Committee, Members were addressed by members of the public and 
the Applicant. The Committee asked questions of the officers and public 
speakers about the details of the application. The Committee discussion 
focussed on matters relating to the impact of the development on the 
neighbouring properties and the rationale for the size of the development and 
questioned whether it could be viable at a reduced size.  

2.2. The Committee agreed to defer the application to enable further details to be 
provided by the applicant relating to the viability of the proposal and evidence 
to support the assertion by the applicant that any reduction in the scale of the 
development would make it unviable.  

2.3. Following the 9 July West Area Planning Committee the applicant has taken 
the opportunity to make further amendments to the proposed scheme in order 
to address issues raised during the committee meeting. This has resulted in 
revised plans being submitted setting the new third gabled veil-clad extension 
back by a further 1.2m away from the Arthur Street properties and the 
submission of further information demonstrating the need for the proposed 
development and the quantum of facilities proposed. The number of bedrooms 
has not been reduced from the originally submitted proposal.  

2.4. The viability discussed in this report refers to an “educational viability” i.e. how 
the course and residential accommodation can work together to be successful. 
The existing facility at Egrove Park does not meet the Said Business School’s 
need to provide a high quality Centre as a result of the limitations it imposes 
due to its size, the quality of and exclusivity of facilities and consequently its 
international recognition. The statement submitted by the applicant states that 
the excess accommodation capacity at Egrove Park is rented into the B&B 
market. However, this is because of the limited client demand to stay 
specifically at Egrove Park, rather than insufficient demand for the courses 
offered by the School.  

2.5. The applicant has provided a further statement to demonstrate the need and 
to justify the quantum of facilities proposed. Executive education comprises 
two markets. One is the custom executive education and the other is open 
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executive education; both would be provided in the proposed Executive 
Education Centre. The nature of the proposed Executive Education Centre is 
driven by the type of participants and the educational impact that the offered 
courses have; the nature of this proposed use is considered below. 

2.6. The Said Business School has run executive education programmes for over 
twenty years. The School and its leaders have extensive experience and 
understanding of the market through personal experiences and knowledge of 
its competitors of this high level market, which has informed the brief for the 
redevelopment of the former Osney Power Station. The overall size of the 
facility including teaching space, teaching room size, number of rooms of 
different sizes, size and required function of breakout space, and residential 
accommodation has been modelled on the anticipated scenarios for 
programme demand, typical course sizes and the pedagogical requirements of 
the programmes. The statement states that following a balanced portfolio of 
programmes running in parallel the long term modelling shows that custom 
and open programmes running in parallel would result in a total demand of 
122 participants.  

2.7. The size of the development has been modelled based on the educational 
needs of a world class educational programme. The space proposed would 
allow a degree of flexibility in terms of the size of the groups to be 
accommodated. Furthermore, the ancillary accommodation provided would 
enable the participants to collaborate both formally and informally to socialise, 
integrate and discuss in a similar manner to the interaction that inspires world 
class ideas across the University at present. Importantly, the proposed 
development with its extensions would enable a non-designated heritage 
asset (locally significant heritage asset) to continue to have a functional use 
whilst preserving its local significance including important elements of its 
design and fabric that were an important part of the building’s earlier uses.  

2.8. This report considers an application to convert and extend the existing Osney 
Power Station into a Global Leadership Centre for Executive Education (sui 
generis use). The Centre would be run by the Said Business School. The 
proposed development involves the retention, refurbishment, alteration, 
conversion of the existing building and extensions in order to provide 121 
ensuite bedrooms. Six of the ensuite bedrooms are proposed to be accessible. 
The proposals would also create four teaching rooms, breakout areas, kitchen, 
restaurant, bar facilities, a terrace overlooking the River Thames, gym, internal 
courtyard garden, two accessible off-street car-parking spaces (both for use by 
Blue Badge Holders), cycle spaces and landscaping. 

2.9. Amended plans were received on 12 April 2019 to overcome the Officers’ 
concerns in terms of the impact on the neighbouring properties, design and 
heritage impact, sustainability, flood risk, archaeology, cycle and car parking. 
Those amended plans and additional information were the subject of 
additional public consultation. Further amendments were received on the 23 
May 2019. These amendments included the retention of windows dating from 
1904 on the western elevation of the building and further technical information 
in terms of noise, sunlight/daylight and further justification in terms of number 
of rooms. Further information regarding archaeology and foundation design 
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was submitted on the 31 May 2019. Following the 9 July West Area Planning 
Committee, the applicant submitted further amendments, which included 
moving the new third gabled veil-clad extension by a further 1.2m from Arthur 
Street. 

2.10. An extensive and positive period of pre-application discussions preceded the 
submission of the application. Furthermore, the scheme has been presented 
to the Oxford Design Review Panel on two occasions (a workshop session in 
March 2018 and a detailed full review session in June 2018). The design of 
the alterations and additions to the building have been carefully considered 
and developed to take account of the concerns that have been raised and 
identified throughout the design process and the concerns in terms of the 
impact of the proposal on neighbouring properties. The design response is 
intelligent, responding carefully to the significant form and detailing of the 
surviving building elements and to the important elements within the building 
that identify its former functions both original and more recent. The presented 
design has evolved to thoughtfully mitigate the impact of the changes that 
result from the proposed use of the building and to preserve the important 
contribution that the building makes to the story of Oxford.   

2.11. The proposed alterations and additions to the existing Power Station building 
would not result in any harm to the Osney Town Conservation Area, Central 
Conservation Area and important views of the city. A low level of less than 
substantial harm would result in terms of archaeology, however this harm 
would be mitigated by the foundation’s design and would be outweighed by 
public benefits. The scheme would have an impact on the neighbouring 
properties, this is caused mostly by the underdeveloped part of the building 
and the scale of the proposed additions. It is considered that this impact, given 
the current massing and scale of the existing Power Station, its relation to the 
surrounding smaller residential units, design and materials of the proposed 
development, compliance of 45-degree guidance, new landscaping, distance 
between the new third gabled veil-clad extension and neighbouring windows, 
would not be so harmful as to warrant a refusal. The scheme is robustly 
justified and would ensure the survival of a building that is considered to make 
an important contribution to the history of the city.   

2.12. Officers consider that the proposal would accord with the policies of the 
development plan and other material considerations and on balance 
recommend that planning permission should be granted. The scheme would 
also accord with the aims and objectives of the National Planning Policy 
Framework for the reasons set out within the report and would constitute 
sustainable development.  Therefore in such circumstances, Paragraph 11 is 
clear that planning permission should be approved without delay.  

3. LEGAL AGREEMENT 

3.1. This application is subject to a legal agreement to cover an affordable housing 
contribution and a variation of the traffic order as requested by the Oxfordshire 
County Council.  

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 
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4.1. The proposal is liable for CIL. The total amount required is £296,476.50.  

5. SITE AND SURROUNDINGS 

5.1. The site consists of the large former power station and associated parking 
area. The existing building is a large industrial building with red brick and 
metal gables. The power station was built at Cannon Wharf in 1892 for the 
Oxford Electric Company Ltd. The significance of the building derives from its 
historical background, its origin as a power station built in 1892, on land 
occupied at the time by a Builder’s Yard and terraces of housing, following the 
creation of an Electric Lighting Order by Parliament in 1890 and the 
subsequent founding of the Oxford Electric Company in 1891. The earliest part 
of the building that dates from this period can still be seen in the multiple 
gabled elements of the building with highly decorative brickwork that forms the 
current western façade of the building and that sits directly against the river’s 
edge. The large, metal clad building elements that sit above the original 
façade and whose eastern enclosing walls overshadow the domestic 19th 
Century terraces of Arthur Street (housing built to accommodate the factory 
workers as well as those employed on the railways) were part of the early 20th 
Century modernisation of the power station which include the steam turbines 
and modern boilers. Changes at this time also included the alterations to the 
Russell Street building element, the increased building volume and the loss of 
some of the highly decorative brick detailing that still survives on the western 
façade. The building’s distinctive architectural elements and individual and 
differing forms offer evidence of an architectural significance much linked to 
the changing nature of the equipment required to fulfil both industrial and 
research building functions. The building underwent further changes in the 
1960’s, which offered a short extension of its operating period until its final 
closure in 1969. After this closure, the building was taken over by the 
University’s Engineering Department. The site benefits from a planning 
permission granted in 1969 (ref.69/22039/A_H) for Engineering and Science 
research and teaching and general storage space for University purposes from 
use as a disused Power Station. The University’s Engineering Department 
carried out various research/experiments on site. In this latest use, the building 
has contributed to significant research projects with internationally recognised 
outcomes. From 1974 Oxford Power Station became the location where 
hydroponics and gas turbine experiments were carried out by the University 
Department of Engineering Science until 2008. The existing building is largely 
unused except a small part of the building is used as storage for Pitt Rivers 
museum. The site remains in use as a University of Oxford site.  

5.2. The site is located to the south of Botley Road. The site lies approximately 
400m from the railway station and approximately 500m from the main Said 
Business School. The site lies within the predominately residential area of 
New Osney on the corner of Russell Street and Arthur Street and is bounded 
by the River Thames itself to the west. To the south of the site is a pair of 
semi-detached residential properties (Nos 18 and 19 Arthur Street) owned by 
the University and residential properties accessed from Barrett Street. Arthur 
Street features two-storey terraced houses which front the Power Station. 
Three storey terraced properties nos. 1-14 Russell Street are located to the 
north of the site and their front elevation faces the river, therefore only the side 
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elevation of No. 14 Russell Street faces the Power Station. No. 15 and No. 16 
Russell Street are two-storey semi-detached properties and these face the 
junction of Arthur Street and Russell Street. The site is not situated within a 
conservation area, although it is adjacent to the Osney Town Conservation 
Area to the west. The building is considered a unique asset within the city and 
is recognised for its former industrial function. The building is not included in 
the national statutory list but has been identified as of local significance and is 
therefore included on the Oxford Heritage Asset Register (OHAR), which 
comprises a list of buildings of local significance which fall into the category of 
undesignated heritage assets, as defined in the National Planning Policy 
Framework. The building illustrates the development of West Oxford as an 
industrial suburb with a large industrial building set amongst the narrow streets 
of housing that continued to be built up to the end of the 19th Century. The 
clear evidence of the former industrial function of the site and buildings are 
shown in its form, scale and appearance.  

5.3. The site is located within the Transport Central Area, City Centre 
Archaeological Area and mostly within Flood Zone 2 with a small raised area 
in the south of the site falling in Flood Zone 1. The River Thames forms the 
western boundary and the building sits hard against the river’s edge. The site 
is surrounded by small scale domestic early 20th Century terraces 
characteristic of the surrounding Osney Town Conservation Area. On the other 
side of the river is East Street, which falls within the Osney Town Conservation 
Area. The properties along East Street are located approximately 25m away 
from the western boundary of the application site. The properties along Arthur 
Street are located approximately 9m away from the existing retained East 
elevation. Properties along Russell Street are located approximately 9m from 
the existing North elevation. The rear elevation of No. 25 Barrett Street is 
located approximately 18m away from the south elevation of the proposed 
development. The two cottages 18 & 19 Arthur Street, which are within the 
ownership of the applicant, are immediately adjacent to the application site.  

 

 

 

 

 

 

 

 

 

5.4. A site location plan is shown below: 
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5.5. A block plan below shows approximate distances between the application site 
and surrounding properties (please note that larger version of this plan is 
provided in Appendix 2)   

 

6. PROPOSAL 

6.1. The application proposes the conversion, redevelopment and extension of 
Osney Power Station to create a Centre of Executive Education, which would 
be run by the Said Business School. The Said Business School currently runs 
these courses in Egrove Park in Kennington. There are currently 63 bedrooms 
available in Egrove Park. The planning statement submitted with this 
application states that the facilities at Egrove Park are extremely dated and the 
capacity of the building is insufficient. Furthermore, Egrove Park is located far 
from the main Said Business School and outside the city. The statement 
provided with the application states that the existing 63 bedrooms are not 
sufficient to meet the demand for accommodation and as a consequence, the 
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School is putting the participants in hotels within the City, which is putting 
pressure on the Oxford hotel market and short-let accommodation.  

6.2. The application site is located within walking distance of the main Said 
Business School Campus, city centre and railway station and therefore it 
makes this site very sustainable. The programmes run by the Business School 
would be for around 30 to 40 course participants and each course would run 
for a week. The Business School expects to run four programmes in a typical 
week. The size and massing of the proposed building including the 
accommodation and teaching spaces have been informed by a detailed 
modelling of the applicant’s likely demand over the coming years. The 
Business School considers that its optimum arrangement is to run up to four 
consecutive courses or groups in the building as this enables the most 
effective use of resource. The development is proposing 121 bedrooms, which 
reflects the number of participants per course per week. The teaching spaces 
have been based on the number of participants expected to attend the course. 
The sizes of the teaching rooms are flexible to allow for smaller or larger 
groups to be accommodated but with a maximum capacity of 50 people.  

6.3. The proposed development would reduce the pressure on the Oxford hotel 
market and short-let accommodation, would provide a better link between the 
main Business School building and the wider University of Oxford and Oxford 
city itself and would bring a locally significant building back into use. The 
existing Power Station building is a large building with large internal volumes 
indicative of its former industrial function and clearly evident in its form, scale 
and appearance. The amended CIL form submitted with the application states 
that the Gross Internal Floorspace of the existing building is 7,530sqm and the 
Gross Internal Floorspace proposed is 8,825sqm. The proposed development 
would be bigger in scale compared to the surrounding properties however the 
existing scale of the building on the site is already of a far greater scale than 
the surrounding properties. A lot of negotiation has taken place to reduce the 
scale of the proposal. The Applicant provided a statement justifying the need 
for the space proposed.  

6.4. The latest additions to the existing building such as the extension on the 
corner of Russell Street and Arthur Street and extensions along the boundary 
with No. 18 Arthur Street are proposed to be demolished. The application 
proposes to retain the majority of the existing building and also proposes the 
erection of additional extensions. The proposal comprises the creation of 115 
standard en-suite bedrooms and 6 accessible en-suite bedrooms. The building 
is designed to have two principal spaces, which would form the hub of activity 
within the building. The first space, which would be encountered on entering 
the building, would be the ‘Agora’, which is proposed to be a multi-functional 
space including the reception and lobby as well as a breakout area offering 
access to other parts of the building. The second space has been designed as 
an ‘internal courtyard’ which would be surrounded by bedrooms, teaching 
rooms and a library. This space would create a great breakout area and create 
a link between the outdoor and indoor spaces. The existing open space at the 
western end of Russell Street onto which the principal entrance to the building 
would face is proposed to be landscaped to provide an improved and more 
inviting space that leads down to the River Thames. This new landscaped 
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space would be accessible for the public, local residents, course participants 
and employees.  

6.5. There are currently 25 car parking spaces on site. The development proposes 
to reduce the off-street car parking spaces from 25 to only 2 disabled car 
parking spaces, which is considered to be acceptable given the location of the 
site. An operational space for services is proposed, which would be used for 
the servicing of the building. In the interest of highway safety and for the 
efficient operation of the road network a condition is recommended to be 
imposed to ensure that a delivery and servicing management plan including a 
maximum waiting time for this space is to be submitted for consideration and 
approval by the Local Planning Authority.   

6.6. Along Arthur Street 8 cycle stands providing storage for 16 bikes are being 
proposed along with some planting and landscaping to create public cycle 
storage. There is a further 14sqm cycle store proposed within the building. The 
submitted Addendum Design and Access Statement shows that the internal 
cycle store could fit 17 bikes. Therefore, there would be a total cycle storage 
provision for 33 bikes. A condition is recommended to be imposed to ensure 
that final details of the internal and external cycle storage shall be submitted to 
and approved in writing by the Local Planning Authority.  

6.7. The ground floor plan shows the main entrance to the building from Russell 
Street, ‘Agora’- multi-functional area, circulation area, breakout rooms, media 
room, kitchen, dining rooms, classroom, bar, gym and therapy rooms, plant 
rooms and a terrace looking out to the river. The first floor plan shows a 
courtyard, breakout areas, classrooms, breakout rooms, library and en-suite 
bedrooms. The second floor plan shows bedrooms and small rooms for 
storage. The third floor plan shows bedrooms, a breakout space and small 
rooms for storage. The fourth floor plan shows bedrooms, double height 
breakout space and storage spaces. The fifth floor plan shows plant space for 
the air handling units (AHU) and the chillers. The roof plan shows the location 
of the photovoltaic panels on the southern roofslope of the pitched roofs, 
louvre panels which connect to the supply and extract ducts of the AHU’s 
located on the roof surface. The roof plan also shows green roofs and 
rooflights.  

6.8. The proposed development would enable the Said Business School to provide 
facilities within close proximity and relationship to the main Said Business 
School Campus and would allow the applicant to provide on-site 
accommodation. The creation of on-site accommodation frees up the 
accommodation in the City’s hotels that would otherwise be used by the 
Business School and it would enable the re-use of an essentially 
redundant/underused building of some historic and architectural significance.  

6.9. The proposed materials are red multi brick for new extensions and engineering 
brick for the riverside extension. The proposed exposed metalwork would be 
finished in a slate grey colour and this includes windows, external doors and 
internal/external balustrades. Blackened steel and glazed walling is proposed 
for the integrated revolving door for the entrance. A slate roof is proposed for 
the low-rise riverside element and Russell Street buildings along with cast iron 
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rainwater goods, a metal standing seam roof (which would be finished in dark 
grey to the ‘industrial sheds’). A perforated pleated pre-weathered zinc or 
anodised aluminium (in light grey) is proposed for the proposed ‘veil’; the 
internal façade of the ‘veil’ would be a metal standing seam cladding. The 
glass for the internal veiled façade would be clear for the bedrooms and 
translucent for the bathrooms. The windows would be Crittall-style. 

6.10. The landscape plan shows five landscape zones. Extensive landscaping of the 
application site is proposed including the creation of new public space along 
Arthur Street, which would improve the outlook from properties along Arthur 
Street. A new public space along Russell Street is proposed which would 
create a much more pleasant public access to the riverbank and much 
enhanced entrance to the building, internal courtyard, riverside terrace and 
green roofs. 

