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East Area Planning Committee  2
nd

 October 2019 

 

Application number: 19/01444/VAR 

  

Decision due by 29th July 2019 

  

Extension of time 9
th

 October 2019 

  

Proposal Variation of condition 1 (Temporary consent for buildings) 
of planning permission 16/01048/VAR (Variation of 
condition 1 (Temporary consent for buildings) of planning 
permission 13/00380/VAR to extend the temporary 
planning permission by a further 3 years.) to allow 
permission of the temporary building consent to be 
extended to enable more time to raise funds to build 
permanent premises. 

  

Site address The Peep Centre, The Oxford Academy Campus, Sandy 

Lane West, Oxford – see Appendix 1 for site plan 
  

Ward Littlemore Ward 

  

Case officer Tim Hunter 

 

Agent:  N/A Applicant:  Ms Janet Sly 

 

Reason at Committee The application has been called in by Councillors Tanner, 
Taylor, Fry, Munkonge and Linda Smith because of the 
significance of this pre-school facility in Littlemore. 

 

 

1. RECOMMENDATION 

1.1.   East Area Planning Committee is recommended to: 

1.1.1. approve the application for the reasons given in the report and 
subject to the required planning conditions and informative set out in 
section 12 of this report. 

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

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

2. EXECUTIVE SUMMARY 

2.1. This report relates to part of the Oxford Academy and a proposal to retain two 
temporary modular buildings for use as ancillary space for the Peeple Centre.  
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2.2. Originally known as “Peers Early Education Partnership”, then the Peep Centre, 
Peeple is an independent charity which is a provider of mainly pre-school 
services, working to improve the life chances of children in the areas of Blackbird 
Leys, Greater Leys, Rose Hill and Littlemore. The Peeple Centre, to which this 
application relates, provides office and support space for the various activities of 
the charity. NB. The application is for a variation to an existing planning 
permission, granted to the buildings under their previous name, the Peep Centre 
and indeed the application has been submitted under the name Peep Centre. 

2.3. The two modular buildings are located towards the south western edge of the 
site, having been granted various temporary permissions since at least 2008, 
when the site was in control of Oxfordshire County Council as the Local 
Education Authority. The proposal therefore fails to comply with Policy CP25 of 
the adopted Oxford Local Plan, whose accompanying text states that the City 
Council will not support continued requests to renew permissions for temporary 
buildings. 

2.4. This conflict needs to be balanced against the benefit of and the need for the 
buildings. There is little or no doubt that “Peeple”, which includes the Little 
Peeple Nursery on the Academy site; Peep pre-school at the Dovecote Centre in 
Greater Leys and also Peep Learning Ltd, does valuable and important work in 
supporting parents and children to learn together to improve school readiness 
and ultimately raise educational attainment and life outcomes for children, many 
of whom would not have access to this support elsewhere.  

2.5. The applicants state that the construction of new, permanent office building 
space to replace the existing modular buildings remains a priority, have engaged 
the services of a professional fundraiser and will be starting on this fundraising 
initiative within the current financial year. The process of planning, fundraising 
and developing the new offices is expected to take up to five years. 

2.6. On balance, and having regard to the high level of support that the Peeple centre 
provides to children in the area, retention of the buildings in the short term, will 
not create or continue a level of harm that would justify a refusal of planning 
permission.  

2.7. However, due to the temporary nature of the buildings, their poor design quality 
and conflict with policy CP25 given they have been in situ for more than 10 
years, it is considered necessary and reasonable to limit the further period of 
time to 18 months rather than the three years requested, so that the situation 
can be monitored and reviewed at an appropriate period.  

2.8. It is therefore recommended that the Committee resolve to grant planning 
permission for the development proposed subject to a condition limiting the 
period of permission to 18 months to encourage the applicants to consider and 
achieve funding for a more permanent alternative building in accordance with 
policy CP25 of the OLP and to ensure the development complies with policies 
CP1, CP8 of the OLP and policy CS18 of the Core Strategy. 

3. LEGAL AGREEMENT 
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3.1. This application is not subject to a legal agreement. 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. The proposal is not liable for CIL contributions. 

5. SITE AND SURROUNDINGS 

5.1. The site is located within part of the Oxford Academy in Littlemore. To the north 
and east of the site are the main buildings and grounds of the Academy, to the 
south is a car park and school grounds, whilst to the south west are residential 
properties around Alice Smith Square. 

