
 WEST AREA PLANNING COMMITTEE  11
th

 February 2020 
 
 

Application number: 18/02644/FUL 

  

Decision due by 4th December 2018 

  

Extension of time 15
th

 February 2020 

  

Proposal Erection of 4 x 1 bed flats (Use Class C3) to first and 
second floor infills between existing block gable ends. 
Provision of bike storage. Retaining all car parking 
spaces, garages and refuse stores. 

  

Site address Site Of , Millway Close, Oxford, OX2 8BJ – see 

Appendix 1 for site plan 
  

Ward Wolvercote Ward 

  

Case officer Michael Kemp 

 

Agent:  Mr James Gillies Applicant:  Mr James McCarthy 

 

Reason at Committee The application has been called into committee at the 
request of Councillors Goddard, Gotch, Harris, Garden 
and Smith due to concerns relating to the impact on 
existing residents and parking issues. 

 

 

1. RECOMMENDATION 

1.1.   West Area Planning Committee is recommended to: 

1.1.1. Approve the application for the reasons given in the report and 
subject to the required planning conditions set out in section 11 of this 
report and grant planning permission. 

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

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

 

2. EXECUTIVE SUMMARY 

2.1. This report considers a proposed development of four, one bedroom flats. The 
proposed flats would infill two spaces located between two existing blocks of 
flats at Millway Close in Wolvercote. Each of the additional infills would be 
three storeys and would comprise ground floor refuse and cycle storage and 
one flat on the first and second floors of the infill development. The proposed 
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plans have been amended since the drawings were originally submitted in 
October 2018 in respect of the design of the flats.  

2.2. The application was presented to the 12
th

 November 2019 West Area 
Planning Committee. As notice of the development had not been served on 
the leaseholders of the flats at Millway Close, members of the committee on 
the advice of Officers and the Council’s Planning Lawyer resolved to defer 
determining the planning application until notices had been served on the 
leaseholders of the flats and the correct certificate of service has been 
submitted to the Council in order to ensure that the correct planning process 
had been followed. Members also requested further details should be 
provided in relation to the revised locations for the proposed cycle storage for 
the flats and requested that Thames Valley Police and the Fire Service be 
should consulted on the proposals.  

2.3. Following the 12
th

 November West Area Planning Committee the applicant 
has served notice of the development on each of the leaseholders and 
submitted the correct certificate to the Council, thereby fulfilling this procedural 
requirement. Officers have also consulted with Thames Valley Police and the 
Fire Service regarding the design and layout of the development. The 
responses from Thames Valley Police and the Fire Service are included in the 
Consultations section of this report and are addressed in the relevant sections 
of this report. The Police have commented on a number of matters which are 
outlined in the consultations section of this report; however no objections are 
raised overall by the Police in relation to the proposals. The Fire Service has 
also considered the implications of the development in terms of fire safety for 
existing and future occupiers and have raised no objection.      

2.4. Officers consider that the principle of development complies with Policies 
CS22 and CS2 of the Core Strategy and would bring forward the delivery of 
four new dwellings on previously developed land and would provide a 
contribution towards meeting local housing need.   

2.5. The amendments, which have been made to the design and elevational 
treatment of the proposed flats, are considered beneficial in achieving a more 
comfortable relationship in design terms between the existing and new 
elements of the building. Officers consider that the proposals achieve an 
acceptable visual relationship with the character and appearance of the area.   

2.6. The development would be located on an area of land, which is currently used 
as a turning head and also functions as an area of informal parking for four 
vehicles. It is proposed that the development would be without car parking. 
The applicant’s transport consultants have conducted a parking survey which 
was included within their transport assessment. This concludes that capacity 
exists within the existing roads in the immediate vicinity of the site to 
accommodate any additional demand for parking and to accommodate 
vehicles which may be displaced. The applicants have indicated that 
additional cycle parking stores would be provided on the site for both the 
existing and future occupiers. Officers consider that the development would 
not have an unacceptable impact on highway safety and amenity and the 
cumulative impact on the highway network would not be severe, consequently 
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the proposals would not conflict with the requirements of Paragraph 109 of the 
National Planning Policy Framework (NPPF).     

2.7. The proposals would not by reason of overlooking, or loss of light compromise 
the residential amenity of existing occupiers or other surrounding properties 
and the proposals would afford an appropriate standard of amenity for future 
occupiers.  