7. RELEVANT PLANNING HISTORY 

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

 

69/22039/A_H - Change of use to private research and teaching facilities for the 
Department of Engineering and Science and general storage space for 
University purposes from disused Power Station (The Old Power Station, 17 
Russell Street and 18 and 19 Arthur Street). Approved 
 
72/26001/A_H - Alterations and extensions to disused power station to form 
university science park. Approved 
 
76/00922/AA_H - Erection of proprietary prefabricated building to accommodate 
simple technological unit for the Department of Engineering (reserved matters). 
Approved 
 
76/00922/A_H - Outline application for erection of prefabricated temporary 
building for use as technological development unit. Temporary permission  
 
97/01018/NF - Re-cladding and re-roofing work to Pitt Rivers Museum store.. 
Approved 
 
02/01015/FUL - Erection of covered bicycle stands and associated hoops.  
Provision of pass gates in existing 2.2 metre high vehicular gate. Approved 
 
16/02040/FUL - Erection of a double portacabin for use as a welfare facility for a 
temporary period of 3 years.  Approved  
 

 
8. RELEVANT PLANNING POLICY 

8.1. The following policies are relevant to the application: 

Topic National 
Planning 

Local Plan Core 
Strategy 

Emerging 
Local Plan  

Other 
planning 
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Policy 
Framework 

documents 

Design 8, 11, 124-
132 

CP1, CP6,  
CP8, CP9 
CP10 
 

CS2, CS18 
 

RE1, RE2, 
DH1 

 

Conservation/ 
Heritage 

124,127-131, 
184,  

189-202  

HE2, HE3, 
HE6,  HE7, 
HE9,   HE10, 
HE11 
 

 DH3  

Commercial 1, 2  CS24, CS27,  
CS29 

SP49, E2  

Natural 
environment 

133-142, 
148-165, 
170-183 

 CS9, CS11, 
CS12 
 

RE3, RE4, 
RE6, RE7, 
RE9, G2, G3, 
G7 

 

Social and 
community 

91-93 CP13, CP14, 
CP19, CP20 

CS19, 
CS21 
 

G5 HP14 Sites 
and Housing 
Plan 

Transport 102-111 TR1, TR2, 
TR3, TR4, 
TR11,TR12, 
TR13,TR14 
 

CS13, CS17 
 

M1, M3, M5 Parking 
Standards 
SPD 

Environmental 10 CP11, CP17, 
CP18, CP21, 
CP22, CP23 
NE14, NE15, 
NE21 
 

CS10 
 

 Energy 
Statement 
TAN 

Miscellaneous 7-12, 47,48     

*Only limited weight can be given to policies in the emerging Oxford Local Plan 2036 as the 
plan is currently at Proposed Submission Draft stage.  

 
9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 26 November 2018 
and an advertisement was published in The Oxford Times newspaper on 22 
November 2018. Following the submission of additional information that was 
requested by officers, additional site notices were displayed on 18 April 2019 
and an advertisement was published in The Oxford Times newspaper on 18 
April 2019. Following the 9 July West Area Planning Committee, further 
consultation has been undertaken on the amended plans and information 
submitted. Site notices were displayed around the application site on 8 August 
2019 and an advertisement was published in The Oxford Times newspaper on 
8 August 2019. The consultation expired on the 22 August 2019. 

Statutory consultees 
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Oxfordshire County Council -Transport Development Control  

9.2. Comment 1 May 2019- The County Council did not object to the proposal 
subject to conditions securing the details of cycle parking, car parking, travel 
and construction management plan. Comment 6 June 2019- the previously 
submitted comments still suffice.  

Oxfordshire County Council- Lead Local Flood Authority  

9.3. Comment 1 May 2019- objection- it has not been demonstrated that flood risk 
will not be increased elsewhere post development (needs to be confirmed by 
the Environment Agency); it has not been demonstrated there will be safe 
access and egress to the site (needs to be reviewed by Emergency Planning 
Officer). Whilst in principle we would have no issues regarding the proposal of 
green roofs and above ground storage, we would have concerns with how the 
scheme will develop to ensure that the surface water can be managed 
appropriately on the site due to it being located within flood zones 2 & 3 and 
the FRA has not demonstrated how this will be achieved for the whole site. I 
note that comments made by the LLFA previously stated that the proposals 
are not in line with our requirements. Proposals will need to come forward in 
line with the above guidance. We have previously suggested a condition to 
deal with surface water drainage and suggest this condition is revised to 
ensure compliance with the Oxfordshire Local Standards. Comment 19 June 
2019- objection – inadequate information and justification provided to enable a 
full technical assessment- The revised FRA dated 29 May 2019 by Clive 
Onions Consulting Civil Engineer is at Concept Stage. This should be worked 
up to Outline Design supported by relevant plans, long/cross sectional 
drawings, written statements of intent. The drainage proposals are not in line 
with local and national standards. Email dated 19 June 2019 has been 
received- The officer states that he does not object to the proposal subject to 
the condition provided in comment dated 1 May 2019.  

Environment Agency  

9.4. Comment 24 May 2019- Further to our letter dated 2 May 2019, the final issue 
concerning the lobby doors has now been resolved by a change of design to 
incorporate louvres to allow water entry into the area, whether open or left 
closed. We are now in a position to withdraw our objection to the proposed 
development providing the conditions are applied to any planning permission 
granted.  

Natural England  

9.5. No comments.  

Historic England  

9.6. Comment 1 May 2019- The revised proposals have subtly altered the window 
proportions and details on the north elevation and additional modelling has 
been introduced to the west elevation of the proposed new north wing. While 
these are relatively minor changes in our view they would significantly improve 
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the appearance of this part of the building and address our concerns regarding 
the design. The way in which the new southern wing has been brought forward 
more increases the sense of articulation on the west side of the building. We 
have no objection to replacing post 1948 windows and of the 1930s section of 
the west elevation, as these are standard pattern Crittal windows of limited 
significance. Comment 31 May 2019- If the original windows are retained as in 
drawing 1781-JMP-XX-DR-A-4104 the concerns about this application in my 
previous letter would be addressed and we would raise no objections on 
heritage grounds to granting planning permission.  

Thames Valley Police  

9.7. To ensure that the opportunity to design out crime is not missed and the 
proposals are constructed as indicated, a condition shall be placed upon any 
approval for this application.  

Thames Water  

9.8. Thames Water would advise that with regard to Foul Water sewage network 
infrastructure capacity, we would not have any objection to the above planning 
application, based on the information provided. Thames Water would advise 
that with regard to water network and water treatment infrastructure capacity, 
we would not have any objection to the above application. Thames Water 
recommends an informative be attached to the planning permission.  

Canal and River Trust  

9.9. The Canal and River Trusted stated that consultation with the Trust is not 
required for this application. 

Public representations 

9.10. 21 local people commented on this application from addresses in Abbey Walk, 
Arthur Street, Barrett Street, Bridge Street, East Street, Millbank, Mill Street 
and West Street. Oxford Civic Society, Oxford Preservation Trust, Oxfordshire 
Architectural & Historical Society, local councillor and Cyclox also commented 
on the proposal.  

9.11. In summary, the main points of the comments were: 

 In support of application.  Business school has made an exemplary effort to 
respect neighbourhood concerns; good design; positive impact on the area 

 No quality reference to the scale and limitations of the route to/from the 
building via Mill Street; Russell Street and Arthur Street 

 Suggestion that a resource centre and public exhibition area be incorporated 
in the design 

 Loss of light and privacy for neighbouring properties – ridge height too 
massive 

 Development is too large- large increase in the footprint- the development 
should be scaled back   
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 Concerns that the proposed roof terrace will be overlooking residential 
properties 

 Noise levels to increase when people are stood on the terrace affecting the 
noise environment in a quiet residential street 

 Support to the re-use of the site and building – care has been taken to ensure 
that the proposed design still allows the building to read as a former power 
station 

 Concern over the use, the increase in scale, mass and height of the 
development 

 Proposal does not conform with the Assessment of the Oxford View Cones 
(2015) 

 No attempt to use the methodology clearly set out in the Assessment of the 
Oxford View Cones 

 Harmful impact upon views in and out of the city  

 Proposal is too large and too dominant 

 The materials proposed will make it stand out (metal sheeting); light coming 
through will shine out adding to light pollution 

 Conservation Area – no reference made in the planning statement 

 Proposal does not add any benefit or positive impact to the area (conservation 
area and Oxford skyline) 

 Proposal fails to comply with policy CP10 of the Oxford Local Plan 

 Loss of daylight and outlook to residential properties, overshadowing  

 Proposed five storey extension to the southern end of the power station will 
cause considerable harm to daylight levels and outlook from the ground and 
first floor habitable rooms.  This extension should be removed from the 
scheme 

 Impact on parking restrictions in the area.  Double yellow lines and resident’s 
permit holders operate in the area.  Massive shortfall of proposed parking for 
the development  

 Key benefit is bringing a redundant building back into use, this should not be 
at the expense of residential amenity, the character of Arthur Street and 
securing safe and suitable access 

 The scale of the property is already dominant and of a considerable size.  Any 
increase in the scale would be excessive spoiling the character of the area, as 
well as overbearing to the residential streets surrounding the building 

 Large opening doors in the design – resulting in a much higher risk of light 
pollution; rise of noise disturbance; overlooking to residential street 

 Proposal of tree planting will do little to reduce the impact of overlooking 

 Proposed plant and machinery on ground floor will run continuously and will be 
particularly noticeable at night and at weekends (when resident’s windows will 
be open) 

 Plans show no provision for smoking shelters – if to be provided, need to be 
away from residential houses 

 Refuse area needs to be away from residential houses – therefore ensuring 
that bins are emptied/stored away and managed so that they are returned and 
not left in the street 

 Site is within flooding area – consideration needs to be given and an 
assessment to mitigate flooding  
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 Concerns of the potential early mornings/late nights of the kitchen and dining 
room is being used 

 Concerns over drainage capacity in Arthur Street and Russell Street – there is 
only one drain in Arthur Street on either side of the road 

 The size of the proposal is driven by the number of bedrooms and the 
associated learning infrastructure around the 130 accommodated students – 
does the University need so many bedrooms? 

 Concerns the accommodation could be used by Air BnB 

 Concerns with waste/sewage drainage system  

 Concerns with state of the surrounding roads 

 Concerns regarding the disruption during the construction  

 Concerns with noise, lighting 

 Noise and use conditions   

 Convert the building to residential use – alternative occupiers  

 Problems with accessing the documents online  
 
10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

i. Principle of development 

ii. Design 

iii. Archaeology 

iv. Neighbouring amenity 

v. Landscaping and trees 

vi. Biodiversity  

vii. Energy and Sustainability  

viii. Contamination  

ix. Flooding and drainage  

x. Transport  

xi. Noise  

xii. Air Quality  

xiii. Waste  

xiv. Safety  

xv. Affordable housing  

 
i. Principle of development   

10.2. The site consists of an old power station which is owned and occupied the by 
University of Oxford. The site includes a large redundant and underused 
building. Only part of the building is being used as a temporary store for some 
of the University’s museum artefacts and this is going to cease in 2019, 
regardless of the outcome of this application. The site benefits from planning 
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permission to use the site for academic purposes (University Department of 
Engineering Science) and storage use (University museums) and therefore the 
development does not propose to create a new academic space but is 
proposing to re-use and extend an existing academic site.   

10.3. The proposed development would constitute a sui generis use given the 
nature of the proposed development. The main use of the building would be 
educational use and it would be associated with the University of Oxford’s 
Said Business School. The residential facilities provided in the building would 
be an ancillary use and would be strictly associated with the proposed 
teaching use as they are part of residential courses. The proposed rooms 
would be let on a short term basis for a week at a time. Given the proportion of 
teaching spaces to residential type use, the proposed use would not fall wholly 
into education use either. Therefore, as stated above the proposal would 
constitute a sui generis use as it would not fall wholly into educational or 
residential use. There is no planning policy to retain the existing use of the 
building for research purposes. There is also no general policy that deals with 
a use such as this and therefore the proposal would not be contrary to any 
policy in terms of the principle of development.  

10.4. The National Planning Policy Framework (NPPF) encourages the effective use 
of land by reusing land that has been previously developed (brownfield land) 
provided that it is not of high environmental value. Policy CS2 of the Core 
Strategy states that development will be focused on previously developed 
land. The site would constitute previously developed land as defined by the 
NPPF. The proposal to develop and bring this building back into a viable use 
would accord with the aims of the NPPF and the Oxford Core Strategy with 
respect to developing previously developed sites. The proposal would make 
the best and most efficient use of this large redundant building in the city.  

10.5. The preamble to Policy CS16 (access to education) of the Oxford Core 
Strategy (paragraph 5.3.5) states that Oxford Brookes University and the 
University of Oxford both have plans to improve facilities for the provision of 
higher education within the city. Policy CS16 of the Core Strategy states that 
planning permission will only be granted for new education facilities in 
locations accessible by walking, cycling and public transport. Provision for 
community as well as educational use will be sought. The site is located in a 
very sustainable location and therefore it complies with the policy in this 
regard. The applicant has stated in their submission that due to the nature of 
the proposed development, there will be limited public access to the building 
as the educational uses will need to take priority. However, it also states that 
the Business School will try to make this building accessible to the wider 
community during the periods where there is not heavy demand for the 
courses. Given the nature of the proposed use, the location of the site, close 
proximity to the main Said Business School campus and the great public 
transport in the locality it is considered that the proposal complies in terms of 
the requirement of Policy CS16.   

10.6. Policy CS24 (affordable housing) of the Core Strategy states that planning 
permission will only be granted for commercial development that provides 
affordable housing to meet additional demand created. The affordable housing 
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contribution is discussed in Section XV of this report. The affordable housing 
contribution would be secured by a Section 106 legal agreement and therefore 
the proposal complies in this regard.  

10.7. Policy CS27 (sustainable economy) of the Core Strategy states that the City 
Council will support Oxford’s key employment sectors and clusters, whilst 
maintaining the necessary infrastructure and local services to ensure a 
sustainable economy. Policy CS28 (employment sites) of the Core Strategy 
states that planning permission will only be granted for the modernisation and 
regeneration of any employment site if it can be demonstrated that new 
development secures or creates employment important to Oxford’s local 
workforce, allows for higher-density development that seeks to make the best 
and most efficient use of land and does not cause unacceptable environmental 
intrusion or nuisance. The preamble to Policy CS29 (universities) of the Core 
Strategy states that the higher education and health sectors, and the wider 
activities generated by them, contribute significantly to the growth and 
competitiveness of Oxford’s economy. Policy CS29 of the Core Strategy states 
that planning permission will be granted for new academic floorspace on 
existing University of Oxford sites, increasing density where proposals respect 
the character and setting of Oxford’s historic core. This is an existing 
University of Oxford site and the proposed use would be within close proximity 
to the main Said Business School campus. The University of Oxford is one of 
the key employers in the city. The existing facilities are located outside of the 
city, therefore the proposed development and its use, due to its location within 
Oxford, its close proximity to the city centre, within the existing infrastructure 
network will ensure a sustainable economy and will provide new employment 
opportunities.   

10.8. Policy CS25 (student accommodation) of the Core Strategy states that 
planning permission will only be granted for additional academic/administrative 
accommodation for the University of Oxford and Oxford Brookes University 
where that University can demonstrate: in the first place that the number of 
full-time students at that University, who live in Oxford but outside of 
university-provided accommodation, will, before the particular development is 
completed, be below the 3000 level and once that figure is reached, thereafter 
will not exceed that level. All future increases in student numbers at the two 
Universities as a result of increases in academic/administrative floor-space 
must be matched by a corresponding increase in purpose built student 
accommodation. The preamble to Policy CS25 states that to avoid worsening 
the existing situation, it is crucial that all increases in student numbers (at the 
two universities) are matched at least by an equivalent increase in student 
accommodation. All applications for new or redeveloped academic floorspace 
will be assessed in this light.  

10.9. At the 9 July West Area Planning Committee, members raised a question in 
terms of the Oxford University students living outside of University 
accommodation. The 2017/2018 Annual Monitoring Report published by the 
City Council for the period up to 31 March 2018 refers to a figure of 3174 
students living outside of university provided accommodation in Oxford. The 
applicant provided a statement stating that at 1st December 2018 there were 
2732 students living outside of university accommodation. The latest figure 
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shows a reduction in number of students living outside of University. The 
applicant stated that this reduction is because around 360 new 
accommodation places have come on line since last year (compared to 
around 70 new places for 2017/2018) and a lower number of post graduate 
students on taught courses. The City Council will receive a final figure by 6 
September from both Universities (Oxford & Brookes) and therefore the final 
number will be addressed at the West Area Planning Committee on 10 
September 2019.  

10.10. It is acknowledged that the proposed development has elements of being an 
educational facility with ancillary accommodation. As stated in the report 
above, the proposal does not strictly fall into just one use and there is no 
general policy that deals with the proposed use. The existing use of the 
building is educational use and therefore the principle of having an educational 
use is considered to be acceptable. The proposal is not for undergraduate or 
postgraduate students and therefore there would not be a demand for a long 
term accommodation.  Due to the nature of the proposed use and the fact that 
the proposal comprises on-site accommodation, it is considered that the 
proposal would not increase pressure on Oxford’s general housing market or 
purpose-built student accommodation as the proposal would provide short-
term accommodation for the length of the course for the participants of the 
course. The proposal would reduce the pressure on local hotel and short stay 
accommodation and would not increase any pressure on the wider housing 
market. The proposed bedrooms would be directly linked to the proposed 
educational centre and therefore the “typical” student accommodation is not 
being proposed and therefore the restriction as set out in Policy CS25 of the 
Core Strategy should not be applied here.  

10.11. Policy E2 of the Draft Emerging Local Plan states that planning permission will 
be granted to support the growth of the University of Oxford through the 
redevelopment and intensification of academic and administrative floorspace 
on existing University of Oxford and college sites. The preamble to Policy 
SP49 of the Draft Emerging Local Plan 2016-2036 states that the site is 
suitable for student accommodation and housing, including employer-linked 
housing, or for intensification of its current academic use. Policy SP49 states 
that planning permission will be granted for student accommodation and/or 
residential dwellings, including employer-linked housing on the Old Power 
Station site. Development of the site may include replacement of the existing 
use of the site. Planning permission will not be granted for any other uses. The 
careful design must ensure that development proposals contribute towards the 
character of the Conservation Area and reflect the heritage significance of the 
building and its setting. A planning application must be accompanied by a site-
specific flood risk assessment and development should incorporate any 
mitigation measures.  

10.12. These policies are at the Proposed Submission Draft stage and very limited 
weight can be given to them. Oxford City Council proposed minor post-
publication changes to the Oxford Local Plan 2036. The proposed change 
states that the policy should include ‘academic institutional’ as part of 
permitted uses. The proposed use would provide academic use and the 
proposed accommodation would be linked to that use, it is considered that the 
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proposed development would be acceptable. The proposed use would re-use 
and extend a redundant/underused building, which has some historic and 
architectural significance. The location of the site and its close proximity to the 
main Said Business School, railway station and the city centre would create 
employment opportunities within the city and would reduce the need to travel 
to the existing facility beyond the City’s boundary. The Flood Risk Assessment 
has been submitted and mitigation measures have been proposed. 

10.13. The NPPF states that local planning authorities should approach decisions on 
proposed development in a positive and creative way. It goes on to state the 
local planning authority should use the full range of planning tools available 
and work proactively with applicants to secure developments that will improve 
the economic, social and environmental conditions of the area. Decision-
makers at every level should seek to approve applications for sustainable 
development where possible.  