5.2. See block plan below: 

 
© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 

 

6. PROPOSAL 

6.1. The application proposes the retention of two modular buildings for a period of 
three years for use as offices related to the Peep Pre-school at the Dovecote 
Centre in Greater Leys and the Little Peeple Nursery on the Academy site in 
Littlemore.  

7. RELEVANT PLANNING HISTORY 

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

 
13/00380/VAR - Variation of condition 2 (temporary permission) of planning 
permission 08/00156/CC3 (Oxfordshire County Council permission) to extend 
the temporary planning permission by a further six years.. Approved 7th May 
2013. 
 
16/01048/VAR - Variation of condition 1 (Temporary consent for buildings) of 
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planning permission 13/00380/VAR to extend the temporary planning permission 
by a further 3 years.. Approved 31st May 2016. 

 

 

8. RELEVANT PLANNING POLICY 

8.1. The following policies are relevant to the application: 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core Strategy Sites and 

Housing Plan 

Other 

planning 

documents 

Neighbourhood 

Plans: 

 

Design Para 127 and 
130 

CP1, CP8, 
CP10, CP25 

CS18 MP1, HP9, 
HP14 

   

Social and 

community 

Para 92 and 
94 

 CS16     

Other   CP25 
(Temporary 
Buildings) 

    

 

9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 11th June 2019. 

Statutory and non-statutory consultees 

Littlemore Parish Council: 

9.2. The Peeple Centre is a valued local facility. Littlemore Parish Council supports 
this application. 

Public representations: 

9.3. No representations received. 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

 Principle of development 

 Visual impact 

 Neighbouring amenity 

a. Principle of development 

10.2. Policy CP25 of the OLP states that permission will only be granted for 
temporary or portable buildings where short term need has been clearly 
demonstrated, such as on sites already allocated for permanent development, 
buildings to house short term or trial projects, to meet seasonal or peak 
demands , for urgent operational requirements, or in connection with major site 
development work. For the purposes of this Policy, short term is defined as up to 
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five years. The accompanying text makes it clear that the City Council will not 
support continued requests to renew permissions for temporary buildings. 

10.3. The two buildings have been on the site since at least 2008, when permission 
was granted under 08/00156/CC3 by Oxfordshire County Council as (at the time) 
the Local Education Authority for the former Peers School. 

10.4. There is therefore a clear conflict with Policy CP25, in that the buildings have 
been in situ for over a decade, the use is not temporary or seasonal and the 
buildings have been subject to continued requests to renew permissions. 

10.5. This conflict needs to be balanced against the benefit of and the need for the 
buildings. There is little or no doubt that “Peeple”, which includes the Little 
Peeple Nursery on the Academy site, Dovecote Centre in Greater Leys and also 
Peep Learning Ltd, does valuable and important work in supporting parents and 
children to learn together to improve school readiness and ultimately raise 
educational attainment and life outcomes for children, many of whom would not 
have access to this support elsewhere. These buildings essentially provide the 
back office space for these facilities.  

10.6. Members are advised that the application is accompanied by a supporting 
statement that states among many other points: The Peep Learning Together 
Programme makes a difference. An evaluation by the University of Oxford 
showed that the Peep Programme had significant positive effects on quality of 
parenting and on children’s cognitive and social/emotional development. Peeple 
also continues to provide a range of front-line support to local families including 
Peep groups for parents and children, antenatal groups, outreach, drop-in 
sessions and transition sessions to school/pre-school as well as the Peep 
Imagination Library which provides a free book per month to all children under 5 
living on The Leys (a library of 60 books for each child). 

10.7. The supporting statement also sets out the circumstances around the 
continued need for the buildings.  This statement advises that it was intended to 
provide office space as part of the Littlemore nursery. However, whilst the 
nursery has now been built, the project faced a number of difficulties, including 
escalating costs after the original contractor went out of business. Construction 
of new, permanent office building space remains a priority for Peeple, who have 
engaged the services of a professional fundraiser and will be starting on this 
fundraising initiative within the current financial year. The process of planning, 
fundraising and developing the new offices is expected to take up to five years. 
Permission has been sought for three years because it was felt such an 
application was more likely to succeed than one for five years. 

10.8. Officers consider that the decision on this application must therefore be made 
on balance. There is clearly a conflict with the Local Plan, but it is also clear that 
the buildings provide an important social function.  Regard must therefore be had 
to the other material planning considerations below and which further assess the 
proposals in light of policy CP25 of the OLP and the need advocated.   

b. Design 
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10.9. Oxford City Council requires that all new development should demonstrate 
high quality urban design where the siting, massing and design creates an 
appropriate visual relationship with the built form of the local area. The Local 
Development Plan provides policies to support this aim and CP1, CP8, CS18 
and HP9 are key in this regard.  Regard must also be had to policy CP25 in 
terms of the design.   