2.8. For the reasons expressed within the report, officers consider that the 
proposed development complies with the provisions of the Existing Local Plan; 
the Sites and Housing Plan; the Core Strategy as well as the provisions of the 
Emerging Local Plan and the NPPF. Consequently approval is recommended 
subject to conditions.  

3. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

3.1. The proposal is liable for a CIL payment  

4. SITE AND SURROUNDINGS 

4.1. The site is located in Wolvercote and consists of a large 1970’s 3 storey linear 
blocks of flats with pitched roofs. The existing flats are constructed from buff 
brick.  The proposed development would infill two gaps in the existing row of 
flats in two areas which currently comprise hardstanding and single storey bin 
stores. The two spaces where the flats are proposed are adjacent to Millway 
Close, which is an adopted highway, though the spaces do not form part of 
the public highway. There is no delineation between the highway and these 
spaces. Currently the spaces are used as informal parking by residents.  

4.2. There is a communal area of landscaped private amenity space to the north of 
the flats. This area contains a number of trees which are subject to a Tree 
Preservation Order. There is a row of single storey garages located to the 
west of the site which are used by residents of the flats; these would be 
retained and unaltered.  

4.3. The Wolvercote with Godstow Conservation Area extends to the south of the 
site up to the edge of the wider site boundary and along the opposite side of 
Godstow Road to the North; the site itself is outside of the Conservation Area, 
though the site would be considered to lie within the setting of the 
Conservation Area. A Grade II listed property, Manor Farm lies to the north of 
the site. The site would be considered to lie within the wider setting of this 
listed building.  

4.4. The surrounding development in the area is suburban in character and 
consists mainly of detached and semi-detached 20

th
 Century houses of no 

predominant design. Typically existing development in the wider area is two 
storey and modest in scale. The existing flats at Millway Close differ 
considerably from the prevailing character of the area, particularly in terms of 
the much larger scale of the built form.  

4.5. The site plan is shown below:  
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© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 

 

5. PROPOSAL 

5.1. The application proposes two infill extensions to the south west elevation of 
the three storey block of flats which would consist of four flats across two 
storeys with refuse and cycle storage at ground floor level. The extensions 
would have a flat roof in contrast to the pitched roof of the main block. The 
roof ridge of the infill elements would sit below the pitched roof of the existing 
flats.  

5.2. The first and second floor of the building would be faced with a grey cladding. 
The ground floor of the building would be faced with a dark brick. No 
additional off street parking is proposed as part of the development.  

6. RELEVANT PLANNING HISTORY 

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

18/01371/OUT - Outline application with all matters reserved for the demolition 
of 31 garages and 3no. refuse stores. Erection of 23 new garages and 15 x 2-
bed maisonettes above the garages over 3 storey's. Erection of 3no. new refuse 
stores and 4no. new bikes stores for 26 bikes. Infill the gaps between the 
existing flats with the erection of 6 x 1-bed flats. Withdrawn - 7th September 
2018. 

 

 

7. RELEVANT PLANNING POLICY 

7.1. The following policies are relevant to the application: 

Topic National 

Planning 

Local Plan Core 

Strategy 

Sites and 

Housing 

Emerging 

Local Plan 
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Policy 

Framework 

Plan 

Design 7 
 

CP1 
CP6 
CP8 
CP9 
CP10 
 

CS18  DH1 
 

Conservation/ 

Heritage 

16 HE3 
HE7 
 

  DH3 

Housing 5   HP4_ 
HP9_ 
HP12_ 
HP13_ 
HP14_ 
HP15_ 
HP16_ 
 

H1 
H2 
H4 
H14 
H15 
H16 

Natural 

environment 

15   CS12  

Transport 9 TR1 
 

CS13, CS14  M1 
M2 
M3 
M5 

Environmental 14, 15  CS12  RE1 
RE2 
RE3 
RE4 

Miscellaneous   CP.13 
 CP.24 
 CP.25 

 MP1  

 

8. CONSULTATION RESPONSES 

8.1. Site notices were displayed around the application site on 19
th

 October 2018. 
Following the provision of amended plans the application was re-advertised by 
site notice on the 20

th
 June 2019. Additional site notices were displayed 

around the application site on the 22
nd

 January 2020 following the receipt of 
amended plans showing the indicative location of new cycle parking.   

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

8.2. The proposal seeks to create 4 x 1-bed flats as an infill development to the 
existing block of flats along Millway Close, Wolvercote which contains 54 flats. 
The highway authority previously objected to the application on cycle and car 
parking grounds. 
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8.3. The applicant has since undertaken a parking beat survey and shown a level 
of capacity is present to which parking associated with 4 x 1-bed flats is not 
considered to be severe.  