10.14. Based on above assessment, officers consider that the proposal is acceptable 
in principle.  

ii. Design  

Policies and material considerations  

10.15. The NPPF requires that local authorities seek high quality design and a good 
standard of amenity for all existing and future occupiers of land and buildings. 
It suggests that opportunities should be taken through the design of new 
developments to improve the character and quality of an area and the way it 
functions. Policy CS18 of the Core Strategy and Policies CP1 and CP8 of the 
Oxford Local Plan combine to require that planning permission will only be 
granted for development which shows a high standard of design that respects 
the character and appearance of the area and uses materials of a quality 
appropriate to the nature of the development and creates an appropriate visual 
relationship with the form of the existing building and its surroundings. The site 
impacts on the setting of the Osney Town Conservation Area, which means 
that Policy HE7 of the Oxford Local Plan needs to be considered. Policy HE7 
requires that planning permission should only be granted for development that 
preserves or enhances the special character and appearance of conservation 
areas or their setting.  

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

10.17. Policy HE9 of the Oxford Local Plan states that planning permission will not be 
granted for any development within a 1,2000 metre radius of Carfax which 
exceeds 18.2m (60ft) in height or ordnance datum (height above sea level) 
79.3, (260ft) (whichever is the lower) except for minor elements of no great 
bulk. A lesser height may be considered more appropriate for buildings that 
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have to fit into the existing townscape. If existing buildings (at, or in excess of, 
these limits) are redeveloped, the City Council will consider carefully whether 
rebuilding to their previous height is acceptable in terms of how it would affect 
the appearance of the existing townscape and skyline. Policy HE10 states that 
the City Council will seek to retain significant views both within Oxford and 
from outside, to protect the green backdrop from any adverse impact. It goes 
on to state that planning permission will not be granted for buildings or 
structures proposed within or close to the areas that are of special importance 
for the preservation of views of Oxford (the view cones) or buildings that are of 
a height which would detract from these views.  

10.18. Historic England has published guidance on ‘The Setting of Heritage Assets 
(Oct 2011) which, provides a methodology for understanding the setting of an 
asset and how it contributes to the heritage significance of that asset and 
explains how to assess the impact of development proposals. Historic England 
explains that the setting of a heritage asset is the surrounding in which it is 
experienced. Furthermore, the setting is not fixed and may change as the 
surrounding context changes. The Landscape Institute has also published 
guidance in ‘Landscape and Visual Impact Assessment’ (2013) to help identify 
the significance and effect of change resulting from development. Finally, the 
Council published their own ‘View Cones Assessment’ in 2015, a document 
that was drawn up in partnership with Oxford Preservation Trust and Historic 
England which also references the Landscape Institute 2013 guidance and 
sets out its own guidance on how to assess development in views both from 
within and outside of Oxford.  

10.19. Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 requires that special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of a conservation area. 
Policy HE7 of the Oxford Local Plan seeks to preserve or enhance the special 
character and appearance of conservation areas and their settings. The 
wording of this policy does not include the balancing exercise identified in 
paragraph 194 of the NPPF. The NPPF post-dates this Local Plan Policy and 
as such, where the policies differ from one another, greater weight should be 
given to the NPPF on this matter. Paragraph 193 of the NPPF states that 
when considering the impact of a proposed development on the significance of 
a designated heritage asset, great weight should be given to the asset’s 
conservation (and the more important the asset, the greater the weight should 
be). Paragraph 194 of the NPPF states that any harm to, or loss of, the 
significance of a designated heritage asset (from its alteration or destruction, 
or from development within its setting), should require clear and convincing 
justification. Paragraph 196 of the NPPF states that where a development 
proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public 
benefits of the proposal including, where appropriate, securing its optimum 
viable use. Paragraph 197 of the NPPF states that the effect of an application 
on the significance of a non-designated heritage asset should be taken into 
account in determining an application. 

10.20. The Design and Access Statement and Planning Statement set out clearly that 
the application has been developed following pre-application discussions with 
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officers and the Oxford Design Review Panel. The design of the scheme has 
been informed throughout its development by an understanding of the historic 
environment of the area, views from and out of the city and the historic and 
architectural significance of the building itself.   

Assessment  

10.21. The assessment below will focus on the significance of the designated 
heritage assets such as Osney Town Conservation Area and the Central 
Conservation Area, views and significance of the undesignated heritage asset 
which is the Power Station Building and the impact that the proposed 
development would have on them.  

Impact on the Osney Town Conservation Area  

10.22. The Osney Town Conservation Area is tightly packed with 19th Century 
terraced housing. The properties were built in response to the growing 
demand for housing as the city grew following the growth of canals and 
railways. The river is very important in that there is a sense that the principal 
part of the Conservation Area is an island formed by the course of the river 
and its tributaries. There is a sense of isolation resulting from being 
surrounded by water. The existing power station building is a large, obviously 
industrial element in contrast to the surrounding 19th Century terraced housing 
that characterises the Conservation Area.  

10.23. The proposed additional intervention through alteration of and addition to the 
existing building would not fundamentally change that relationship. The 
additional building mass would bring the built form closer to some elements of 
the terraced housing increasing the sense of a large building that dominates 
the housing but the principal relationship would not be fundamentally altered. 
The new architecture respects the nature, historic function and beautifully 
crafted building façades of the surviving building and in this way it offers an 
appropriate and reasoned response to the existing building and to the 
contribution that it, in turn, makes to the special character and appearance of 
the Conservation Area through its functional and visual dominance of its 
immediate and indeed wider surroundings. 

10.24. Therefore, it could be concluded that because there would be no fundamental 
change in the relationship between buildings on the application site and the 
buildings and streets that make the most important contribution to the special 
character and appearance of the Conservation Area, as identified in the 
appraisal of that heritage asset there would be no discernible harm to the 
character or appearance of the Osney Town Conservation Area and that 
therefore the development would meet the duty to preserve or enhance the 
character or appearance of the Conservation Area as set out in section 72 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990. Furthermore 
as a result of there being no discernible harm to the significance of the 
heritage asset the proposed development would meet the requirements of 
policies relating to heritage assets that are set out in Section 16 of the NPPF 
in particular paragraphs 190, 192-193 of that document and would comply with 
the intentions of the identified policies of the Oxford Local Plan 2001-2016 
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including Policies HE3, HP7 and HP9 and Policies DH1 and DH3 of the 
emerging Local Plan 2036. 

Impact on the Osney Power Station building  

10.25. The history of the existing building has already been described above in 
Section 5 of this report. Therefore in this section, the report will focus on the 
impact of the development on the significance of the Power Station.  

10.26. The Power Station has an historic significance derived from its original and its 
successive uses/functions which are in particular being evidenced in the 
building’s physical form. The building also has an architectural significance 
which specifically derives from its physical form being a clear, visible 
demonstration of the building’s functions and offering visual evidence of the 
evolution of that function from its earliest representation in the surviving 
Victorian building that can be seen on the western side of the site and which is 
perhaps the most iconic representation of this building. There are also more 
recent significant features in the building including the large, shed-like 
structures that are evident in long distance views both from inside and outside 
of the City.  

10.27. The architecture of the existing building derives from a number of physical 
features including the nature, pattern and material of the surviving windows. 
An assessment of the Ridge and Partners Condition Survey of the surviving 
windows in the building concludes that only the windows on the west façade of 
the building date from pre 1948 and are contemporaneous with the earliest 
Power Station building. It can be reasonably concluded that although it would 
be possible to repair many of the windows in the building, the windows on the 
west façade and particularly those windows in the earlier part of the building, 
the northern end are those that make a substantial contribution to the 
architectural and historic significance of the building and are therefore 
important to repair rather than replace. It is accepted that there would be a 
need to install the secondary glazing to enable compliance with heat loss and 
energy use. The detail of repair would need to be covered by condition, 
identifying the windows and seeking submission of the repair details prior to 
that element of work taking place.  

10.28. The changes and extensions that are proposed to be made would retain those 
elements of the Power Station buildings that define its significance. The 
significance of the building is composed of the architectural significance (the 
forms that express the building’s functions), historic significance (the different 
building elements that express the evolution of the building function) and 
archaeological significance (the external and internal elements of building and 
structures that together provide an understanding of the evolution of the 
building’s function and explain the importance of this particular Power Station 
to the development of the city).  

10.29. Therefore, it can be concluded that the proposal would preserve those 
important features of the building and the proposed changes enable those 
features to be read clearly and would not result in harm to the non-designated 
heritage asset’s significance and as a result of there being no discernible harm 
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to the significance of the non-designated heritage asset the proposed 
development would meet the requirements of policies relating to heritage 
assets that are set out in Section 16 of the NPPF in particular paragraph 197 
of that document. The proposals would also comply with the requirements of 
the identified policies of the Oxford Local Plan 2001-2016 HE3, HP7 and HP9 
and the equivalent policies of the emerging Local Plan 2036.  

Impact on significance in particular the setting of the Central Conservation 
Area  

10.30. The site falls within the setting of the Central Conservation Area and is visible 
from within the Conservation Area including the St George’s Tower and the 
Castle mound. The site would also impact on views into the Conservation Area 
including the identified view cones on the western side of the city in particular 
the views from Raleigh Park, an open meadow on the south-western edge of 
Oxford. It is through this impact on the setting that the proposed development 
would have an impact on the significance of the Central Conservation Area.  

10.31. The Central Conservation Area is particularly identified in long views from 
outside the city by its ‘dreaming spires’, the spires and towers of significant 
buildings that in combination make an important contribution to the special 
character and appearance of the Conservation Area. The Oxford View Cones 
Study 2015 states “The ‘dreaming spires’ of Oxford are an internationally 
recognised symbol of the city and its renowned University. The image of the 
ancient city in its green setting draws visitors from around the world. The 
opportunity to walk into and through Oxford’s countryside setting and look 
back on the city’s domes, towers and spires from the green valley or hillsides 
is valued by its residents as a rich inheritance that should be carefully 
protected for future generations”. The view cones that are discussed in the 
Study were originally identified and described in 1962 as part of the study of 
High Buildings and in response to concern on the part of the city architect that 
the features that were so highly regarded were being harmed through the 
introduction of tall buildings that would intervene in important views.  

10.32. The upper parts of the existing building, its later, larger elements are presently 
clearly visible in both views into and out of the city and Conservation Areas. In 
views out of the city, the large, gabled, metal-clad elements of the building 
together with smaller, brick ranges can be seen. The building is also seen from 
St George’s Tower and the Castle mound or Motte, both of which are 
important, publicly accessible viewing places whose views make a contribution 
to the significance of the Central Conservation Area in that they were built as 
prominent features in order to provide viewing places over the surrounding 
landscape.  

10.33. The proposed development would result in a slightly increased building mass 
that would pick up on and follow the existing building forms and therefore not 
result in any significant additional distraction to views of the city skyline, the 
towers and spires that identify the city and consequently the Central 
Conservation Area in the identified view cone views from the western side of 
the city.  The proposal would therefore not result in harm to this particular, 
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distinctive feature that makes an important contribution to the significance of 
the Central Conservation Area.  

10.34. In views out of the city, from St George’s Tower and the Castle mound, the 
building mass would be increased and therefore the visible presence of the 
building would be slightly greater than at present however the proposed 
design, by following the simple, industrial form of elements of the existing 
building would mitigate any visual harm, with the overall result that there would 
be no harm to the views out of the Conservation Area to the western hills 
which provide the sense of the city’s surroundings/setting. It must, therefore, 
be considered entirely reasonable to conclude that the proposed development 
would not result in harm to the heritage asset’s significance and that approval 
of the proposal would, therefore, meet the duty for decision makers set out in 
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990. Furthermore as a result of there being no discernible harm to the 
significance of the heritage assets the proposed development would meet the 
requirements of policies relating to heritage assets that are set out in Section 
16 of the NPPF in particular Paragraphs 190, 192-193 of that documents and 
would comply with the intentions of the identified policies of the Oxford Local 
Plan 2001-2016 HE3, HP7 and HP9 and the equivalent policies of the 
emerging Local Plan 2036.  

Height and massing, lighting, views and impact on Osney and Central 
Conservation Areas  

10.35. The application site is located approximately 950m away from the Carfax 
Tower and so policy HE9 applies. There are ten view cones in Oxford 
including Port Meadow, Elsfield, Crescent Road, Rose Hill, Boars Hill, Raleigh 
Park, South Park, Oxford Brookes University’s Morrell Hall site a Cuckoo 
Lane, Jack Straws Lane north and the A34 interchange at Hinksey Hill.  The 
Port Meadow, Boars Hill and Raleigh Park view cones are the most relevant to 
this proposal.   

10.36. The highest point of the existing building is approximately 22m in height and 
the submitted drawing shows that the ordnance datum is 78.902.The height of 
the existing building exceeds the 18.2m height as specified in Policy HE9 of 
the Oxford Local Plan although it does not exceeds the ordnance datum 
(height above the sea level) of 79.3m as specified in policy HE9. Furthermore, 
the proposed extensions would not extend higher that the existing highest part 
of the building. As the development would be below the ordnance datum of 
79.3m it is considered that the proposal is acceptable in terms of the 
requirements of Policy HE9 in this respect.  

10.37. In terms of the response to the site and its context, the development proposes 
a strong, clear and unambiguous design principle to retain the evidence of the 
building’s industrial past with additional building elements being simple, 
unadorned industrial architecture with the corresponding language. The 
proposed internal rearrangement takes account of some of the significant 
structures within the building that evidence the sequential function/use of the 
building and the important contribution that it has made to local power 
generation and international research projects. The proposal incorporates the 
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accommodation elements in a respectful manner to the existing, surrounding 
residential buildings. The proposed development uses an architectural 
language that derives from and sits comfortably with the industrial character 
and appearance of the existing buildings on the site. 

10.38. The proposed building’s design responds to the simple architecture of the 
large single elements that evidence the building’s past function but it also 
ensures that new elements are beautifully and carefully crafted in response to 
the obvious craftsmanship of the earliest Victorian elements of surviving 
buildings. The proposed building proposes a clear and unambiguous increase 
in building mass. The extensions proposed would not extend higher than the 
existing building. The additional building elements have been designed to 
appear as simple forms repeating or taking reference from the strong, 
elemental nature of the existing building. The proposed extensions have been 
designed to be subservient to the existing large built form. The proposed 
development features an outer ‘veil’ façade. This clever introduction of an 
outer ‘veil’ to the building’s larger elements in order to mitigate the impact of 
monotonous repetition that so often appears where buildings are required to 
house ‘residential’ accommodation (i.e. bedrooms) would create an interesting 
visual element of the development.  

10.39. The proposed development makes the best use of external space to enhance 
and offer back to the public realm, the streetscape of Arthur Street and the 
creation of an external, semi-public space on Russell Street that permits 
access to the River Thames, providing interesting landscaping. The proposed 
development is of a high quality design and architecture. Furthermore the site 
is located within a close proximity to the principal Said Business Campus, 
which makes the site very sustainable. Extensions are justified in order to 
provide a working amount of accommodation whilst retaining the particular 
character of the existing building deriving from its original and successive 
historic uses. The proposed development would re-use and redevelop this 
redundant/underused building of some historic and architectural significance. It 
is considered that the proposed development would improve the visual 
appearance of the area, which would be beneficial to members of the public, 
Conservation Areas and overall character of the city.  

10.40. The submitted Landscape and Visual Appraisal (LVA) and View Cone Study 
shows the worst- case scenarios with light omitting from all windows. The 
existing building has not been lit for many years, and therefore there would be 
a notable change in visibility of the building at night. The perforated ‘veil’ would 
minimise light spill from bedroom windows. The visibility of the site at night 
would increase from the present condition, however the building would be 
seen in the context of the existing city area and with the lit scenario that exists 
across these areas at present.  

10.41. The proposed design/arrangement is considered to be in keeping with the 
existing residential surroundings as well as the wider urban context. The 
statement provided with the application states that as part of the energy saving 
strategy it is proposed to introduce a networked lighting control system. The 
control system would incorporate an astronomical time clock and dimming 
controls to enable specific non- essential feature lighting to be dimmed or 
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switched off late at night when not needed. Functional lighting would also be 
dimmed after an agreed curfew time to minimise potential adverse impacts on 
the surrounding area without negatively affecting pedestrian safety and 
security after dark. Furthermore a directional lighting principle is proposed to 
be applied in order to reduce potential light spillage from windows. The 
development does not propose to directly light the external surface of the 
building.  

10.42. Overall, given the identified design principles that are proposed to be adopted 
it is considered that the proposed development would not have any harmful 
impact at night on the significant character or appearance of the Osney Town 
Conservation Area, the Central Conservation Area or on the recognised view 
cones and long and close views of the site. Therefore, in granting permission 
with the proposed lighting design the local planning authority as decision 
maker would be meeting their duty set out in section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and would meet both the national 
(NPPF) and local planning policies.  

Materials  

10.43. The palette of materials is proposed to be quite restrained, this is to ensure 
that the alterations and extensions to the existing building would complement 
and enhance the industrial character of the building and would also be in 
keeping with the immediate local residential context and the wider context of 
the Osney Town Conservation Area. The bricks along the Russell Street 
(north- entrance façade) elevation would be carefully selected to match the 
Arthur Street (1920s) brick. The main entrance to the building would have 
industrial looking blackened steel, which would be predominantly glazed. The 
existing brickwork to the Russell Street façade is proposed to be cleaned and 
repaired where necessary and all existing windows would be replaced with 
Crittall-style double glazed windows with slim frames finished in a dark grey 
powder coating. Two additional doors would replace some of the later window 
additions. The low roof would be covered in slate with lead flashings. The 
retained brickwork along the Arthur Street (east façade) elevation would be 
cleaned and repaired where necessary. All existing windows would be 
replaced with Crittall-style double glazed windows with slim frames finished in 
dark powder coating. The window openings are also proposed to be enlarged 
to improve the thermal performance and to improve the aesthetic of that 
elevation. The existing shuttered opening would be retained and new double 
doors would be installed. The proposed two storey extension, close to No’s 18 
& 19 Arthur Street is proposed to be finished in brickwork, it would also feature 
windows on the first floor and four service doors on the ground floor. The new 
industrial ‘shed’ is being proposed, this element would be further set back from 
the street and it would be finished in a perforated metal ‘veil’. The south 
elevation would have two storey and single storey brick treatment at the 
ground and first floor level and large perforated metal ‘veil’ on the upper floors. 
This change in materials would create a solid base with lighter metal material 
above. This is similar to the treatment of the existing building. The existing 
brickwork along the Riverside (west façade) elevation would be cleaned and 
repaired where necessary. Originally all windows along that elevation were 
proposed to be replaced. However after an objection from Historic England 
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and Oxford City Council amended plans were received to show that the 14 
windows on the western elevation, which are from 1904 are proposed to be 
retained and repaired. New Crittall-style double windows are also being 
proposed. The new two storey extension would feature a brick elevation and 
brick pillars. The existing elevation and the new two storey extension would 
create a solid base for the existing large shed gables and the new gable. The 
gables would be clad with a perforated metal ‘veil’.  

10.44. The proposed materials are red multi brick for new extensions and engineering 
brick for the riverside extension. The proposed exposed metalwork would be 
finished in a slate grey colour and this includes windows, external doors and 
internal/external balustrades. Blackened steel and glazed walling is proposed 
for the integrated revolving door for the entrance. A slate roof is proposed for 
the low-rise riverside element and Russell Street buildings along with cast iron 
rainwater goods, a metal standing seam roof (which would be finished in dark 
grey to the ‘industrial sheds’). A perforated pleated pre-weathered zinc or 
anodised aluminium (in light grey) is proposed for the proposed ‘veil’; the 
internal façade of the ‘veil’ would be a metal standing seam cladding. The 
glass for the internal veiled façade would be clear for the bedrooms and 
translucent for the bathrooms. The windows would be Crittall-style. 