10.10. Whilst of some age and no architectural merit, the buildings remain in a 
reasonable condition and are not visible from the road, although a footpath runs 
along the south west of the site, behind which are the gardens of a number of 
dwelling houses on Alice Smith Square. Fencing and a limited amount of 
vegetation screen the site to some degree from the houses, which are sited in 
excess of 25 metres from the nearest part of the buildings.   

10.11. Nonetheless the buildings are of a modular, temporary form which are of a 
poor design quality and Officers would not permit such buildings on a permanent 
basis due to this and their appearance.  Due to the design and temporary nature, 
Officers would only consider granting planning permission on a limited basis.  As 
the buildings have been in situ for in excess of 10 years, the 3 years requested is 
felt unreasonable in light of the policy conflict with CP25 of the OLP.  It is 
considered more reasonable and appropriate to grant a temporary planning 
permission for a further 18 months.  This will enable the Council to monitor and 
review the situation on a more frequent basis in terms of the quality and 
condition of the buildings as well as the justification put forward for their retention 
to ensure adequate progress is being made to find an alternative.  If progress is 
not being made to find a permanent solution then the Council can review its 
position in light of the policy conflict with CP25 of the OLP.  Nonetheless this 
takes into account the need for the buildings in the shorter term and is felt by 
Officers to balance the competing issues and offer a suitable compromise.    

c. Impact on neighbouring amenity 

10.12.  Oxford City Council requires development proposals to safeguard the privacy 
and amenities of adjoining occupiers and policies CP1 and CP10 support this 
aim. 

10.13. The buildings do not lead to overbearing or overshadowing of adjacent 
properties due to the intervening distances Given this and the positioning within 
the site, there is no overlooking. The buildings retention is considered unlikely to 
have a material effect on adjacent occupiers, in accordance with policies CP1 
and CP10.   

11. CONCLUSION 

11.1. On the basis of 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. 
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11.2. In the context of all proposals Paragraph 11 of the NPPF requires that 
planning decisions apply a presumption in favour of sustainable development, 
this means approving development that accord with an up-to-date development 
plan without delay; or where there are no relevant development plan policies, or 
the policies which are most important for determining the application are out-of-
date, granting permission unless: the application of policies in this Framework 
that protect areas or assets of particular importance provides a clear reason for 
refusing the development proposed;  any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole.  

11.3. On balance, and having regard to the justification put forward and the social 
function the Peeple centre provides, retention of the buildings in the short term, 
will not create or continue a level of harm that would justify a refusal of planning 
permission.  

11.4. However, due to the temporary nature of the buildings, their poor design 
quality and conflict with policy CP25 given they have been in situ for more than 
10 years, it is considered necessary and reasonable to limit the further period of 
time to 18 months rather than the three years requested, so that the situation 
can be monitored.  

11.5. Therefore, the proposals are considered to comply with national and local 
policies and Paragraphs 11 of the NPPF, in that the adverse visual impacts 
would not significantly and demonstrably outweigh the benefits, when assessed 
against the policies in this Framework taken as a whole. 

11.6. It is therefore recommended that the Committee resolve to grant planning 
permission for the development proposed subject to a condition limiting the 
period of permission to 18 months to encourage the applicants to consider and 
achieve a more permanent alternative building in accordance with policy CP25 of 
the OLP and to ensure the development complies with policies CP1, CP8 of the 
OLP and policy CS18 of the Core Strategy. 

12. CONDITION 

1 This permission shall be for a limited period of 18 months only, expiring 18 
months after the date of planning permission being granted when the 
building(s) and works carried out under this permission shall be removed and 
the land reinstated to its former condition to the satisfaction of the Local 
Planning Authority unless prior to that date a renewal of the permission shall 
have been approved in writing by the Local Planning Authority. 

 
Reason: The temporary nature of the building(s) is such that it is considered 
inappropriate on a permanent basis in accordance with policies CP1 and 
CP25 of the Adopted Oxford Local Plan 2001-2016.  

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

Framework, the Council tries to work positively and proactively with applicants 
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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. 

 

13. APPENDICES 

 Appendix 1 – Site location plan 

 Appendix 2 – SUPPORTING STATEMENT                                                                                                 

 

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 on a temporary basis. 
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 on a temporary basis, 
officers consider that the proposal will not undermine crime prevention or the 
promotion of community. 
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Appendix 2 – Supporting statement 
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