8.4. The applicant has also shown a plan for cycle parking although has confirmed 
this is subject to change so a condition is required to ensure covered, secure 
and accessible parking is required for the existing and proposed flats. 

8.5. Oxfordshire County Council therefore removes the previous objection subject 
to a condition requiring the provision of cycle parking.  

Thames Valley Police 

8.6. Consider that the proposals would not be problematic in terms of community 
safety or security, as long as physical security measures are provided. A 
number of design comments and observations have been made, these being: 

- The ground floor bin/cycle stores could infill the whole of the ground level 
reducing permeability of access from the front to rear of the block. 

- A controlled access system should be provided for the new flats.  
- The bin stores should be to a high security standard to prevent unauthorised 

access.  
- All of the cycle parking stores should be secure and should meet secure by 

design standards.  
- Lighting to the rear path could be improved to enhance the safety of this route.  
- A secured by design condition is recommended.  

 
Oxfordshire County Council – Fire and Rescue Service and Oxfordshire Fire 
Service  

8.7. Advised that there is adequate fire hydrant capacity in the area.  

8.8. The new flats appear to be compliant with Approved Document B (Fire Safety 
for dwellings), subject to usual building control consultation and levels of fire 
protection measures. 

8.9. The new development does not worsen the existing fire service access for the 
existing flats for personnel and equipment. 

8.10. Overall no objections are raised.  

Public representations 

8.11. 27 letters of objection were received in relation to the original proposals from 
addresses in Mere Road, Millway Close, Linton Road, Angel Yard, Elmthorpe 
Road, Riverside, Kingsthorpe (York), Cyprus Terrace, Cameron Avenue 
(Abingdon), Wolvercote Court and Woodstock Road. In summary, the main 
comments are categorised as follows: 

Highways  

18



 Existing roads in the area suffer from parking issues, the proposals would 
exacerbate this.  

 The development would result in the loss of parking spaces.  

 Location of the bike stores is not appropriate.  

 Cycle parking provision is not adequate.  

 There is no means of enforcing that the development is car free as Millway 
Close is not within a CPZ.   

 The proposals would generate additional traffic.  
 

Design  

 The render should be a natural colour. 

 Development would result in a continuous elevation along the Millway Close. 

 The development would be cramped and would be an overdevelopment of the 
site.  

 The development would be out of context with the character and appearance 
of Wolvercote.  

 The two north facing rooms would not benefit from adequate natural light.  

 The development would affect views into and out of the Wolvercote and 
Godstow Conservation Area.  

 The design would be monolithic and cluttered.  

 The density of development would be excessive.  

 The design is unimaginative and does not achieve high quality design.  

 The existing spaces between the flats reduce the scale and harshness of the 
blocks.  

 The provision of the bike stores would result in a loss of green space for 
existing occupiers.  

 Future residents would have a poor outlook from the flats.  

 The proposal is not well integrated into the wider area.  
 

Other  

 The asbestos in the roof spaces of the existing flats needs to be replaced 
before other properties are built.  

 Existing roofs and garage doors need to be replaced before the other flats are 
built.  

 Solar panels should be built on.  

 There needs to be a passage from the front to the back by the bin stores for 
existing residents.  

 The covered bike and bin store needs to be fire resistant.  

 The development will result in noise disturbance for existing occupiers.  

 No consultation was carried out by the applicant.  

 Uncertainty around access to bin stores.  

 Concern about fire safety due to location of flats above the bin stores and 
access in the event of a fire.  

 Development would put pressure on existing drainage infrastructure.  

 Access to the flats is narrow.  

 The provision of the cycle store would result in the loss of a visually important 
silver birch tree.  
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 There is no suggestion that the flats would be affordable.  

 The proposals would not improve the balance of residential accommodation.  

 The development will result in a loss of privacy for existing occupiers.  

 Concerns raised about repair and maintenance of the flats.  
 

1 letter of support has been received from a resident in Millway Close. Support 
is expressed for the application on the basis that there is a housing need in 
the city and the proposals would provide additional cycle parking.  

8.12. Following re-consultation on the amended plans submitted, 17 letters of 
objection have been received from addresses in Elmthorpe Road, Millway 
Close, Churchill Place, First Turn, Courtfield Road, Mere Road and 
Kingsthorpe (York). The further representations reiterate previous objections 
and raise the following additional points:   

 The width of the access to the flats is still unsatisfactory. 