10.45. The proposed materials are considered to be acceptable. Conditions with 
regards to materials and further elevational treatment details are 
recommended to be imposed to ensure the high quality and appropriate visual 
appearance of the development.  

Conclusion 

10.46. Overall, as stated in this report, the proposed alterations and additions to the 
existing non-designated heritage asset, which is the Power Station building, 
would not result in harm to the designated heritage assets such as Osney 
Town Conservation Area and Central Conservation Area and views from 
outside and inside the city. The development has been robustly justified and 
would ensure the survival of a building that is considered to make an important 
contribution to the history of the city. The proposed development would not be 
harmful to the Conservation Areas and the significance of the Power Station. 
The development would meet the duty to preserve or enhance the character or 
appearance of the conservation areas as set out in section 72 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and would meet the 
requirements of policies relating to heritage assets that are set out in Section 
16 of the NPPF in particular Paragraphs 190-193 of that documents and would 
comply with the intentions of the identified policies of the Oxford Local Plan 
2001-2016 and the equivalent policies of the emerging Local Plan 2036. 

10.47. The proposal would however result in a low level of less than substantial harm 
to archaeology and this low level of harm is discussed in section iii of this 
report.  

iii. Archaeology  

Policy and material considerations  
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10.48. Policy HE2 of the Oxford Local Plan states that where archaeological deposits 
that are potentially significant to the historic environment of Oxford are known 
or suspected to exist anywhere in Oxford but in particular the City centre 
Archaeological Area, planning applications should incorporate sufficient 
information to define the character and extent of such deposits as far as 
reasonably practicable, including, where appropriate: a) the results of an 
evaluation by fieldworks; and b) an assessment of the effect of the proposals 
on the deposits or their setting. If the existence and significance of deposits is 
confirmed, planning permission will only be granted where the proposal 
includes: c) provision to preserve the archaeological remains in situ, so far as 
reasonably practicable, by sensitive layout and design (particularly 
foundations, drainage and hard landscaping); and d) provision for the 
investigation and recording of any archaeological remains that cannot be 
preserved, including the publication of results, in accordance with a detailed 
scheme approved before the start of the development.  

Assessment  

10.49. The application site forms part of the precinct of Osney Abbey and can be 
assessed as part of an asset of national significance. The Osney Abbey has 
been destroyed. The institution began life as an Augustinian priory in 1129 and 
rapidly increased in importance based on a successful finance and banking 
business becoming the wealthiest Abbey in the country. The 17th Century 
antiquarian writer Sir William Dugdale described it as ‘one of the first 
ornaments of this place nation’.   

10.50. The assessment is based on the information in the Oxford Historic 
Environment Record, the results of the submitted archaeological desk based 
assessment (Oxford Archaeology 2018) and field evaluation report (Oxford 
Archaeology 2019) and the revised foundation design (Mann Williams 
Structural Engineers MRP DJ 05/31/19 Existing and proposed foundation Plan 
at 56.250 Drawing No 7932).   

10.51. The archaeological evaluation, although constrained, identified medieval 
remains in all four trenches. Water channels, reclamation deposits, mortar 
floors, stone lined drains, pits, robbed-out walls and channel edge structures 
were recorded along with demolition spreads and later layers above. In terms 
of time depth and activity on the site appears to stretch from the earliest 12th 
century origins of the Abbey through to demolition. The finds suggest a 
sequence of utilitarian structures located on reclaimed marsh/channel edge 
next to the Thames, with evidence for domestic activity or dumping, 
waterlogging with well-preserved charred plant remains and the preservation 
of leather. Finds include glazed floor tile, peg tile and glass from a vessel. 
Some evidence for late medieval horn working was also recovered. The 
available evidence suggests that late medieval levels are present 
approximately 650-700mm below the current ground level. Therefore careful 
consideration has been given to the foundation design. 

10.52. The applicant has submitted a proposed foundation designs that raises the 
ground beam and pile cap impacts above the archaeological levels and 
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reduces the harmful impacts to the pile array only (involving mostly dispersed 
600mm piles).  

10.53. When assessing the level of harm to the below ground remains the following 
issues have been considered 1) the level of truncation from previous 
foundations and services 2) the character of the remains encountered by the 
small evaluation sample which did not reveal particularly substantial or well 
preserved structures or deposits 3) the size and character of the heritage 
asset under consideration (i.e. the extensive Abbey Precinct), its complex 
history of development for commercial and residential use and the extent of 
the remaining open space within it.  

10.54. Great weight has been given to the conservation of this assess in carrying out 
the balancing exercise and it is considered that the proposed development 
would result in a low level of less than substantial harm to the archaeology of 
the Abbey Precinct. In accordance with Paragraph 196 of the NPPF where a 
development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal including, where appropriate, 
securing its optimum viable use. The development would not cause substantial 
harm to designated heritage assets. As identified earlier in this section, the 
development would result in a low level of less than substantial harm. This 
localised harm to an extensive asset can be weighed against the merits and 
public benefits of the scheme. The Policy HE2 states that if the existence and 
significance of deposits is confirmed, planning permission will only be granted 
where the proposal includes provision to preserve the archaeological remains 
in situ, so far as reasonably practicable, by sensitive layout and design and 
provision for the investigation and recording of any archaeological remain that 
cannot be preserve.  

10.55. Officers have assessed the development in accordance with National Planning 
Practice Guidance (section: Conserving and enhancing the historic 
environment) which states that public benefits could be anything that delivers 
economic, social or environmental progress as described in NPPF paragraph 
8. They should be of a nature or scale to be of benefit to the public at large 
and should not be a private benefit. However, benefits do not always have to 
be visible or accessible to the public in order to be genuine public benefits.    

10.56. The public benefit of the development is the high-quality piece of architecture, 
which is adding a layer to the ongoing evolution of the site and the city. By 
contribution to a high quality built environment, the development’s design is 
given great weight as a public benefit. The other public benefit would be 
securing a long term use for the historic power station stricture. These benefits 
are considered to outweigh the low level of less than substantial harm and the 
proposal would therefore comply with NPPF Paragraph 196. The harm has 
been mitigated by the foundation design.  

10.57. Overall, bearing in mind the results of the archaeological evaluation, character 
of the proposed foundations and public benefits that would result from the 
proposal, the proposal would outweigh the low level of less than substantial 
harm and officers recommend that, in line with the advice in the NPPF, any 
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consent granted for this application should be subject to conditions to secure 
sensitive demolition and an appropriate foundation construction methodology 
in order to achieve the substantive preservation of archaeological remains in-
situ and also targeted archaeological excavation where the denser part of the 
pile array (combined with previous impacts) will not enable meaningful 
preservation in situ. The application subject to conditions is considered to be 
acceptable in terms of Paragraph 196 of the NPPF and policy HE2 of the 
Oxford Local Plan 2001-2016 and the equivalent policy of the emerging Local 
Plan 2036. 

10.58. The archaeological investigation should consist of an intermittent watching 
brief during demolition works followed by open area excavation targeted on 
the zone of denser pile clusters and lift pit at the southern end of the site with a 
watching brief maintained during significant groundworks that may impact on 
archaeological levels. The archaeological investigation should include a public 
archaeology component (handling session, information signs, public leaflet 
etc.) and be undertaken by a professionally qualified archaeologist working to 
a brief issued by Oxford City Council.      

iv. Impact on neighbouring amenity 

Policy and material considerations  

10.59. Policy CP10 of the Oxford Local Plan states that planning permission will only 
be granted where proposed developments are sited to ensure that buildings 
are orientated to provide a satisfactory light, outlook, and privacy; and the use 
or amenity of other properties is adequately safeguarded. Policy HP14 of the 
Sites and Housing Plan states that planning permission will not be granted for 
any development that has an overbearing effect on existing homes. The policy 
also states that in respect of access to sunlight and daylight, the 45-degree 
guidelines will be used, alongside other material factors. The 45-degree 
guideline is illustrated in Appendix 7 of the Sites and Housing Plan. The 
Appendix 7 of the Sites and Housing Plan states that in normal circumstances, 
no development should intrude over a line drawn at an angle of 45-degree in 
the horizontal plane from the midpoint of the nearest window of a habitable 
room and rising at an angle of 25-degree in the vertical plane from the cill. If a 
main window to a habitable room in the side elevation of a dwelling is affected, 
development will not normally be allowed to intrude over a line drawn at an 
angle of 45-degree in the vertical plane from the cill. The preamble to Policy 
HP14 states that potential for unacceptable overlooking will depend on the 
proximity of windows to neighbours’ habitable rooms and gardens, and the 
angles of views of views between windows.  

Assessment  

10.60. To address concerns with the originally submitted proposal in terms of the 
impact on neighbouring residential amenity, amended plans were submitted to 
set the new third gabled veil-clad extension back from Arthur Street, reduce 
the size of windows on the new two storey brick extension along Arthur Street, 
remove the roof terrace and provide some planting on the rear elevation of the 
riverside extension. Following the July Committee Meeting, further 
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amendments were submitted. The proposed new third gabled veil-clad 
extension has been set further away from the properties along Arthur Street to 
ensure that the proposal complies with the 45- degree line guidance. The 
proposed development would have an impact on the neighbouring properties 
as the development would lead to an increase in built form. The proposed ‘veil’ 
would reduce the sense of overlooking as well as direct overlooking to the 
neighbouring properties and gardens. As the building would have a high ridge, 
the impact in terms of loss of daylight would be more notable than if the 
building had a lower ridge height. 

10.61. The following paragraphs describe the relation between the proposed 
development and surrounding residential buildings. The assessment of the 
impact on the neighbouring properties is being dealt with under subsections: 
Impact in terms of privacy and overlooking on Russell Street properties; 
Impact in terms of privacy and overlooking on Arthur Street and Barrett Street 
properties; Impact in terms of privacy and overlooking on East Street 
properties; Impact in terms of sunlight/daylight and overbearing effect on 
Arthur Street properties; Impact in terms of sunlight/daylight and overbearing 
effect on East Street and Russell Street properties; Impact in terms of outlook.   

Arthur Street and Russell Street properties 

10.62. Properties 1-19 Arthur Street directly facing the application site. Those 
properties along with 15 &16 Russell Street open out directly onto the street. 
The side elevation of No. 14 Russell Street faces directly the application site. 
The distance between the northern most Victorian elevation of the former 
Power Station and the side elevation of No. 14 Russell Street is approximately 
10m. The distance between the boundary line of the application site and No’s 
1-17 Arthur Street is approximately 9m. Most of properties along Arthur Street 
and Russell Street are already affected by the existing building. In addition to 
the impact that the existing building has on the neighbouring properties, the 
boundary treatment of properties 18 and 19 Arthur Street features a high level 
boundary wall, which is already affecting their amenity.  

Barrett Street properties  

10.63. 25 Barrett Street shares its entire boundary with the application site. No. 23 
Barrett Street only partially shares the boundary with the Power Station site. 
The rear elevation of No. 25 Barrett Street is located approximately 16.6m 
away from the application site boundary. The bottom of the rear gardens of 
properties along Mill Street are located approximately 30m from the 
application site. Careful consideration has been given to the impact of the 
development on the amenity of neighbouring properties.   

East Street properties 

10.64. Properties along East Street would be affected by the increase in height of the 
building and officers have therefore included those properties in the 
assessment. East Street is located directly on the other side of the River 
Thames and features numerous of trees planted along the street. The trees 
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along East Street would soften the appearance of the building and partially 
screen it.   

Distances between the proposed development and neighbouring properties 

10.65. The Design and Access Statement included diagrams showing the proximity 
between the proposed development and neighbouring properties. The 
diagrams show what impact of the proposed development would have on 
neighbouring properties in terms of overlooking and privacy. Given the extent 
of the development, Officers have included the diagrams in this report. As 
shown below the proposed extension on the northern elevation would be 
located approximately 14m away from No. 14 Russell Street. The proposed 
rear elevation of the riverside extension would be located approximately 14m 
away from the rear of 18 and 19 Arthur Street. The proposed two storey brick 
extension along Arthur Street would be located approximately 13m away from 
the front of the properties on Arthur Street. The proposed new riverside 
extension would be located approximately 25m away from the properties along 
East Street.  
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Impact in terms of privacy and overlooking on Russell Street properties 

10.66. Part of the existing north elevation, which is located on the corner of Russell 
Street and Arthur Street is proposed to be demolished. This would create a 
better entrance to the building. The new extension to the north elevation is 
proposed to be mostly above the existing two storey brick Victorian element. 
The proposed development includes the main entrance and a number of 
windows facing the neighbouring properties on Russell Street. Those windows 
on the ground and first floor would serve kitchen, store, bin storage, office, 
staff room and staff changing room. The windows on the upper floors would 
serve bedrooms. Due to the scale and size of the properties along Russell 
Street, the proposed upper windows of the new north (entrance) elevation, 
which would be serving bedrooms, would have a view over the gardens to the 
north and the roofs of the properties on Russell Street and therefore not 
directly overlook the habitable rooms of properties. Due to the distance 
between the proposed windows and the properties along Russell Street and 
angle of the proposed windows, it is considered that the proposed 
development would not result in an unacceptable level of overlooking into 
those gardens and properties.  
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10.67. The proposed boundary treatment along the boundary between the application 
site and properties on Russell Street would consist of a row of birch trees and 
a boundary wall, which would reduce overlooking into the Russell Street 
properties and would create a natural green boundary between the application 
site and neighbouring estate, which is considered to be an improvement. Due 
to the distance between the sites, layout of the proposed building, proposed 
boundary treatment, size and scale of the neighbouring properties and the 
proposed development and angles of views between windows, it is considered 
that the proposed development would not result in an unacceptable level of 
overlooking or loss of privacy for Russell Street residents.  

Impact in terms of privacy and overlooking on Arthur Street and Barrett Street 
properties 

10.68. The proposed two storey brick extension along Arthur Street reflects the scale 
and height of a typical residential property. The new third gabled veil-clad 
extension located behind the brick extension would be set back from the 
neighbouring properties along Arthur Street by approximately 19m and would 
be finished in a light grey perforated metal ‘veil’, which would create a lighter 
appearance due to its material. The proposed south-west extension would 
wrap around the boundary with Nos 18 &19 Arthur Street and it would be two 
storey along Arthur Street, single storey element in the middle and two storey 
along the River Thames.  

10.69. The amended proposal includes windows on the existing part of the building 
and within the proposed two storey extension along Arthur Street. The size of 
the windows in the new brick extension has been reduced. The proposed 
windows on the existing building would serve mostly communal spaces. The 
proposed extension would feature bedrooms on the first floor. This same 
relationship can be seen between No. 19 and No. 17 Arthur Street, which are 
sited directly opposite each other. The proposed first floor bedroom windows 
are typical of a residential terrace and therefore it is considered that the 
proposed windows are entirely compatible with the Arthur Street properties in 
terms of the established character of mutual overlooking. 

10.70.  There are no windows in the elevation facing Arthur Street behind the ‘veil’ in 
the new third gabled veil-clad extension. The proposed rear elevation of the 
riverside extension does not feature any windows facing the properties along 
Arthur Street. There are windows in the proposed third gabled veil-clad 
extension looking out towards No. 18 and 19 Arthur Street and gardens along 
Barrett Street. The proposed ‘veil’ on the south elevation would reduce the 
sense of neighbouring properties being overlooked. The ‘veil’ would diffuse 
views to the neighbouring properties from bedrooms. 

10.71. The existing boundary treatment around No’s 18 and 19 Arthur Street consists 
of high level boundary wall, which is already affecting their amenity. It is 
considered that the proposed development would impact the those properties 
however due to the existing boundary treatment, distance between the 
proposed development and the neighbouring properties, lack on rear windows 
facing No’s 18 and 19 and proposed vegetation along the boundary it is 
considered that the proposed development would not cause a detrimental loss 
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of privacy or unacceptable level of overlooking to the neighbouring properties 
as to warrant a refusal. 

10.72. The originally submitted plans included roof terrace above the new riverside 
extension. However, it was considered that the roof terrace would cause 
unacceptable noise levels for existing neighbours and would create some 
overlooking onto properties and gardens Nos. 18 and 19 Arthur Street and 
gardens of properties along Barrett Street. Therefore amended plans were 
requested and the roof terrace has been omitted from the proposal to 
overcome the concerns in terms of noise and overlooking onto the properties 
along Barrett Street, Arthur Street and East Street.  

10.73. Overall, due to the distance between properties along Arthur Street and 
Barrett Street and the application site, the typical relationship between 
properties within the urban setting, proposed trees along Arthur Street, smaller 
windows facing Arthur Street, design and materials of the building, angles of 
views, removal of roof terrace, proposed ‘veil’, it is considered that the 
proposed development would not cause a detrimental loss of privacy or 
unacceptable level of overlooking to the neighbouring properties as to warrant 
a refusal.  

Impact in terms of privacy and overlooking on East Street properties 

10.74. Due to the distance between the application site and properties along East 
Street, it is considered that the proposed windows on the ground and first floor 
levels and riverside ground floor terrace, would not result in an unacceptable 
level of overlooking or loss of privacy. The proposed windows on the upper 
floors would not directly overlook into the windows of properties along East 
Street. The amended plans submitted removed the roof terrace along the 
River Thames and therefore reduced the impact on privacy.   

10.75. Overall, due to the significant distance between the application site and East 
Street and design of the proposed building, lack of roof terrace, it is 
considered that the proposed development would not result in an 
unacceptable level of overlooking or loss of privacy. A condition is 
recommended to be imposed to ensure that no terrace shall be formed on the 
roof to safeguard the amenities of the neighbouring properties. The application 
complies with policy HP14 of the Sites and Housing plan and relevant policy in 
the emerging Draft Local Plan.   

Impact in terms of sunlight/daylight and overbearing effect on Arthur Street 
properties  

10.76. The development would lead to an increase in built form closer to No. 18 and 
19 Arthur Street, No’s 10-17 Arthur Street and along the River Thames and 
Russell Street. The proposed development would therefore have impact on 
the surrounding properties. However, the amended plans were received to 
reduce that impact. The application site is located to the west of the properties 
along Arthur Street and therefore the proposed development would affect the 
afternoon and evening sunlight/daylight.  
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10.77. Due to the siting of the application site and its relation to the properties along 
Arthur Street (No’s 1-17) it is considered that it would not be appropriate to 
apply the 45-degree horizontal guidance as the application site is located 
directly opposite No’s 1-17 Arthur Street and its affected windows. For 
developments affecting side windows of adjacent properties the guidance is 
that a proposal should not intrude over a line drawn at an angle of 45-degree 
in the vertical plane from the cill. It is considered that the proposed 
development, directly facing Nos 1-17 Arthur Street, should be assessed in 
this way, as if the affected windows were in the side elevation of the dwelling 
in question. Therefore the assessment has been made whether the proposal 
would intrude over a line drawn at an angle of 45-degree in the vertical plane 
from the cill. The amended plans show that the new third veil-glad extension 
would be set back from the properties along Arthur Street by approximately 
19m and would be moved towards the River Thames by approximately 1.9m 
(compared with the original submission). The 45-degree line has been applied 
to the properties along Arthur Street. The 45-degree line is not breached by 
the proposed two storey brick extension. The proposed brick extension being 
two storey would be entirely compatible with the Arthur Street properties and 
therefore would be considered to be acceptable. The 45-degree line is not 
breached by the proposed new third gabled veil-clad extension. The new third 
gabled veil-clad extension would be located approximately 19m away from the 
properties along Arthur Street.  

10.78. It is considered that the proposed development would have an impact on the 
properties along Arthur Street and for some properties this impact would be 
very noticeable, this is inevitable in this urban context and due to the fact that 
large parts of the site are undeveloped. However, taking into consideration 
that the 45-degree line is not breach by the proposed development, the 
distance between the proposed third gabled veil-clad extension and 
neighbouring properties, the existing urban setting of the site, the materials of 
the proposed development, sun orientation, the scale and massing of the 
existing building, distance between the habitable rooms and new landscape it 
is considered that, on balance, the impact on light is considered acceptable 
and the proposal would not have an unacceptable impact on the amount of 
light afforded to neighbouring properties and the increased scale and massing 
would not impact materially in a harmful way as to warrant the refusal and 
therefore on balance the proposal complies with the Policy HP14..  

10.79. The 45-degree line has been applied to No. 18 and No. 19 Arthur Street. The 
line has been drawn at an angle of 45-degrees in the vertical plane from the 
cill of neighbouring properties and the 45-degree line is not breached by the 
proposed two storey brick extension and therefore taking into consideration 
the 45-degree line guidance, sun orientation, proposed design and materials 
and distances between the application site and neighbouring habitable 
windows it is considered that the proposed development complies with the 
guidance set out in the Policy HP14. 

Impact in terms of sunlight/daylight and overbearing effect on East Street and 
Russell Street properties 
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10.80. The 45-degree line has been applied to the properties along East Street and to 
the first floor side window of No. 14 Russell Street. The line has been drawn at 
an angle of 45-degrees in the vertical plane from the cill of neighbouring 
properties. The 45-degree line is not breached by the proposed development. 
Taking into consideration the 45-degree line guidance, sun orientation, 
proposed design and materials and distances between the application site and 
neighbouring habitable windows it is considered that the proposed 
development complies with the guidance set out in the Policy HP14.  

Daylight and Sunlight Assessment  

10.81. A Daylight and Sunlight Assessment has been carried out and submitted with 
the application. The Building Research Establishment (BRE) Guidelines 
provide three methodologies for daylight assessment: The Vertical Sky 
Component (VSC), No Sky Line (NSL) and The Average Daylight Factor 
(ADF) and one methodology for sunlight assessment: Annual Probable 
Sunlight Hours (APSH). Vertical Sky Component (VSC) is a measure of the 
direct skylight reaching a point from an overcast sky. No Sky Line (NSL) is a 
measure of the distribution of daylight within a room. The Average Daylight 
Factor (ADF) is a measure of the overall amount of diffuse daylight within a 
room. The Annual Probable Sunlight Hours (APSH) is a measure of sunlight 
that a given window may expect over a year period.  

10.82. The assessment has been undertaken against 52 residential properties 
including properties along Barrett Street, East Street, Arthur Street and 
Russell Street. Of the 227 windows and 162 rooms assessed, 148 (91.4%) 
rooms would meet the VSC and NSL criteria within these 52 properties. In 
relation to sunlight 65 of the 66 (98.5%) rooms would meet the APSH criteria. 
The statement states that upon the completion of the proposed scheme 43 of 
the 52 properties would meet the BRE criteria for daylight (VSC and NSL) and 
adhere to the BRE criteria for sunlight (APSH). It is considered that given the 
context of the site and its urban setting and the close proximity of the 
neighbouring residential properties the overall daylight compliance of 91.4% 
and sunlight as 98.5% is a good level of compliance.  

10.83. The proposal would mostly have an impact in terms of sunlight/daylight on 
nine properties. The 9 properties, which would not achieve BRE compliance, 
are 19 East Street, 11 Arthur Street, 12 Arthur Street, 13 Arthur Street, 14 
Arthur Street, 15 Arthur Street, 18 Arthur Street, 19 Arthur Street and 14 
Russell Street. The table below shows which properties and rooms would not 
achieve BRE compliance. 

Affected properties Affected floors Affected rooms  

19 East Street  Ground floor Dining room/kitchen 

11 Arthur Street 
Ground and first 
floors Living room and bedroom 

12 Arthur Street  
Ground and first 
floors Living room and bedroom 

13 Arthur Street 
Ground and first 
floors Living room and bedrooms 
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14 Arthur Street 
Ground and first 
floors Living room and bedroom 

15 Arthur Street Ground floor Living room 

18 Arthur Street Ground floor Room has not been identified on the plan 

19 Arthur Street Ground floor Living room and conservatory  

14 Russell Street Ground floor  Dining room 
 

10.84. The information provided with the application states that the BRE guidance 
sets out that “in special circumstances the developer or planning authority may 
wish to use different target values. For example, in a historic city centre, or in 
an area with modern high-rise buildings”.  

10.85. The biggest change experienced as a result of the proposed development 
would be for the properties to the southern end of Arthur Street. This is 
because the existing site has not been developed, and this part of the 
application site is vacant and underdeveloped. No. 19 East Street would 
experience the impact as well, this is due to the distance between this property 
and the application site and the undeveloped part of the site. No. 14 Russell 
Street would experience a reduction in winter sunlight. However, the retained 
annual APSH is 43% which is above the BRE’s standard, and therefore this 
impact is considered to be acceptable. In terms of sunlight, with the exception 
of one room at 14 Russell Street, all rooms with apertures within the 
neighbouring properties would be fully compliant to the criteria identified within 
the BRE Guidelines and therefore on balance the amount of sunlight is 
considered to be acceptable.  

10.86. As stated in the report, a large part of the application site is underdeveloped 
and therefore any development on this site would have an impact on the 
daylight/sunlight conditions for neighbouring properties. The sunlight/daylight 
assessment states that in the majority of instances where transgressions 
occur, the transgressions should only deviate marginally from BRE guidance. 
The report concluded that when understanding the urban context of the site 
and the very close proximity of the neighbouring residential receptors, it is 
noted that the overall daylight compliance of 91.4% and sunlight of 98.5% is 
considered to be very good for a site in this urban setting.  

Impact in terms of outlook  

10.87. The proposed development will impact the outlook afforded to the 
neighbouring properties. However, it is considered that the high architectural 
quality of the proposal and high quality landscape would improve the outlook 
afforded to the neighbouring properties and would be in keeping with the 
existing industrial building.  

10.88. There would be service access along the side boundary with No. 18 and the 
building, which would be approximately 2 metres wide and the two storey 
riverside extension, which would be set away from the boundary with No. 18 
Arthur Street by approximately 2 metres. There were concerns about the 
impact of the proposal on No’s 18 and 19 Arthur Street in terms of the outlook 
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and overbearing impact. Improvements have been made to the outlook from 
the rear windows and gardens of Nos. 18 and 19 Arthur Street. The proposal 
now includes a trellis with climbing plants, which would quickly provide a green 
wall to improve the outlook to those properties and reduce the visual massing 
of the extensions.  

Conclusion 

10.89. Overall, the proposal would have an impact on amenity for neighbouring 
properties. Amended plans have been received to reduce that impact. The site 
is an underdeveloped brownfield site and it is considered that the proposal is 
making the most efficient use of land. The new two storey extension and upper 
floors of the proposed third gabled veil-clad extension have been set back 
from Arthur Street. It is proposed that the upper floors would be clad in a light 
grey ‘veil’, which would be visually much lighter than brick. Some weight has 
been given to the fact that there is already a large building affecting the 
neighbouring properties and that the proposed massing is appropriate in terms 
of design. The proposal complies with the 45-degree line guidance. While 
making the assessment the officers took into consideration the technical 
information submitted within the sunlight/daylight assessment, 45 degree 
guidance, sun orientation, distances between the proposed development and 
neighbouring habitable rooms, existing underdeveloped part of the site, 
existing massing, existing impact and proposed design, materials and 
landscape. Based on these factors, it is considered that the proposed 
development would provide reasonable privacy and daylight for the occupants 
of existing homes and the proposed development would not have an 
overbearing effect on existing homes and the additional impact on the 
neighbouring properties would not be so harmful as to warrant a refusal and 
therefore the development complies with policy HP14 of the Sites and Housing 
Plan and the equivalent policies in the emerging draft Local Plan 2016-2036. 

10.90. Comments have been made in terms of rights of light. This is a civil legal 
matter and not a material planning consideration.  

v. Landscaping and trees  

Policies and material considerations  

10.91. Policy CP1 of the Oxford Local Plan states that planning permission will only 
be granted for development which shows a high standard of design, including 
landscape treatment that respects the character and appearance of the area. 
The policy also states that development proposals must retain and protect 
important landscape and ecological features and provide for further landscape 
treatment where appropriate to the nature of the area or to safeguard the local 
amenity and retain important open spaces of recreational or amenity value or 
both. The preamble to Policy CP11 states that hard and soft landscaping 
makes a major contribution to the attractiveness of a development. The layout 
and treatment of the surrounding space will determine the way people use and 
move through the space and how it will contribute to the character of an area. 
All outdoor spaces should enhance the function and character of the spaces 
and help integrate the development into its surroundings. Policy CP11 states 
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that planning permission will only be granted where the landscape design 
relates to the function and character of the spaces and surrounding buildings; 
all boundary edges or fences are designed as an integral part of the 
development and surrounding area; paving and location of street furniture are 
designed to make walking and cycling easy, improve pedestrian safety, give 
an uncluttered appearance, and make use of good quality materials to 
enhance their setting; and the landscape design enhance ecological value, 
wherever possible.  Policy NE15 of the Oxford Local Plan states that planning 
permission will not be granted for development proposals which include the 
removal of trees, hedgerows and other valuable landscape features that form 
part of a development site, where this would have a significant adverse impact 
upon public amenity or ecological interest. Planning permission will be granted 
subject to soft landscaping, including tree planting, being undertaken 
whenever appropriate. Landscaping schemes should take account of local 
landscape character and should include the planting of indigenous species 
where appropriate.  

Assessment  

10.92. The development proposes 5 landscape zones in and around the building.  
Zone 1- Russell Street River Frontage is proposed to create public access to 
the River Thames and create a pleasant outdoor space featuring some 
benches, trees and plants. Zone 2- Arthur Street is proposed to create a small 
green space with some trees and shrub planting, this would screen the service 
door but also this space would provide some outdoor public cycle stands. 
Zone 3- Internal Courtyard, this space would create a breakout space for 
users of the building. Zone 4- Riverside Terrace would feature some planting 
and tables for future users to enjoy this space. Zone 5 – Roof Gardens would 
feature the meadow roof, which would enhance biodiversity in the area.  

10.93. Each landscape space would be integrated within the overall landscape 
proposal to ensure that spaces outside and within the building are working well 
and complement each space. The palette of materials proposed would be 
coherent with the overall design of the building and the proposed landscape 
would be appropriate for the industrial character of the site and fit with the 
surrounding area. The publicly accessible external spaces would provide high 
quality public spaces, which the area is lacking at the moment.  

10.94. The area between the application site and Russell Street properties would be 
publicly accessible. The boundary treatment along the site and Russell Street 
properties is proposed to comprise a row of birch trees and perforated metal 
screen. The screen would incorporate 16,000 perforations (back-lit at night) in 
reference to the poem written about Osney Power Station in 1893 by Hillaire 
Belloc and the extract from the poem would be etched into the final panel.  

10.95. The second publicly accessible space would be along Arthur Street. This 
space would feature a small area of planting and trees, which would help to 
screen the elevation with the service doors and public cycle spaces. This 
space is considered that it would improve the outlook for the properties along 
Arthur Street.  
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10.96.  The proposed courtyard and riverside terrace would not be publicly 
accessible. The internal courtyard would allow light into the residential, office 
and communal spaces arranged around the area and would also create a 
pleasant and tranquil breakout space for participants of courses. The glazed 
doors around the space could be opened to link the indoor and outdoor 
spaces.  

10.97.  The riverside terrace would be highly visible from properties along East Street 
and the riverbank. Few trees are proposed to be planted within pots, this 
would provide some screening to the residential properties opposite and vice 
versa and introduce further greenery along the River Thames.  

10.98.  It is very clear that careful consideration has been given to the quality of the 
pockets of “outdoor space” within the building and public spaces along Russell 
Street and Arthur Street. Planting is also proposed along the boundary with 
No’s 18 and 19 Arthur Street. The existing boundary treatment of those 
properties features a close-boarded fence. The proposed trellis and climbing 
species would provide an attractive green wall.  

10.99. Overall, the proposed landscape zones would create great breakout spaces 
not only for occupiers of the building but also for members of the public and 
would complement the architectural quality of the building. The proposal 
should not be detrimental to any existing trees. The new tree planting 
proposed is welcome; the species selected appears to be appropriate to the 
landscape strategy and site context and should enhance public visual amenity 
in the area. Those different zones would allow the connectivity between the 
outdoor and indoor spaces and would provide a coherent route between the 
internal and external areas. In the interests of visual amenity landscape 
conditions are recommended to be imposed to ensure that further landscape 
details would be submitted to and approved by the local planning authority and 
the approved landscape plan would be implemented at the completion of 
building work. The development is considered acceptable in terms of the 
requirement of Local Plan policies CP1, CP11 and NE15 and emerging Local 
Plan Policy G7.  

vi. Biodiversity  

Policies and material considerations  

10.100. Policy CS12 of the Oxford Core strategy states that opportunities will be 
taken to ensure the inclusion of features beneficial to biodiversity (or 
geological conservation) within new developments throughout Oxford. In 
addition to local policy, the NPPF sets out that plans should promote the 
conservation, restoration and enhancement of priority species; and identify 
and pursue opportunities for securing measurable net gains for biodiversity. 
Consideration is required to be given to European Protected Species and the 
requirements of the Conservation of Habitats and Species Regulations 2010, 
which exist to safeguard against activities affecting European Protected 
Species. 

  Assessment  
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10.101. The submitted Bat and Ecological Survey Report produced by Turnstone 
Ecology (August 2018) has sufficiently assessed the presence of protected 
habitats and species. The survey undertaken has confirmed the presence of 
bat roosting activity within the building, therefore if the application is minded 
to be approved, the development must be undertaken in accordance with the 
recommendations of the ecological assessment report, including obtaining a 
European Protected Species Mitigation Licence from Natural England and 
provision of artificial roost features. Natural England was consulted on the 
original application and had no comments to make on this application.  

10.102. However, where a licence will be required because of disturbance to 
European Protected Species, the Planning Authority when dealing with 
planning applications, are required to have regard to the likelihood of a 
licence being granted and in so doing the three tests under Regulation 53 of 
the 2010 Regulations. The three tests are: 1) Imperative Reasons of 
Overriding Public Interest; 2) No satisfactory alternative; 3) Favourable 
Conservation Status. In respect of whether there are reasons of overriding 
public interest, the site is an existing large redundant building. There would 
be clear social, economic and environmental benefits that would arise from 
this intensifying development on this site by bringing this redundant building 
back into a viable use an by making a more efficient use of land, reduce the 
pressure on hotel market in Oxford, creating employment opportunity, reduce 
the highway pressure as the proposal would be car-free, by contributing to 
provide affordable housing within the city and provide a high- quality piece of 
architecture and the development would include a scheme of ecological 
enhancements (such as native landscape planting and provision of artificial 
roost features, including bird and bat boxes). In respect of alternatives, these 
benefits are derived from developing this site and the development would 
ensure that an overall net gain in biodiversity would be achieved. The third 
test relates to ensuring the action authorised is not detrimental to the 
maintenance of the population of the species concerned at a favourable 
conservation status. The Council’s Biodiversity Officer has considered the 
proposal and has not raise objection to the proposed development. The 
ecological enhancements including bat boxes are acceptable.  

10.103. Overall having regard to the above, the Planning Authority considered that 
the proposal meets the three tests under Regulation 53 of the Habitats and 
Species Regulation 2010 and it is considered that a licence is likely to be 
granted. Conditions are recommended to be imposed so that a scheme of 
ecological enhancements shall be provided to ensure an overall net gain in 
biodiversity, along with a lighting strategy to avoid disturbance and harm to 
light-sensitive wildlife. Subject to these conditions the proposal is considered 
acceptable in terms of requirement of Policy CS12 of the Oxford Core 
Strategy, NPPF and emerging Local Plan Policy G2. 

vii. Flooding  

Policies and material considerations  

10.104. Policy CS11 of the Core Strategy states that planning permission will not be 
granted for any development in the functional flood plain (Flood Zone 3b) 
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except water-compatible uses and essential infrastructure. The site is not 
located within Flood Zone 3b. Policy CS11 goes on stating that the suitability 
of developments proposed in other flood zones will be assessed according to 
the PPS25 sequential approach and exceptions test. Since the publication of 
the Core Strategy the PPS25 was withdrawn and National Planning Practice 
Guidance (NPPG) has been published and therefore the guidance in the 
NPPG is now being used. Policy CS11 also states that unless it is shown not 
to be feasible, all developments will be expected to incorporate sustainable 
drainage systems or techniques to limit run-off from new development, and 
preferably reduce the existing rate of run-off.  

10.105. For all developments over 1 hectare and/or development in an area of flood 
risk from rivers (Flood Zone 2 or above) or other sources developments must 
carry out a full Flood Risk Assessment (FRA), which includes information to 
show how the proposed development would not increase flood risk. 
Necessary mitigation measures must be implemented. Unless it is shown not 
to be feasible, all developments would be expected to incorporate 
sustainable drainage systems or techniques to limit run-off from new 
development, and preferably reduce the existing rate of run-off. Development 
will not be permitted that will lead to an increased flood risk elsewhere, or 
where the occupiers will not be safe from flooding.  

10.106. Paragraph 155 of the NPPF states that inappropriate development in areas 
at risk of flooding should be avoided by directing development away from 
areas at highest risk (whether existing or future). Where development is 
necessary in such areas, the development should be made safe for its 
lifetime without increasing flood risk elsewhere. Paragraph 158 of the NPPF 
states that the aim of the sequential test is to steer new development to 
areas with the lowest risk of flooding. Development should not be allocated or 
permitted if there are reasonably available sites appropriate for the proposed 
development in areas with a lower risk of flooding. Paragraph 159 of the 
NPPF states that if it not possible for development to be located in zones with 
a lower risk of flooding (taking into account wider sustainable development 
objectives), the exception test may have to be applied. The need for the 
exception test will depend on the potential vulnerability of the site and of the 
development proposed, in line with the Flood Risk Vulnerability Classification 
set out in national planning guidance.   