 The attempt to articulate the front elevation is half hearted.  

 The bay window at the rear would be close to the gable end and the room 
would be dark.  

 There would also be overlooking concerns associated with the rear facing 
windows.  

 The revised plans do not address parking provision.  

 The appearance of the infills would not be in keeping with the surrounding 
area.  

 The building work would be a threat to bats present at 1 Millway Close.   

 The outlook of the rear facing flats would be unappealing for tenants.  

 No additional provision has been made for parking spaces. 

 There are concerns about cladding for safety reasons. Aesthetically the clad 
sections will stand out from the rest of the building.  

 The property is undermanaged and essential works have not been carried out.  

 The effect of construction will cause dust, noise and nuisance.  

 The proposals would create a continuous curtain wall along the front elevation 
of the flats.  

 4 previously designated bike spaces would be lost, cycle parking is 
insufficient.  

 Front overhang of infill is unattractive.  

 Wider tunnel is insecure and could attract rough sleepers.  

 Rear windows are an unattractive addition to the flats.  

 Potential structural problems caused by lack of maintenance.  
 

Councillor Liz Wade objected to the application for the following reasons:  
 

 The design would be out of keeping with the character of the area. The blocks 
are not recessed and will create a curtain wall effect as the blocks are not 
recessed. The windows are of a different scale and would have a jarring 
effect.  

 The development would have an overbearing impact on the adjacent homes.  

 Development would not take the opportunity to reduce opportunities for crime 
in accordance with CP9 of the Oxford Local Plan.  
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 Cycle provision is inadequate.  

 Refuse and recycling storage beneath the flats will create problems with 
noise, smell and fire risk. Cycle storage below the flats will create disruption 
for residents.  

 4 parking spaces would be lost and additional spaces would be needed for 
new residents.    

 The development would detract from views into and out of the Conservation 
Area.  

 
8.3. Following a further 14 day consultation period which commenced on the 22

nd
 

January no further representations have been received. As this report is published 
prior to the expiry of the consultation deadline, any further comments received prior 
to the date of the committee will be reported verbally at the committee meeting.  
 

9. PLANNING MATERIAL CONSIDERATIONS 

9.1. Officers consider the determining issues to be: 

 Principle of development 

 Balance of Dwellings 

 Affordable Housing  

 Design and Impact on Heritage Assets  

 Neighbouring amenity 

 Highways  

 Trees  

 Sustainability  

 Flooding 

 Ecology 

 
Principle of Development  

9.2. The National Planning Policy Framework has a presumption in favour of 
sustainable development, of which there are 3 distinct objectives in achieving 
sustainable development, with a social, economic and environmental 
objective. 

9.3. Paragraph 59 of the NPPF states that to support the Government’s objective 
of significantly boosting the supply of homes, it is important that a sufficient 
amount and variety of land can come forward where it is needed, that the 
needs of groups with specific housing requirements are addressed and that 
land with permission is developed without unnecessary delay.  

9.4. Paragraph 117 of the NPPF states that planning policies and decisions should 
promote effective use of land in meeting the need for homes and other uses 
while safeguarding and improving the environment and ensuring safe and 
healthy living conditions. Strategic policies should set out a clear strategy for 
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accommodating objectively assessed needs, in a way that makes as much 
use as possible of previously-developed or ‘brownfield’ land. 

9.5. Policy CS2 of the Core Strategy outlines that new development should be 
focused on previously developed land. Policy RE2 of the Emerging Local Plan 
requires that development proposals should make efficient use of land, which 
includes making the best use of previously developed land to achieve a 
maximum density of the development which is appropriate for the site.  

9.6. The site exists as tarmac hardstanding and bin storage for the existing flats 
and would constitute previously developed land. The redevelopment of the 
site would therefore be in line with Policies CS2 and CS22 of the Core 
Strategy and Paragraphs 117 and 118 of the NPPF.  

9.7. Policy H1 of the Councils Emerging Local Plan identifies that the majority of 
new housing provision over the plan period 2016-2036 will be delivered across 
the various allocated sites identified within the Emerging Local Plan; however 
to meet the City Councils housing needs there would also be a requirement to 
deliver housing through windfall sites which are not allocated within the Local 
Plan. The proposed development would make a small, but nevertheless 
valuable windfall contribution towards local housing need.   