Assessment  

10.107. A Flood Risk Assessment (FRA) has been submitted with the application. 
Since the submission of the application, the Environmental Agency has 
updated its flood mapping. The latest Environment Agency Flood Mapping 
shows that the site lies mostly in Flood Zone 2, with a small raised area in the 
south of the site falling in Flood Zone 1. This is an improvement in terms of 
establishing the suitability of the proposal in this location, as none of the part 
of the site lies within Flood Zone 3.  

10.108. A Sequential and Exception Test has been submitted with the application. 
The sequential test compares the application site with other available sites to 
find out which has the lowest flood risk. As the existing facility is located at 
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Egrove Park, it was considered necessary that the whole of Oxford shall be 
assessed for any potential sites that the proposal could occupy. A two stage 
approach has been taken in terms of identifying alternative sites. Stage One 
being a high level assessment of the potential sites against six criteria such 
as site area, suitable size, flood zone, greenfield/brownfield land, land use, 
availability. Stage Two being a more in depth assessment of those sites 
which has ‘passed’ Stage One. Stage One of the Sequential Test assessed 
482 sites. Six out of 482 sites were found to be of a suitable size, at less risk 
of flooding than the application site, free from any policy or development 
restrictions and potentially available. Those sites were then assessed against 
their location, distance from Oxford train station (as stated in the Planning 
Statement the course participants would be encouraged to travel sustainably 
to the site and the train station is located next to the main Said Business 
School campus). The sites that ‘passed’ the Stage One test are Osney Mead 
Industrial Estates (entire site, Area B and Area C), Faculty of Music, 
Grandpont Car Park, and Land to the rear and north of Church Cottage 
Church Way.   

10.109. Paragraph 160 of the NPPF states that the application of the exception test 
should be informed by a strategic or site-specific flood risk assessment, 
depending on whether it is being applied during plan production or at the 
application stage. For the exception test to be passed it should be 
demonstrated that a) the development would provide wider sustainability 
benefits to the community that outweigh the flood risk; and b) the 
development would be safe for its lifetime taking account of the vulnerability 
of its users, without increasing flood risk elsewhere, and, where possible, 
would reduce flood risk overall. Paragraph 161 of the NPPF states that both 
elements of the exception test should be satisfied for development to be 
allocated or permitted. 

10.110. Overall, taking into consideration the policy constraints, access to these sites, 
their location, constraints in terms of the impact on the Conservation Area 
and Listed Buildings, uncertain availability of those sites, unsustainable 
location and distance from the main Said Business Campus, it is considered 
that the Osney Power Station site is the most suitable for this development 
and so the Sequential Test has been passed.  

10.111. The government’s ‘Flood risk and coastal change’ guidance advises how to 
take account of and address the risks associated with flooding and coastal 
change in the planning process. It states that the Sequential Test ensures 
that a sequential approach is followed to steer new development to areas 
with the lowest probability of flooding. Where there are no reasonably 
available sites in Flood Zone 1, local planning authorities in their decision 
making should take into account the flood risk vulnerability of land uses and 
consider reasonably available sites in Flood Zone 2, applying the Exception 
Test if required. Only where there are no reasonably available sites in Flood 
Zones 1 or 2 should the suitability of sites in Flood Zone 3 be considered, 
taking into account the flood risk vulnerability of land uses and applying the 
Exception Test if required. The guidance contains ‘Table 3’, which includes 
flood risk vulnerability and flood zone ‘compatibility’ and it shows when the 
development is appropriate and the Exception Test should be applied.  The 
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table in the guidance does not show the application of the Sequential Test. 
The table 3: Flood Vulnerability and Flood Zone ‘Compatibility’ of the National 
Planning Policy Guidance is recreated below with the relevant section 
highlighted for reference:   

Flood Zones  Flood Risk Vulnerability Classification  

  

Essential 
infrastructure  

Highly 
vulnerable 

More 
Vulnerable 

Less 
Vulnerable  

Water 
Compatible  

Zone 1               

Zone 2    

Exception 
Test 
required          

Zone 3a 
 Exception Test 
required  × 

 Exception 
Test 
required       

Zone 3b 
 Exception Test 
required  × ×  ×    

   Development is appropriate  x Development should not be permitted  

 
10.112. The proposal falls within the more vulnerable classification and within Flood 

Zone 2 and therefore the development is appropriate and the exception test 
is not required.  

10.113. The Environment Agency had originally objected to the proposal as the 
originally submitted FRA did not provide a suitable basis for an assessment 
to be made of the flood risk arising from the proposed development. However 
this objection has been overcome by submitting an amended FRA. The 
amended plans and FRA have been submitted and the Environment Agency 
has withdrawn their objection. The design of the building allows the storage 
area to be floodable. This is to ensure that the proposal would not result in an 
increase in flood risk within the site or in its surroundings.   

10.114. From the Environment Agency model, the 1 in 100 year (1% an annual 
exceedance probability (AEP)) + 35% climate change uplift flood level 
(design flood level) is 57.33m Above Ordnance Datum (AOD). A suitable 
Flood Risk Assessment has been produced and proposed measures to deal 
with the flood risk. The flood level is raised to 57.50m AOD which is 200mm 
above the design flood level. There is no sleeping accommodation proposed 
on the ground floor. Oxford City Council would also recommend that flood 
resilience and resistance measures are installed (in line with Environment 
Agency /DEFRA and MCHLG guidance) in order to further protect the 
building against future extreme events. Level for flood compensation 
measures have been proposed in order to prevent increase of flood risk off 
site, as a result of encroachment on flood plain storage. Free flow of water 
into floodable areas will be enabled by grills and louvres in the bin stores and 
lobby respectively. The submitted FRA states that the Environment Agency 
has agreed to these measures and the Environment Agency have not 
objected to the submitted details and the proposal. It is also requested that 
the floodable areas should be constructed with flood resilience/ resistance 
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measures where appropriate. The EA modelling shows that the site has a 
very low hazard/danger for some routes to Botley Road, however the railway 
and low points under Botley Road may prevent access to a fully dry area in 
times of extreme flood. Therefore, a flood warning and evacuation plan has 
been provided, the key premise of which is that if extreme events are 
forecast the building will be evacuated, and the University can accommodate 
the occupiers in alternative accommodation until such a time that they may 
return. The report states that the proposals have the agreement of the EA. 
The EA has not objected to the application, therefore we have no reason to 
doubt this. Condition is recommended to be imposed to require that the 
evacuation plan would be implemented in the event of an extreme event.  

Drainage  

10.115. A survey of the existing drainage arrangements was undertaken, and it was 
established that the majority of the surface water from the existing site 
discharges to the Thames Water foul sewer in Arthur Street, with the 
remainder discharging directly to the River Thames.  

10.116. The proposed drainage strategy removed all surface water from the foul 
server in Arthur Street, and should therefore reduce the chance of sewer 
flooding in extreme rainfall events. The report suggests the rainfall volume 
may cause overflow in a 1 in 2y event, therefore the proposal should reduce 
this significantly. The strategy proposes discharge to both the surface water 
sewer (existing surface water sewer in Russell Street with a new surface 
water sewer proposed in Arthur Street, which is proposed to be offered for 
adoption by Thames Water), and the River Thames. Attenuation of rainfall to 
limit discharge rates will be achieved using a combination of green/gravel 
roofs, attenuation in the first floor courtyard garden, and underground 
attenuation tanks.  In line with Oxford City and Oxfordshire County Councils 
Surface Water Drainage (SuDS) Design Guides, discharge should be 
attenuated to greenfield rates, unless specifically agreed otherwise. The 
report states a minimum of 44% reduction of runoff for the whole site in the 1 
in 2 year event, and greater for the more extreme events, and that the 
proposal would result in 54.7 % of all runoff being attenuated down to 5.2l/s 
for all events up to the 1 in 100 year + 40%% climate change event. The total 
discharge rate from the site should be limited to greenfield rates (or agreed 
rates) for the whole site. Therefore the condition is recommended to ensure 
that this is clearly shown in the final drainage strategy.  

10.117. SuDS maintenance and management information has been provided in the 
report. As part of the information to discharge the recommended drainage 
condition, this should be collated into a separate document, and included 
within the site operation manual/information in order to ensure that it is 
undertaken, and the drainage system remains functional and effective. 

10.118. The proposed drainage strategy involves partial discharge to the River 
Thames, and partial discharge to the surface water sewer network. Thames 
Water have raised no objection to the connection, however an Environmental 
Permit will be required from the EA for discharge into the River Thames and 
associated infrastructure within 8m of the bank. Therefore the condition is 
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recommended to ensure confirmation of this is provided, as this must be 
approved to provide a viable outfall, and as such a functional drainage 
system. 

10.119. The surface water sewer to which part of the sewer system would discharge 
is to be constructed in Arthur Street, to replace a highway sewer, and to be 
offered for Adoption by Thames Water. The information submitted as part of 
the condition would need to prove the relevant permissions have been 
obtained, as without these, there is no viable outfall. 

10.120. Oxfordshire County Council (in their role as a flood authority) stated in their 
comment that “whilst in principle we would have no issues regarding the 
proposal of green roofs and above ground storage, we would have concerns 
with how the scheme will develop to ensure that the surface water can be 
managed appropriately on the site due to it being located within flood zones 2 
& 3 and the FRA has not demonstrated how this will be achieved for the 
whole site.” The County also stated “the revised FRA dated 29th May 2019 
by Clive Onions Consulting Civil Engineer is at Concept Stage. This should 
be worked up to Outline Design supported by relevant plans, long/cross 
sectional drawings, written statements of intent.” Oxfordshire County Council 
have published the “Local Standards and Guidance for Surface Water 
Drainage on Major Development in Oxfordshire” to assist developers in the 
design of all surface water drainage systems, and to support Local Planning 
Authorities in considering drainage proposals for new development in 
Oxfordshire. The guide sets out the standards that apply in assessing all 
surface water drainage proposals to ensure they are in line with National 
legislation and guidance, as well as local requirements. The County Council 
have suggested a condition to deal with surface water drainage to ensure 
compliance with the Oxfordshire Local Standards.  

10.121. As per Oxfordshire County Council comments, the concept design provided 
must be supported by full details and calculations, however this may be 
secured via condition. This should be based on the initial design, but should 
also take into account comments made by the Lead Local Flood Authority 
(LLFA) and Oxford City Council. Oxfordshire County Council as LLFA have 
commented on the proposals, and have no objection subject to further details 
being obtained via condition. Therefore a drainage condition is recommended 
to be imposed to ensure that final drainage details would be submitted and 
approved and that no development shall be undertaken until these conditions 
have been discharged, as it must be demonstrated that the drainage system 
is viable. 

10.122. The construction of the proposed new surface water sewer in Arthur Street 
would require permissions from Thames Water and the Local Highway 
Authority. The proof of these agreements should form part of the final 
drainage strategy, which would be secured by condition as recommended by 
officers.  Overall, it is considered that in principle the existing situation would 
not be worsen and should in fact improve the situation. The proposal passes 
the Sequential Test and as per the government’s guidance the Exception 
Test is not required. Thames Water, the Environment Agency and LLFA have 
not objected to the proposal. The proposal complies with Policy CS11 of the 
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Core Strategy and National Planning Policy Framework and emerging Local 
Plan Policy RE3 subject to the conditions recommended by officers. 

viii. Contamination  

10.123. A Phase II Geotechnical and Contamination report produced by Integrale has 
been submitted. Phase 1 is a preliminary risk assessment incorporating a 
desk study and site walk over to identify all potential contaminative uses on 
site and conceptual site model identifying potential contamination risks. This 
has been completed and it is considered acceptable. Phase 2 which is 
comprehensive intrusive site investigation and Phase 3 which is options 
appraisal and remediation strategy have not yet been carried out.  Therefore, 
on the basis that the site has not been investigated in full, planning conditions 
should therefore be included on any permission granted for the site to ensure 
that any ground and water contamination are identified and adequately 
addressed to ensure the safety of the development, the environment and to 
ensure the site is suitable for the proposed use in accordance with the 
requirements of Policy CP22 of the Oxford Local Plan and in line with 
paragraph 170 of the National Planning Policy Framework. An informative is 
also recommended to be included to make the applicant aware that the 
responsibility to properly address contaminated land issues, irrespective of 
any involvement by the City Council lies with the owner/developer of the site. 
Subject to conditions the proposal is considered acceptable in terms of the 
requirements of Policy CP22 of the Oxford Local Plan and equivalent policy 
in the emerging Draft Oxford Local Plan 2036.  

ix. Noise  

Policies and material considerations  

10.124. Policy CP9 of the Oxford Local Plan states that planning permission will only 
be granted subject to plant and machinery being integrated into building 
design and unacceptable levels of light and noise nuisance being avoided. 
Policy CP19 of the Oxford Local Plan states that planning permission will be 
refused for development proposals that cause an unacceptable nuisance. 
Where such nuisance is controllable, appropriate planning conditions will be 
imposed. Policy CP21 of the Oxford Local Plan states that planning 
permission will be refused for developments which will cause unacceptable 
noise. Particular attention will be given to noise levels: a) close to noise-
sensitive developments; and b) in public and private amenity space, both 
indoor and outdoor. The City Council will impose easily enforceable 
conditions to control the location, design, layout and operation of 
development proposals to minimise any adverse impact as a result of noise 
and its transmission.  

Assessment  

10.125. The proposed ground floor plant areas would comprise a boiler room, cold 
water storage, tank room, sprinkler tank & pump room, main equipment 
room, Low Voltage (LV) switch room and substation. Two further plant rooms 
would be located at fifth floor roof space level. The plant room on the fifth 
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floor level towards the north of the building would contain mechanical 
ventilation plant serving the first floor teaching/breakout areas, ground floor 
dining room, bar areas, toilets, kitchen and guest bedrooms. The south plant 
room would comprise two new air cooled chillers and associated chilled 
water plant. A mechanical ventilation plant serving ground floor teaching 
areas and guest bedrooms is also proposed. 

10.126. The Stage 2 Acoustic Report written by RBS dated 14th August 2018 (The 
Report) submitted with the application contains details of expected noise 
sources from the proposed development, setting these against measured 
current background noise levels. The design targets used are in line with the 
Council’s expected noise limits for new development as set out in the current 
Local Plan. The principle is that noise from new development should not 
cause an increase in the background noise level at existing residential 
properties, thereby leading to ”noise level creep”. The Report found that 
measured current background noise levels at 2 locations outside residential 
properties were between 33 and 36 decibels depending on the time of day. 
Using suitably conservative assumptions about the effects of distance and 
other noise propagation factors the Report proposed that plant noise 
emission should be low enough that they would be at least 10 decibels below 
those current background noise levels when measured at those positions. 
This is considered to be a reasonable and appropriate approach to adopt. In 
common with most development proposals the precise details of mechanical 
plant are not known at planning application stage, but the criteria specified in 
the Report would ensure that such plant would need to be chosen, designed 
and insulated to achieve these suitably stringent limits. The proposed 
condition gives Council officers the ability to check that this is the case at a 
later date but before the development is brought into operation. 

10.127. The Stage 3 Acoustic Report written by RBS dated 28 September 2018 (The 
Updated Report) followed the same approach but with reference to design 
details for the proposal. These include the Boiler Room on the Arthur Street 
side.  

10.128. Further refinement to the acoustic consultant’s advice followed changes 
made to the Stage 4 design and a review by RBS. Details were submitted by 
way of the letter from RBA Acoustics to Long & Partners dated 17th May 2019 
(The Letter). The proposed limits and the recommendations made in The 
Updated Report and The Letter are confirmed by way of the noise conditions 
attached to any permission granted. 

10.129. To safeguard the amenities of the occupiers of nearby properties in 
accordance with Policies CP9, CP19 and CP21 of the Oxford Local Plan 
2001-2016 conditions regarding noise control scheme and noise control at 
specified times are recommended. The noise level along Russell Street and 
Arthur Street are proposed to be limited to 33 dB (daytime 07.00-23.00) and 
30dB (night-time 23.00-07.00) and noise level along the Riverside façade are 
proposed to be limited to 36dB (daytime 07.00-23.00) to 35dB (night-time 
23.00-07.00).  

x. Energy  
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Policies and material considerations  

10.130. The preamble to Policy CS9 of the Core Strategy states that energy 
conservation and renewable energy are central to the principles of 
sustainable development, and are a fundamental part of good design. The 
City Council expects all developments throughout the city to achieve high 
standards of sustainable construction and design to play their part in 
adapting to the challenges of climate change locally. Policy CS9 of the Core 
Strategy states that all development should seek to minimise their carbon 
emissions. Proposals for developments are expected to demonstrate how 
sustainable design and construction methods will be incorporated. All 
development must optimise energy efficiency by minimising the use of 
energy through design, layout, orientation, landscaping and materials, and by 
utilising technologies that help achieve Zero Carbon Developments. Planning 
permission will only be granted for developments on qualifying sites that 
demonstrate, through submitting a Natural Resource Impact Analysis 
checklist, how they will: minimise the use of energy by using energy-
efficiency solutions and technologies; deliver a proportion of renewable or 
low-carbon energy on site; incorporate recycled or reclaimed materials; and 
minimise water consumption by incorporating appropriate design and 
technologies, in accordance with the Natural Resource Impact Analysis 
Supplementary Planning Document. The current Oxford policy target is 20% 
on-site renewable energy. Very limited weight can be given to the drafted 
Policy RE1 of the emerging Local Plan 2016-2036.  

Assessment  

10.131. The Natural Resource Impact Analysis (NRIA) checklist and Energy Strategy 
has been submitted with the application. The proposal involves the 
conversion of an existing Victorian Power Station and the erection of new 
extensions, which makes it more difficult to comply with the policy as the 
building is not a wholly new building. The originally submitted Energy 
Strategy did not comply with the requirement of the policy. An amended 
Energy Strategy has been submitted. The development achieves the Oxford 
City Council’s 20% reduction in emissions over the base case, including 
equipment. The Energy Strategy includes passive design, air source heat 
pumps, photovoltaics and low flow fittings for domestic hot water. It is 
proposed to provide 233 roof mounted solar PV panels with a total area of 
approximately 380m2 to generate on site renewable electricity. The Air 
Source Heat Pump is used to provide renewable heating and cooling in the 
server rooms. The retention of original windows on the west elevation and 
secondary glazing would still allow the proposed development to comply with 
the 20% on-site renewable energy policy target.  

10.132. The proposal would comply with the 20% policy target and therefore the 
proposal is acceptable in terms of the requirement as set out in Policy CS9 of 
the Core Strategy.  

xi. Air Quality  

Operational Phase 
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10.133. The introduction of new receptors on an Air Quality Management Area 
(AQMA): The review of the Air Quality Assessment allows to state that 
pollutant concentrations at the façade of proposed residential receptors are 
predicted to be within the relevant health-based air quality objectives. On that 
basis, future occupants of the proposed development will be exposed to 
acceptable air quality and the site is deemed suitable for its proposed future 
use in this respect.  

10.134. Potential emissions from traffic increase: The review of the site’s transport 
statement allows us to conclude that the proposed development is expected 
to generate a total of 4 movements as a 24-hour Annual Average Daily 
Traffic (AADT), comprising 1 Light Duty Vehicle (LDV) movement and 3 
Heavy Duty Vehicle (HDV) movements. This is based on the assumption that 
the vast majority of staff and students will use the Park & Ride and public 
transport system rather than driving to the application site. This is considered 
to be a reasonable assumption as the proposal provides only 2 accessible 
car parking spaces, both for use by Blue Badge Holders and no other car 
parking area. This is a significant reduction from the existing provision, which 
currently provides 25 spaces. The proposed development would is therefore 
likely to lead to a reduction in vehicle trips on the highway network compared 
to the consented use on the site.  

10.135. Potential Emissions from On-site centralised combustion systems: The 
review of the most recent energy strategy of the development indicates that 
Photovoltaic panels and Air Heat pumps would be the technology to be 
installed on site. As these types of technologies are emission free, and 
therefore there would be no potential air quality impacts associated.  

Construction Phase (Dust and vehicle emissions during construction works)  

10.136. A qualitative assessment of the potential local air quality impacts associated 
with the construction phase activities has identified that the proposed 
development is considered to be high risk for dust soiling effects associated 
with demolition and construction activities and low risk from earthworks and 
trackout activities. Given that the risk of dust soiling is assessed as high risk, 
it is recommended that effective dust mitigation measures in accordance with 
those listed as ‘highly recommended’ within the IAQM guidance document 
should be implemented in order to mitigate potential dust effects and the 
impacts on air quality considered to be negligible.  

10.137. Overall, air quality would not represent a material constraint to the 
development proposals, however, with regards to the potential emission from 
dust during the developments construction phase, it is extremely important to 
guarantee that the site specific mitigation measures that were identified in the 
dust assessment (part of the air quality assessment) are put in place, and 
included on the site’s construction environmental management plan, as only 
those will minimise those impact to the status of ‘non significant’. Therefore a 
condition is recommended to be imposed to secure necessary site specific 
mitigation of dust from construction to ensure that the overall dust impacts 
during the construction phase of the proposed development will remain as 
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‘not significant’, in accordance with the results of the dust assessment, and 
with policy CP23 of the Oxford Local Plan.  

xii. Transport    

Car parking  

10.138. Policy CS13 of the Core Strategy states that planning permission will only be 
granted for development that prioritises access by walking, cycling and public 
transport. A Transport Assessment and comprehensive Travel Plan must 
accompany all major development proposals. Policy TR3 of the Oxford Local 
Plan states that planning permission will only be granted for development 
that provides an appropriate level of car parking spaces no greater than the 
maximum car parking standards shown in Appendix 3 of the Oxford Local 
Plan. Policy TR12 of the Oxford Local Plan states that when determining 
planning applications, the City Council will seek to reduce the number of 
private non-residential parking spaces, particularly in the Transport Central 
Area and Transport District Area, when they are not required for operational 
reasons. 

10.139. A Transport Assessment and Travel Plan have been submitted with the 
application. The site lies within the Transport Central Area. The site currently 
has parking provision for 25 cars. The proposed development is located 
within walking distance of the Said Business School. Oxfordshire County 
Council has commented on the proposal. Parking in the vicinity of the site is 
regulated by a controlled parking zone, which allows only parking by permit 
holders and Blue Badge Holders. There are also limited sections that permit 
short stay parking. The development proposes to reduce the off-street car 
parking spaces from 25 to 2. Those 2 parking spaces are proposed only for 
Blue Badge Holders. Therefore the reduction of 23 car parking spaces in the 
Transport Central Area will comply with the requirement of Policy TR12 of the 
Oxford Local Plan.  

10.140. The proposed development is located approximately 500m away from the 
Said Business School and it is proposed that staff would travel between the 
two sites on foot given the lack of parking provision and close proximity. Due 
to the car parking restrictions in the area, the nature of the use and 
development, it is considered that there is no realistic opportunity for 
employees and course participants to park on the adjacent roads. The 
information provided with the application states that every effort will be made 
to discourage any participant driving to Oxford. In order to ensure that 
development is appropriately managed and in the interest of promoting 
sustainable transport conditions are recommended to be imposed to ensure 
that Travel Plan and Management Plan are submitted and approved by the 
local planning authority.  

10.141. The Highway Authority raised concerns in terms of the potential for delivery 
vans/lorries within the loading and drop off area to block off vehicles already 
parked in the disability bays and therefore the design should be reviewed 
accordingly. Therefore a condition is recommended to be imposed to ensure 
that amended layout would be submitted and approved in writing by the local 
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planning authority. Paragraph 4.11 of the transport statement suggests that 
waiting restrictions on Russell Street and Arthur Street should be amended to 
provide a better pedestrian environment. Details of this amendment need to 
be made clear and the amendment of waiting restrictions in the area, would 
be subject to a separate consultation exercise and decision-making process. 
An operational space for services is proposed, which would be used for the 
servicing of the building. In the interest of highway safety and for efficient 
operation of the road network a condition is recommended to be imposed to 
ensure that a delivery and servicing management plan including a maximum 
waiting time for this space is to be submitted for consideration and approval 
by the Local Planning Authority.   

10.142. Russell Street and Mill Road both have 1.5m wide footways on both sides up 
to the junction with the A420 Botley Road from where pedestrian access from 
wider Oxford can be achieved. The Osney Power Station is also well located 
to be accessed by regular bus services, being within a 400m walk to the bus 
stops along Botley Road, Oxford Rail Station and in Frideswide Square. The 
Highway Authority Officer concluded that the vehicular movements from 
visitors and staff are not likely to be detrimental to the local network. 
However, vehicle movements associated with deliveries and servicing should 
be appropriately managed through a delivery and servicing plan and 
therefore a condition is recommended to be imposed.  

Travel Plan  

10.143. The Local Highway Authority has stated that this development should be 
classed as C2 Residential institutions/education from a travel plan 
perspective. Under C2, it is the number of students that dictates the 
requirement for the site. In this case, it falls within the threshold of 50-149 
students, which means that the site would require a travel plan statement. 
This should be produced using the template contained in the Oxfordshire 
County Council guidance ‘Transport for New Developments: Transport 
Assessments and Travel Plans’. Therefore a condition is recommended to be 
imposed to ensure that this is submitted to and approved in writing before the 
first occupation of the site. 

Construction Traffic Management Plan  

10.144. The Highway Authority have stated that given the scale of development it is 
assumed that to implement the proposed changes at the Power Station 
significant movement of traffic would be generated. Therefore a condition is 
recommended to be imposed to ensure that a Construction Traffic 
Management Plan (CTMP) including the routing of construction vehicles and 
management of their movement into and out of the site, access arrangement 
and times of movement of construction vehicles, details of wheel 
cleaning//wash facilities, contact details, times for construction traffic and 
delivery vehicles is submitted to be approved in writing prior to 
commencement of development.  

Cycle parking 
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10.145. Policy TR4 of the Oxford Local Plan states that the City Council will only 
grant planning permission for development that: a) provides good access and 
facilities for pedestrians and for cyclists, and b) complies with the minimum 
cycle parking standards. For new non-residential development, the City 
Council will seek the provision of showers and changing facilities in 
accordance with the thresholds and minimum standards. 

10.146. The existing four public cycle parking spaces, which are currently located on 
the junction of Russell and Arthur Street are proposed to be removed. Due to 
the unusual nature of the proposal, the development is difficult to categorise 
within the scope of Oxford’s cycle parking standards as although the 
proposed development is an educational establishment, it is neither a school 
nor a non-residential higher and further education establishment and is also 
includes some accommodation use. Therefore it is reasonable to categorise 
the proposed development as ‘other development’, which is to be treated on 
its individual merits, guided by the general principle of 1 space per 5-people. 
There are 121 room proposed, maximum 9 staff based in the building and up 
to 8 programme administrator and programme directors and therefore the 
maximum number of people in the building at any point would be 
approximately 138.   In accordance with policy TR4 the general guidance 
would be to provide 1 cycle space per 5-people and therefore based on the 
maximum number of people in the building a minimum 27 cycle spaces 
should be provided. 

10.147. The amended plans have been provided. The development is now proposing 
33 cycle spaces, which is considered to be adequate for the development of 
this nature. The Transport Assessment shows 6 stands along Arthur Street, 
however the landscape plan (drawing number 1781-JMP-XX-DR-L-3001 
Revision P02) shows 8 cycle stands in the Arthur Street public space. The 
additional statement and drawing submitted confirms that eight new public 
cycle stands providing storage for 16 bikes are being proposed to be located 
along Arthur Street. Additional cycle storage is proposed to be located within 
the building. The location of the internal cycle storage allows direct access 
from the store into the external access that runs around the edge of the 
building which, in turns, allows direct access onto Arthur Street. The 
submitted Addendum Design and Access Statement shows the internal cycle 
storage showing that semi vertical rack could accommodate 17 bicycles. A 
condition is recommended to be imposed to ensure that final details of the 
cycle storage for the site would be submitted to and approved in writing by 
the Local Planning Authority and to ensure that the cycle spaces would be 
installed prior to the occupation of the building and retained for that purpose 
thereafter.  

10.148. Given the type of attendees and proposed 33 cycle spaces, it is considered 
that the development complies with policy TR4 of the Oxford Local Plan.  

xiii. Waste  

10.149. Policy CS10 of the Core Strategy states that all new developments will be 
expected to have regard to the waste management hierarchy during design, 
construction and final occupation. Planning permission will be granted for 
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appropriately located development that makes provision for the management 
and treatment of waste and recycling, in accordance with the Oxfordshire 
Joint Municipal Waste Strategy and local waste management strategies.  

10.150. A Waste Management Strategy has been submitted with the application. The 
waste store would be provided for wheelie bins within internal waste storage. 
The waste storage would be adjacent to the servicing and delivery access. 
The waste would be collected within the building and taken to the internal 
centralised bin store, which would contain 4 x 1100 litre containers, a wheelie 
bin for glass, a container for food waste and a small cardboard store. Three 
of the 1100 litre containers would be used for dry mixed recycling, and the 
other container would be used for non-recyclable materials. However, the 
Waste Management Strategy states that this will be reviewed once the 
building is in operation. The information provided in the strategy states that 
collections for dry mixed recycling and landfill waste would be carried out 
daily Monday-Friday and the glass collection would be carried out twice 
weekly. The strategy states that “the Said Business School building would 
serve as the hub for operational deliveries and collections by larger vehicles, 
with electric vehicles shuttling between the sites. Refuse and recycling 
vehicles that need to access the Osney Power Station site would arrive by 
way of Russell Street, and back into the site from Arthur Street, from where 
they will collect the waste/recycling.” Due to the constraints of the site and 
residential nature of the surrounding area, the strategy took into 
consideration the impact on the neighbouring properties into consideration. 
The hours of collection and external use of the waste/recycling bins would be 
during normal working hours only and special attention would be given to 
glass recycling, which can be particularly noisy. A condition is recommended 
to be imposed to ensure that a Management Plan of the Centre of Executive 
Education would be submitted to ensure that the site is appropriately 
managed. It is considered that the proposal complies with condition CS10 of 
the Core Strategy.  

xiv. Community safety  

10.151. Policy CS19 of the Core Strategy states that new developments are expected 
to promote safe and attractive environments, which reduce the opportunity 
for crime and the fear of crime. Planning permission will only be granted for 
development that meets the principles of ‘Secured by Design’, including 
providing for well-designed public spaces and access routes, which are 
integrated with their surroundings and respond to the needs of the 
community; maximising natural surveillance; providing for appropriate lighting 
of public spaces and access routes.  

10.152. The Design and Access Statement has provided information regarding 
security and crime prevention. There are various security measurements 
proposed such as security system, door access controls, CCTV, external 
lighting. The secure cycle parking would be provided for staff within the 
building. The public cycle spaces provided along Arthur Street would be 
overlooked by CCTV. The Design and Access Statement states that “the 
building will be designed to follow the practices of Secured by Design. This 
will be initiated during the next stage of design when detail regarding doors, 
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windows, locks and entrance design is defined in detail. A condition is 
recommended to be imposed to ensure that an application is made for 
Secured by Design accreditation and that the development would not be 
occupied or used until confirmation of the accreditation has been received to 
ensure that all measures have been taken in terms of crime prevention.  

xv. Planning obligations 

10.153. It is considered that the following matters should be secured through a 
section 106 legal agreement: 

Affordable housing contribution  

10.154. Policy CS24 of the Core Strategy states that planning permission will only be 
granted for commercial development that provides affordable housing to 
meet additional demand created. For the purposes of Policy CS24 the 
development is considered to fall within the ‘commercial’ category when 
considering affordable housing provision/contribution as set out in the 
Affordable Housing and Obligations Supplementary Planning Document 
((AH&O (SPD)). Policy CS24 and the SPD contain no size threshold at which 
a contribution will be sought; however, an indicative threshold of 2,000m2 net 
additional floorspace, including changes of use, will be used to indicate that a 
contribution will be expected. The (AH&O) SPD states that the standard 
method of contribution from commercial development would be financial. The 
financial contribution would be sought, based on Appendix 4 of the (AH&O) 
SPD and a formula based on a number of employees for the whole 
development. The formula to calculate affordable housing contribution from 
non-residential development is : 

 

10.155. The information provided with the application states that the Said Business 
School would employ 2x receptionist (24/7), 3x contract catering staff 
(kitchen), 2x contract catering (front of house), 1x duty manager, 1x technical 
support. Therefore the total number of staff employed and based in the 
building would be 9. The number of staff would vary as it would depend on 
the number/size/nature of programmes running. Most of the administrative 
staff would be based in the main Said Business Campus and would only visit 
the building during the course/programme. The statement provided with the 
application states that each programme running in the building (up to 4 
simultaneously) would be supported by a programme administrator and a 
programme director, so there may be 0-8 additional staff at any point in time 
dependant on size/shape/number of programmes. However, these people 
would not be based in the building and would visit the building to support the 
particular event. There would be a contracted housekeeping and laundry 
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service giving rise to a likely of total 4-5 members of staff (but as with the 
other staff the majority would not be based at the application site itself).  

10.156. Therefore the affordable housing contribution has been based on the number 
of employees employed and based in the building (9 employees). The 
affordable housing contribution will be £6,921.  

Amendments of Traffic Regulation Order along Arthur Street 

10.157. Oxfordshire County Council has requested that a £2600 contribution should 
be secured by Section 106 legal agreement. The contribution is required to 
amend the Traffic Regulation Order along Arthur Street. The Traffic 
Regulation Order contribution via a Section 106 would be used to change 
parking and waiting restrictions along Arthur Street.  

11. CONCLUSION   

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

11.2. The NPPF recognises the need to take decisions in accordance with Section 
38(6) but also makes clear that it is a material consideration in the 
determination of any planning application (paragraph 2). The main aim of the 
NPPF is to deliver Sustainable Development, with paragraph 11 the key 
principle for achieving this aim. The NPPF also goes on to state that 
development plan policies should be given due weight depending on their 
consistency with the aims and objectives of the NPPF. The relevant 
development plan policies are considered to be consistent with the NPPF 
despite being adopted prior to the publication of the framework.  

Compliance with Development Plan Policies 

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

11.4. The application site is located within close proximity to the Said Business 
School and therefore makes this site very sustainable. The design, massing 
and layout has been carefully amended after a long period of pre-application 
consultation, reviews by the Oxford Design Review Panel and public 
consultation. No unacceptable impact on highway safety has been identified. 
No unacceptable impact on flooding has been identified. The proposal would 
not cause discernible harm to the character or appearance of the Osney Town 
Conservation Area or Central Conservation Area or non-designated heritage 
asset which is the Power Station. The proposal would not result in any 
significant additional distraction to views of the city skyline, the towers and 
spires. The proposal would result in a low level of less than substantial harm to 
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archaeology and whilst great weight has been given to this asset’s 
conservation, this harm that would be caused would be mitigated by the 
foundation design and is considered to be outweighed by the public benefits 
which would ensue from the proposal. The impact of the proposal on the 
neighbouring properties has been carefully considered and as set out in the 
assessment, the proposed development would be acceptable.   

11.5. The application is consistent in all other respects, subject to conditions, with 
local and national planning policy.  

Material considerations 

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

11.7. National Planning Policy: The NPPF has a presumption in favour of 
sustainable development. NPPF paragraph 11 states that proposals that 
accord with the development plan should be approved without delay, or where 
the development plan is absent, silent, or relevant plans are out of date, 
granting permission unless any adverse impacts would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the 
Framework taken as a whole; or specific policies in the framework indicate 
development should be restricted. 

11.8. Officers consider that the proposal would accord with the overall aims and 
objectives of the NPPF for the reasons set out within the report. Therefore in 
such circumstances, Paragraph 11 is clear that planning permission should be 
approved without delay. This is a significant material consideration in favour of 
the proposal. 

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

11.10. It is recommended that the Committee resolve to grant planning permission for 
the development proposed subject to the recommended conditions set out in 
section 12 of this report and subject to the satisfactory completion (under 
authority delegated to the Acting Head of Planning Services) of a legal 
agreement under section 106 of the Town and Country Planning Act 1990. 
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12. CONDITIONS   

 
1 Development begun within time limit 
 

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

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

2 Develop in accordance with approved plans 
 

The development permitted shall be constructed in complete accordance with 
the specifications in the application and approved plans listed below, unless 
otherwise agreed in writing by the local planning authority. 

  
 Reason: To avoid doubt and to ensure an acceptable development as 

indicated on the submitted drawings in accordance with policy CP1 of the 
Oxford Local Plan 2001-2016. 

 
 3 Samples- Materials 
  

Prior to the commencement of construction works above ground level 
(excluding the demolition of the existing structures and site clearance), 
samples of the exterior materials shall be submitted to, and approved in writing 
by, the Local Planning Authority and only the approved materials and details 
shall be used. 

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

 
4 Sample panel- brickwork  
  

Sample panels of the stonework/brickwork demonstrating the colour, texture, 
face bond and pointing shall be erected on site and approved in writing by the 
Local Planning Authority before relevant parts of the work are commenced.  
The development shall be completed in accordance with the approved details. 

 
Reason: In the interests of the visual appearance in accordance with policies 
CP1, CP8 and HE7 of the Adopted Oxford Local Plan 2001-2016. 

 
5 Details of replacement windows and doors 
 

Prior to the installation of new windows details of replacement windows and 
doors to a scale of 1:5 showing the relationship of window/door to façade shall 
be submitted to and approved in writing by the Local Planning Authority. The 
development shall be completed in accordance with the approved details. 
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Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 
 

6 Details of repair of windows on west façade  
 
Details of the repair of the retained windows (as shown on the plan 1781-JMP-

XX-W-DR-A-4104) on the west façade of existing building including methodology 
for repair as well as materials, details and finish shall be submitted and 
approved in writing by the Local Planning Authority prior to this work being 
carried out. The development shall be completed in accordance with the 
approved details.  
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 

 
7 Details of any external plant, ventilation  
 

Prior to the commencement of construction works above ground level details 
of any external plant, ventilation details shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall be completed 
in accordance with the approved details. 
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 

 
8 Details of the veil 

 
Prior to the commencement of construction works above ground level details 
of ‘veil’ including material, design and details of junctions with the “non-veiled" 
elements of building shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be completed in accordance with 
the approved details. 
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP8 of the Adopted Oxford Local Plan 2001-2016. 