Balance of Dwellings  

9.8. Policy CS23 of the Core Strategy states that development should comply with 
the Balance of Dwellings Supplementary Planning Document (SPD). This 
document highlights that across Oxford, new development should include a 
certain percentage of family dwellings, typically 3+ bedroom units. The site 
falls within the Wolvercote Neighbourhood Area. Wolvercote is listed as an 
‘amber’ area where there is considerable pressure in terms of the provision of 
family dwellings. The Balance of Dwellings SPD specifies that the target 
housing mix within developments of 4-9 units in amber areas should be as 
stated in Table 8 below: 

 

 

 

 

 

9.9. The proposed development would comprise solely of one bedroom flats and 
would not comply with the requirements of The Balance of Dwellings SPD, 
particularly as the proposals do not make provision for three bedroom 
dwellings within the development.  

9.10. Policy H4 of the Emerging Plan requires that new developments of 25 or more 
units outside of the City Centre and District Centres provide a mix of dwelling 
sizes for the affordable element. The proposed development would clearly be 
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below this threshold and in line with the requirements of the Emerging Local 
Plan there would be no requirement to comply with the specified mix of units. 
It is worth noting that only limited weight can be given to the Emerging Plan 
Policies at the present time.  

9.11. Regard should be given the size of the site and practical implications 
associated with providing larger units on what is a constrained plot. There 
would be insufficient space to provide private amenity space for future 
occupiers of three bedroom units; furthermore as the site is located between 
existing smaller flats it would be logical that the development should consist of 
one bedroom flats.   

9.12. NPPF Paragraph 11 states that in applying a presumption in favour of 
sustainable development Local Authorities should approve development 
proposals 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; or 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.  

9.13. The Council’s Core Strategy and Balance of Dwellings SPD predate the NPPF 
and as such the policy provisions of the existing framework must be read in 
conjunction with the NPPF in terms of their mutual compatibility. Policy H4 of 
the Emerging Local Plan, unlike the Balance of Dwellings SPD does not 
predate the NPPF and as such takes into account all other material planning 
considerations outlined within the framework. There is a clear requirement to 
balance the provision of a mix of housing in order to achieve balanced 
communities with a need to make effective use of land which forms a 
fundamental element of the NPPF (Chapter 11).    

9.14. In this instance the proposed mix of one bedroom represents the most 
appropriate approach given the size and practical constraints of the site, whilst 
also accounting for the prevailing character of the adjacent built form. The 
provision of three bedroom dwellings on this site would be neither practical nor 
desirable given the site specific circumstances. Accounting for these factors 
and the schemes compliance with the provisions of Policy H4 of the Emerging 
Local Plan it is considered that the proposed housing mix would be 
acceptable.  

Affordable Housing  

9.15. The Policy position in relation to the application of adopted Policy HP4 for 
decision making has been altered following the receipt of an appeal decision 
at 4 Lime Walk and conclusions from the Planning Inspectors examining the 
draft policy in the H2(a)(ii) in the emerging Oxford Local Plan 2036.  

9.16. The adopted Sites and Housing Plan includes a policy that seeks affordable 
housing contributions from sites with capacity for 4 to 9 dwellings (HP4).  
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9.17. Since the adoption of Policy HP4, Government planning policy has evolved in 
respect of securing affordable housing (including off site contributions) from 
small residential developments. Relevant Government policy is now set out in 
the NPPF. At paragraph 63, the NPPF provides as follows:  

“Provision of affordable housing should not be sought for residential 
developments that are not major developments, other than in designated rural 
areas (where policies may set out a lower threshold of 5 units or fewer …” 

9.18. “Major development” is defined in the NPPF as, in respect of housing 
development, “… development where 10 or more homes will be provided, or 
the site has an area of 0.5 hectares or more”.  

9.19. In accordance with the NPPF, when determining planning applications, the 
City Council is required to determine the weight to be attached to policy HP4. 
One factor required to be considered when determining weight to be attached 
to a development plan policy is the degree of consistency of that policy with 
the NPPF (see NPPF para.213). Although the conflict is acknowledged, the 
City Council has, until recently, been seeking to attach material weight to, and 
to rely upon, policy HP4, when determining applications for planning 
permission for residential development comprising less than 10 new homes 
and on sites of less than 0.5 ha. This has been on the basis that that the acute 
need for affordable housing in Oxford and limited opportunities to meet this 
need due to significant constraints on land within the City meant that there 
were locally specific circumstances that meant HP4 should continue to attract 
material weight notwithstanding the conflict with national policy.  

9.20. The City Council were also pursuing the retention of this policy approach in 
the draft Oxford Local Plan 2036 for a similar reason. Draft policy H2(a)(ii) of 
the submitted plan provides that an off-site affordable housing contribution 
should be provided from development proposals on sites of between four and 
nine new homes. The draft Oxford Local Plan 2036 has recently been 
examined by 2 Government appointed Planning Inspectors.  

9.21. The issue of weight to be attached to policy HP4 was the key issue for 
determination in an appeal made against the refusal by the City Council of 
planning permission for development of six flats on land at 4 Lime Walk.  

9.22. In his decision letter, the Inspector addressed the City Council’s arguments 
and extensive evidence as to why, notwithstanding the conflict with the NPPF, 
weight should be attached to policy HP4 and, as such, a contribution towards 
off site affordable housing should be required from the development under 
consideration.  

9.23. The Inspector rejected the City Council’s case and held that there was 
insufficient justification for weight to be given to policy HP4 given the conflict 
with national planning policy. In effect, the Lime Walk Inspector held that 
national policy should prevail.  

9.24. The Lime Walk decision is one which, acting reasonably, as local planning 
authority we must take into account in future decisions where Policy HP4 is 
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engaged (see North Wiltshire District Council v Secretary of State for the 
Environment (1993) 65 P. & C.R. 137).  

9.25. The soundness of that element of Policy H2(a)(ii) has been the subject of 
extensive correspondence between the City Council and the Inspectors as 
part of the Local Plan examination process. The City Council has put before 
the Inspectors a body of evidence to demonstrate why, due to the particular 
circumstances which prevail in Oxford and most particularly affordable 
housing need, policy HP2(a)(ii) is sound notwithstanding the conflict  with the 
NPPF. The Inspectors, in their response to submission OCC.1.AB, have 
concluded that Policy H2(a)(ii) is not sound. Subject to final consultation on 
main modifications, the Inspectors have directed that the policy H2(a)(ii) 
should be deleted from the Plan.  

9.26. Given the outcome of the Lime Walk appeal and the decision of the 
Inspectors on the soundness of policy H2(a)(ii) of the draft Oxford Local Plan 
2036 and in light of legal advice, the Head of Planning advises that the Local 
Planning Authority can no longer reasonably continue to attach material 
weight to, and rely upon, policy HP4. This means that the Local Planning 
Authority would no longer seek affordable housing contributions when 
determining applications for planning permission for development on sites with 
capacity for between nine and four homes unless the site is greater than 0.5 
hectare.  

Amenity of Existing Occupiers  

9.27. The proposed flats would be sited within a space between the side and end 
walls of the blocks of flats; these end elevations are blank walls which do not 
feature any windows. The proposed flats would not project beyond the front or 
rear walls of the flats, therefore the siting of the flats would not result in a loss 
of light to habitable windows serving the existing flats.  

9.28. In terms of the front south east facing windows, which would serve the living 
spaces of the flats, it is noted that these windows would face the rear gardens 
of existing properties in Churchill Place which are sited behind the existing row 
of single storey garages. The separation distance between the windows of the 
proposed flats and the rear gardens would be more than 15 metres. The 
windows in the proposed flats would not directly face the rear windows of the 
dwellings in Churchill Place, given the siting of the existing properties and in 
any event the separation distance between the proposed dwellings and 
existing properties would be 32 metres. The proposed separation distance 
would be adequate to ensure that the residential amenity of the existing 
occupiers in Churchill Place would not be compromised by reason of 
overlooking and the development would not result in a loss of privacy for 
existing residents.  

9.29. The rear facing elevation of the flats would feature projecting bay windows. 
The purpose of the bay windows would be to achieve a greater amount of 
natural light to the bedrooms. It is noted that a number of representations 
consider that this would result in a loss of privacy to existing residents. 
Officers consider that this would not be the case as the principal bay window 
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would face the blank end gable of the existing flats, whilst the smaller side 
windows would not directly face into the rear windows of the neighbouring 
flats.   

9.30. At the previous planning committee held on the 12
th

 November 2019, 
members expressed concerns about the potential impact of siting cycle 
parking opposite the ground floor windows of the existing rear flats. The plans 
were amended in January 2020 to address these concerns, this included a re-
siting of the cycle parking away from the centre of the flats to a position to the 
north west of the flats within an area of landscaped space adjacent to Mere 
Road, with further cycle parking provided to the south east of the flats 
adjacent to the footpath access leading from Godstow Road. The amended 
position of the cycle parking would ensure that the amenity of the occupiers of 
the ground floor flats is safeguarded.     