 
 9 Details of exterior lighting and signs 

 
Details of all exterior lighting including details of light spill/pattern and signs 
shall be submitted to and approved in writing by the Local Planning Authority 
prior to the installation of such lighting. The development shall be completed in 
accordance with the approved details. 
 
Reason: In the interests of visual amenity in accordance with policies CP1, 
CP8 and HE7 of the Adopted Oxford Local Plan 2001-2016. 
 

10 Landscape plan required  
  

A detailed landscape plan showing the details of soft and hard landscaping, 
street furniture, lighting, and plants shall be submitted to and approved in 
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writing by the Local Planning Authority prior to the commencement of 
construction works above ground level. The development shall be completed 
in accordance with the approved details.  

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

 
11  Landscape plan carried out by completion  
 

The landscaping proposals as approved by the Local Planning Authority shall 
be carried out upon substantial completion of the development and be 
completed not later than the first planting season after substantial completion. 
 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP11 of the Adopted Local Plan 2001-2016. 

 
12 Lighting 

 
Prior to occupation, a "lighting design strategy for biodiversity" for buildings, 
features or areas to be lit shall be submitted to and approved in writing by the 
Local Planning Authority. All external lighting shall be installed in accordance 
with the specifications and locations set out in the strategy, and these shall be 
maintained thereafter in accordance with the strategy. No other external 
lighting shall be installed without prior written consent from the Local Planning 
Authority. 

  
 Reason: To comply with the requirements of the National Planning Policy 

Framework, the Conservation of Habitats and Species Regulations 2017, 
Wildlife and Countryside Act 1981 (as amended) and Policy CS12 of the 
Oxford Core Strategy 2026. 

 
13 Construction Environmental Management Plan 

 
No development shall take place until a Construction Environmental 
Management Plan shall have first been submitted to and approved in writing 
by the Local Planning Authority. The plan shall refer, inter alia, to the following 
matters:  

 
- site specific dust mitigation measures identified for this development- The 
specific dust mitigation measures that need to be included and adopted in the 
referred plan can be found in chapter 10.1 (Construction Dust Phase) and 
Chapter 10.3 (Construction Phase NRMM Emissions), pages 32-34 of the Air 
Quality Assessment that was submitted with this application 
- signage for construction traffic, pedestrians and other users of the site; 
- controls on arrival and departure times for construction vehicles; 
- hoardings to the site, including to future adjacent development plots; 
- noise limits; 
- hours of working; 
- vibration; 
- control of emissions; 
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- waste management and disposal, and material re use; 
- prevention of mud / debris being deposited on public highway; 
- materials storage; and 
- hazardous material storage and removal 

 
The approved Construction Environmental Management Plan shall be 
implemented accordingly throughout the demolition and construction phases 
of the development.  

 
Reason: To ensure that the overall dust impacts during the construction phase 
of the proposed development will remain as "not significant", in accordance 
with the results of the dust assessment, and with Core Policy 23 of the Oxford 
Local Plan 2001- 2016 and in the interests of the amenities of neighbouring 
occupiers, in accordance with policies CP1, CP19 and CP21 of the Oxford 
Local Plan 2001-2016.  

 
14 Protected species 

 
The development shall be undertaken in accordance with the 
recommendations provided within the Updated Bat and Ecological Survey 
Report produced by Turnstone Ecology (August 2018). No works of site 
clearance, demolition or construction shall take place until a European 
Protected Species Mitigation Licence has been granted by Natural England. A 
copy of the licence is to be provided to the Local Planning Authority. 

  
 Reason: To protect species of conservation concern and to comply with the 

requirements of The Conservation of Habitats and Species Regulations 2017  
and Policy CS12 of the Oxford Core Strategy 2026. 

 
15 Biodiversity Mitigation and enhancement 

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

  
 Reason: To comply with the requirements of the National Planning Policy 

Framework, the Conservation of Habitats and Species Regulations 2017, 
Wildlife and Countryside Act 1981 (as amended) and Policy CS12 of the 
Oxford Core Strategy 2026.  

 
16 Secured by Design 

 
Prior to commencement of the development, an application shall be made for 
Secured by Design accreditation on the development hereby approved. The 
development shall be carried out in accordance with the approved details, and 
shall not be occupied or used until confirmation of SBD accreditation has been 
received by the Local Planning Authority. 
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 Reason: In the interests of community safety in accordance with Policy CS19 

of the Core Strategy. 
 
17 Noise control at specified times 

 
Noise emitted from operations conducted on the premises shall not exceed 
the sound pressure levels set out below, as measured 1 metre from the 
façade of any noise sensitive premises in the locations below and expressed 
as dBLAeq,T 

  

Measurement Period 
 

Russell/Arthur Street 
Facades 

Riverside facades 
 

Daytime (07.00-23.00) 33 36 

Night-time (23.00-07.00) 30 35 

      
 Reason: To safeguard the amenities of the occupiers of nearby properties in 

accordance with policies CP9, CP19 and CP21 of the Oxford Local Plan 2001-
2016. 

 
18 Noise Control Scheme 

 
In respect of any proposed mechanical ventilation or associated plant, the 
applicant shall ensure that the plant to be installed will meet the noise limits 
specified in condition 17. A noise control scheme, to include this confirmation 
and appropriate measures to achieve this shall be submitted to and approved 
in writing by the Local Planning Authority before the development is brought 
into operation. Measures shall be in accordance with recommendations made 
in the Stage 3 Acoustic Report by RBS dated 23 September 2018 and letter to 
long and Partners dated 17 May 2019 or of an equal effect.  

  
 Reason: To safeguard the amenities of the occupiers of nearby properties in 

accordance with policies CP9, CP19 and CP21 Oxford Local Plan 2001-2016. 
 
19 Archaeological condition 
 

No development shall take place until a written scheme of investigation (WSI) 
for archaeologic recording and a programme of public outreach work has been 
submitted to and approved by the local planning authority in writing. For land 
that is included within the WSI, no development shall take place other than in 
accordance with the agreed WSI, which shall include the statement of 
significance and research objectives, and 

 - The programme and methodology of site investigation, recording, and the 
nomination of a competent person(s) or organisation to undertake the agreed 
works. 

 - The programme for post-investigation assessment and subsequent analysis, 
publication & dissemination and deposition of resulting material. This part of 
the condition shall not be discharged until these elements have been fulfilled 
in accordance with the programme set out in the WSI 
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 Reason: Because the development may have a damaging effect on known or 
suspected elements of the historic environment of the people of Oxford and 
their visitors, including medieval and post-medieval remains in accordance 
with policy HE of Local Plan Policy 2001-2016 

 
20 Demolition condition 

 
No demolition shall take place until a detailed method statement for demolition 
works, encompassing a methodology for the protection of below ground 
archaeological remains from unnecessary disturbance, has been approved in 
writing by the Local Planning Authority. All works shall be carried out and 
completed in accordance with the approved method statement, unless 
otherwise agreed in writing by the Local Planning Authority. 

  
 Reason: To ensure that demolition works avoid unnecessary disturbance to in-

situ archaeological remains in accordance with policy HE of Local Plan Policy 
2001-2016. 

 
21 Foundation condition 

 
No development shall take place until a detailed design for foundations; other 
ground-works; intrusive landscaping; and a method statement for their 
construction in areas of archaeological potential; have been submitted to and 
approved in writing by the Local Planning Authority. All works shall be carried 
out and completed in accordance with the approved designs and method 
statement, unless otherwise agreed in writing by the Local Planning Authority. 

  
 Reason: To secure a foundation design that minimises the harm to important 

below ground archaeological remains in accordance with policy HE of Local 
Plan Policy 2001-2016. 

 
22 Construction Traffic Management Plan 

 
Prior to commencement of the development a Construction Traffic 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter, the approved Construction Traffic Management 
Plan shall be implemented and operated in accordance with the approved 
details. Details should include; 

  
 - The routing of construction vehicles and management of their movement into 

and out of the site by a qualified and certificated banksman. 
 - Access arrangements and times of movement of construction vehicles (to 

minimise the impact on the surrounding highway network). 
 - Details of wheel cleaning / wash facilities to prevent mud, etc from migrating 

on to the adjacent highway. 
 - Contact details for the Site Supervisor responsible for on-site works. 
 - Travel initiatives for site related worker vehicles and parking provision for site 

related worker vehicles. 
 - Details of times for construction traffic and delivery vehicles, which must be 

outside network peak and school peak hours. 
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 Reason: In the interests of highway safety and to mitigate the impact of 

construction vehicles on the surrounding network, road infrastructure and local 
residents, particularly at peak traffic times and in accordance with Local Plan 
Policy CP1.  

 
23 Sustainable design and energy efficiency 

 
The development shall be carried out in accordance with the submitted Energy 
Statement and the sustainable design and energy efficiency measures shall 
be retained thereafter unless otherwise agreed in writing by the Local Planning 
Authority. 

  
 Reason: To minimise carbon emissions in accordance with policy CS9 of the 

Oxford Core Strategy 2026. 
 
24 Delivery and Servicing Plan 

 
A delivery and servicing management plan including inter alia a maximum 
waiting time shall be submitted for consideration and approval in writing by the 
Planning Authority prior to occupation of the site. This plan must take account 
of the operation of the site access relative to the adjacent roads. The 
development shall be completed in accordance with the approved details.  

  
 Reason: In the interest of highway safety and for efficient operation of the road 

network in accordance with policy CP1 of the Oxford Local Plan 2001-2016.  
 
25 Travel Plan Statement 

 
Prior to first occupation of the development a Travel Plan Statement shall be 
submitted to and approved in writing by Local Planning Authority. The 
development shall be completed in accordance with the approved details. 

  
 Reason: In the interest of promoting sustainable transport in accordance with 

policy CP1 of the Oxford Local Plan 2001-2016. 
 
26 Cycle storage  

 
Details of the internal and external cycle storage shall be submitted to and 
approved in writing by the Local Planning Authority. The approved details shall 
be implemented prior to the first occupation and the cycle storage retained for 
that purpose thereafter.  

 
Reason: In the interest of promoting sustainable transport in line with Local 
Plan Policy TR4.  

 
 
 
 
27 Surface water drainage 
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Development shall not begin until a surface water drainage scheme for the 
site, based on sustainable drainage principles and in accordance with the 
Local Standards and Guidance for Surface Water Drainage on Major 
Development in Oxfordshire, has been submitted to and approved in writing by 
the Local Planning Authority. The approved scheme shall be implemented in 
accordance with the approved details before the development is completed. 

  
 Reason - To ensure satisfactory drainage of the site in the interests of public 

health, to avoid flooding of adjacent land and property and to comply with 
Government guidance contained within the National Planning Policy 
Framework. To ensure compliance with Oxford Core Strategy Policy CS11. 

 
28  Flood risk assessment 

 
The development permitted by this planning permission shall be carried out in 
accordance with the Flood Risk Assessment (FRA): Said Business School at 
Osney Power Station - Flood Risk Assessment and Drainage Strategy, dated 
20 May 2019, Version 7 prepared by Clive Onions, and the following mitigation 
measures it details: 

 - Finished floor levels shall be set no lower than 57.5 metres above Ordnance 
Datum (AOD) 

 - The 'water entry' method, such that the bin store will incorporate a grill and 
internal lobby doors will have louvres to allow the free flow of water. The 
louvres will match those proposed on the bin store and will allow water to 
enter to meet the 'level for level' compensation required up to 270mm above 
floor level. 

  
 The mitigation measure(s) shall be fully detailed prior to development 

commencing, and shall be implemented prior to occupation in accordance with 
the timing / phasing arrangements embodied within the scheme, or within any 
other period as may subsequently be agreed, in writing, by the Local Planning 
Authority. 

  
 Reasons: To reduce the risk of flooding to the proposed development and 

future users and to prevent flooding elsewhere by ensuring that the flow of 
flood water is not impeded and the proposed development does not cause a 
loss of flood plain storage in line with Policy CS11 of the Oxford Core Strategy 
2026. 

 
29  Detailed water entry method drawing 

 
The development hereby permitted shall not be commenced until detailed 
design drawings are submitted and approved in writing by the Local Planning 
Authority to show the adoption of the agreed 'water entry method' as outlined 
in the flood risk assessment. The approved details shall be implemented.  

 
Reason: To prevent flooding elsewhere by ensuring that the flow of flood 
water is not impeded and the proposed development does not cause a loss of 
flood plain storage in line with Policy CS11 of the Oxford Core Strategy 2026. 
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30 Contamination 

 
Prior to commencement of development, other than that required to undertake 
site investigation, a phased risk assessment shall be carried out by a 
competent person in accordance with relevant British Standards and the 
Environment Agency's Model Procedures for the Management of Land 
Contamination (CLR11) (or equivalent British Standards and Model 
Procedures if replaced). Each phase shall be submitted in writing and 
approved by the Local Planning Authority. 

 1) A Phase 1 preliminary risk assessment incorporating a desk study and site 
walk over to identify all potential contaminative uses on site and a conceptual 
site model identifying potential contamination risks has been completed and 
approved. 

 2) A Phase 2 comprehensive intrusive site investigation, based on the 
approved Phase 1 preliminary risk assessment and conceptual site model, to 
provide a detailed assessment of the risk to all receptors that may be affected, 
including those off site and to inform the remediation strategy proposals.  

 3) A Phase 3 options appraisal and remediation strategy giving full details of 
the remediation measures required and how they are to be undertaken.  

 4) A verification plan providing details of the data that will be collected in order 
to demonstrate that the works set out in the remediation strategy are complete 
and identifying any requirements for longer-term monitoring of pollutant 
linkages, maintenance and arrangements for contingency action. Any changes 
to these components require the express written consent of the Local Planning 
Authority. The scheme shall be implemented as approved.  

  
 Reason To ensure that any ground and water contamination is identified and 

adequately addressed to ensure the safety of the development, the 
environment and to ensure the site is suitable for the proposed use and in line 
with paragraph 170 of the National Planning Policy Framework and in 
accordance with the requirements of policy CP22 of the Oxford Local Plan 
2001-2016. 

 
31 Verification report 
 

No occupation of development shall take place until a verification report 
demonstrating completion of works set out in the approved remediation 
strategy and the effectiveness of the remediation shall be submitted to and 
approved, in writing, by the Local Planning Authority. The report shall include 
results of sampling and monitoring carried out in accordance with the 
approved verification plan to demonstrate that the site remediation criteria 
have been met. It shall also include any plan for longer-term monitoring of 
pollutant linkages, maintenance and arrangements for contingency action, as 
identified in the verification plan. The long-term monitoring and maintenance 
plan shall be implemented as approved.  

  
 Reason To ensure that the site does not pose any further risk to human health 

or the water environment by demonstrating that the requirements of the 
approved verification plan have been met and that remediation of the site is 
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complete. In line with paragraph 170 of the National Planning Policy 
Framework and in accordance with the requirements of policy CP22 of the 
Oxford Local Plan 2001-2016. 

 
32 Contamination not previously identified  
 

If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the Local Planning Authority) shall be carried out until the 
developer has submitted a remediation strategy to the Local Planning 
Authority detailing how this unsuspected contamination shall be dealt with and 
until written approval to the remediation strategy has been obtained from the 
Local Planning Authority. The approved remediation strategy shall be 
implemented as approved. 

 
Reason To ensure that any unexpected contamination encountered during the 
development is suitable assessed and dealt with, such that it does not pose a 
unacceptable risk to ground or surface water. 

 
33 Groundwater 
 

Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the Local Planning 
Authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to groundwater. The 
development shall be carried out in accordance with the approved details. 

  
 Reason Contamination including contaminated sub-surface structure may 

exist on site. Piling could mobilise contamination present, resulting in pollution 
to groundwater in the underlying gravels aquifer. 

 
34 Loading layout  

 
Notwithstanding the submitted proposed layout (Drawing No. 005 Rev C) a 
revised plan showing the loading and drop off area shall be submitted to and 
approved by the Local Planning Authority before first occupation. The 
approved plan shall be implemented.  

  
 Reason: To improve the loading and drop off area to the north of the building  

in accordance with policies CP1, TR2 and TR12 of the Adopted Oxford Local 
Plan 2001-2016. 

 
35 Management plan 

 
Prior to occupation a Management Plan for the Centre of Executive Education 
shall be submitted to and approved in writing by the Local Planning Authority. 
The development shall be occupied and operated in complete accordance 
with the approved Management Plan of the Centre of Executive Education. 
The details as approved shall be brought into operation upon first occupation 
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of the development and remain in place at all times thereafter unless 
otherwise agreed in writing beforehand by the Local Planning Authority. 

  
 Reason:  In order to ensure that development is appropriately managed and in 

the interest of promoting sustainable transport in accordance with policy CP1, 
TR12 of the Oxford Local Plan 2001-2016 and policy HP14 of the Sites and 
Housing Plan. 

 
36 No terrace 

 
No part(s) of the roof of the building(s) permitted shall be used as a balcony or 
terrace.  

  
 Reason: To safeguard the amenities of the adjoining occupiers in accordance 

with policies CP1, CP10 and HS14 of the Adopted Oxford Local Plan 2001-
2016. 

 
37 Use  
  

The development hereby permitted shall be used as a Centre of Executive 
Education (sui generis use) and for no other purpose without the prior written 
approval of the Local Planning Authority.  

 
Reason: To avoid doubt and to allow the Local Planning Authority to give 
further consideration to other forms of occupation.   

 
INFORMATIVES: 
 
1 In accordance with guidance set out in the National Planning Policy 

Framework, the Council tries to work positively and proactively with applicants 
towards achieving sustainable development that accords with the 
Development Plan and national planning policy objectives. This includes the 
offer of pre-application advice and, where reasonable and appropriate, the 
opportunity to submit amended proposals as well as time for constructive 
discussions during the course of the determination of an application. However, 
development that is not sustainable and that fails to accord with the 
requirements of the Development Plan and/or relevant national policy 
guidance will normally be refused. The Council expects applicants and their 
agents to adopt a similarly proactive approach in pursuit of sustainable 
development. 

 
 2 The development hereby permitted is liable to pay the Community 

Infrastructure Levy. The Liability Notice issued by Oxford City Council will state 
the current chargeable amount.  A revised Liability Notice will be issued if this 
amount changes.  Anyone can formally assume liability to pay, but if no one 
does so then liability will rest with the landowner.  There are certain legal 
requirements that must be complied with.  For instance, whoever will pay the 
levy must submit an Assumption of Liability form and a Commencement 
Notice to Oxford City Council prior to commencement of development.  For 
more information see: www.oxford.gov.uk/CIL 
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 3 Thames Water will aim to provide customers with a minimum pressure of 10m 

head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it 
leaves Thames Waters pipes. The developer should take account of this 
minimum pressure in the design of the proposed development. 

 
13. APPENDICES 

a) Appendix 1 – Site location plan 

b) Appendix 2 – Proposed block plan  

 
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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