9.31. It is therefore considered that the proposed development would not impact 
detrimentally on the residential amenity of existing occupiers and the 
development would comply with the requirements of Policy HP14 of the Sites 
and Housing Plan.   

Amenity of Future Occupiers  

9.32. Policy HP12 of the Sites and Housing Plan states that planning permission will 
only be granted for new dwellings that provide good quality living 
accommodation and developments are required to meet the Government’s 
Nationally Applied Space Standards for residential dwellings.  

9.33. Each of the proposed dwellings would be one bedroom flats; the 
Government’s National Minimum Space Standards require that the minimum 
size of a one bedroom flat should be at least 39 m2. The proposed flats would 
measure 56.88m2 in terms of GIA, which would exceed the minimum 
requirements for GIA. The living spaces to the front of the flats would benefit 
from good levels of natural light. It is noted that the rear facing bedrooms 
would face the blank end gables of the adjacent blocks of flats, the proposals 
have been amended to include the addition of a bay window which would 
ensure a greater degree of natural light to the bedroom spaces. On balance 
officers consider that future occupiers would benefit from adequate standards 
of internal residential amenity and the development would comply with the 
requirements of Policy HP12 of the Oxford Local Plan.  

9.34. Policy HP13 of the Sites and Housing Plan outlines standards relating to 
external amenity spaces and requires that one or two bedroom flats should 
provide either a private balcony or terrace area of usable outdoor amenity 
space; or alternatively have direct access to a private or shared garden.  

9.35. The proposed flats would not have balconies or external terraces, though it 
should be noted that none of the existing flats in Millway Close have balconies 
either. The block of flats is served by a large shared area of private amenity 
space surrounding the flats, which future occupiers would have access to and 
would represent an adequate area of external amenity space. The location of 
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the flats also means that there is good access to public open space nearby 
(including Wolvercote Green which is less than half a mile away). 

9.36. Bin storage would be provided at ground floor level which would replace the 
existing bin store which would be demolished; this would serve both the new 
and existing flats.   

9.37. In summary the development is considered to afford appropriate standards of 
internal and external amenity for future occupiers in accordance with Policies 
HP12 and HP13 of the Sites and Housing Plan.  

Design and Heritage Impacts  

9.38. The site lies within the wider setting of the Wolvercote with Godstow 
Conservation Area as well as the Grade II listed Manor Farm. In accordance 
with Section 66(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990, special regard should be given to the desirability of preserving a 
listed building or its setting or any features of special architectural or historic 
interest which it possesses, which it is accepted is a higher duty. Section 72 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that 
when considering development in Conservation Areas that special attention 
shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area. 

9.39. Paragraph 192 of the NPPF requires that when determining applications local 
authorities should take account of the desirability of sustaining and enhancing 
the significance of heritage assets. Paragraph 193 of the NPPF states that 
when considering the impact of new development on the significance of a 
designated heritage asset, great weight should be given to its conservation. 
The NPPF provisions are reflected in Policies HE3 and HE7 of the Existing 
Local Plan; and Policy DH3 of the Emerging Local Plan. These policies relate 
to development within the settings of listed buildings and Conservation Areas 
respectively.  

9.40. Notwithstanding the sites spatial proximity to both the Conservation Area and 
the Grade II listed Manor Farm, the impact on the setting and significance of 
these designated heritage assets is likely to be negligible. The location of the 
development between the adjacent parallel blocks of flats and perpendicular 
projecting rear blocks means that the new flats would not be visibly prominent 
within the setting of the Conservation Area. The development would only be 
visible in glimpsed views from Godstow Road where the rear wall of the new 
blocks would sit alongside the existing 1970’s flats. Officers consider that the 
impact on the setting of the Conservation Area would be negligible and the 
development would not result in harm to the significance of this designated 
heritage asset.  

9.41. The siting of the new flats would not be perceived within the setting of the 
nearby Grade II listed Manor Farm and consequently the development would 
have a negligible impact on the setting of the Grade II listed building and 
would not result in harm to the setting of this designated heritage asset.   
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9.42. Policies CP1, CP6 and CP8 of the Oxford Local Plan, together with Policy 
CS18 of the Core Strategy and Policies HP9 and HP14 of the Sites and 
Housing Plan require that development proposals incorporate high standards 
of design and respect local character. This is also reflected within Policy DH1 
of the Emerging Local Plan, which specifies that planning permission will only 
be granted for development of high quality design that creates or enhances 
local distinctiveness. 

9.43. The existing development to the north and east of the site is suburban in scale 
and character. The surrounding buildings in Mere Road and Churchill Place 
are two storey properties set back behind front gardens with hedgerows and 
low fences and walls. There is however a notable contrast in the design of the 
existing dwellings in the area, contrasting between the more traditional pitched 
roof forms and flat roofed dwellings on Mere Road. The scale of the existing 
three storey flats is notably larger and visibly differs from the scale of the more 
modest 20

th
 century development in the immediate vicinity and more 

traditional vernacular buildings, within the nearby Wolvercote with Godstow 
Conservation Area.  

9.44. The proposed design of the infill blocks of flats has been amended since the 
original proposals were submitted. The proposed infill blocks would feature flat 
roofs; the mid-section of the blocks would be clad in anthracite grey colour 
cladding. Notably the appearance of the new blocks would differ from the 
design and elevational treatment of the existing blocks of flats. Officers 
consider that this would be an appropriate approach compared with imitating 
the design of the existing flats as this provides some variation which breaks up 
what would otherwise be a repetitive elevation.   

9.45. Further to the above, the existing spaces between the flats help to an extent to 
break up what is a repetitive and plain elevation, notwithstanding this, in 
officers’ opinion infilling these spaces would not necessarily be harmful as the 
differing design of the new elements ensures that there would still be visual 
interest to this aspect of the site.   

9.46. The scale of the infill flats is appropriate in officers’ view as the roof ridge of 
the new elements would relate appropriately to the eaves and roof ridge of the 
existing building. The use of cladding contrasts from the buff brick which is the 
only material used on the south east facing elevation of the existing flats. The 
addition of cladding and variation in the design and appearance of the 
proposed windows adds more of a vertical emphasis to the flats, which helps 
to break up the repetitiveness of what is an extensive elevation whilst adding 
visual interest to this elevation. 

9.47. In considering views into the Conservation Area from Mere Road and the 
upper sections of Millway Close, officers consider that there would be no harm 
to the significance of the Conservation Area. The new development would be 
sited adjacent to the existing large scale non-vernacular 1970’s blocks of flats 
and from Mere Road views of the new elements would not be significantly 
discernible and would not result in a loss of any key views into the 
Conservation Area. For the reasons described above it is considered that the 
design is appropriate and adds visual interest and variation to the existing 
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south west elevation of the flats and the introduction of these new elements 
would not result in harm to the setting of the Conservation Area and its overall 
significance.  

9.48. Following members’ request to defer making a determination on the planning 
proposals at the 12

th
 November West Area Planning Committee, Thames 

Valley Police have since been consulted on the access arrangements and the 
location and design of the refuse stores. The Police have commented on a 
number of matters which are outlined in the consultations section of this 
report; however no objections are raised overall by Thames Valley Police.      

9.49. In relation to the suggestion by the Police that the extent of the bin stores be 
amended to cover the whole of the ground floor of the infill spaces, officers 
consider that whilst there may be some benefits in terms of public safety, 
infilling the ground floor spaces would adversely affect permeability and public 
access, which would not be considered preferable in terms of urban design. 
This would also have an adverse impact on fire safety as blocking a through 
route at ground floor level to the rear flats would restrict access in the event of 
a fire. It is also considered that the proposed design of the ground floor 
element of the flats would not be greatly dissimilar to the existing arrangement 
in public safety terms and the introduction of the flats above the bin storage 
would add natural surveillance and would therefore discourage opportunities 
for criminal activity. Officers concur that ensuring secure controlled access to 
the flats and bin stores, as suggested by the Police is important. In 
accordance with the Police’s advice, officers would recommend a condition 
requiring that an application is made to obtain Secured by Design 
Accreditation.  

9.50. Officers consider that the design of the development respects the character 
and appearance of the area and is compliant with policies CP1, CP6 and CP8 
of the Oxford Local Plan, CS18 of the Core Strategy; Policy DH1 of the 
Emerging Local Plan; HP9 of the Sites and Housing Plan and the NPPF.  

9.51. Officers have given considerable weight and importance to the desirability of 
preserving or enhancing designated heritage assets and their settings, 
including the Grade II listed Manor Farm and the Wolvercote with Godstow 
Conservation Area. Officers have been particularly mindful of the 
requirements of Paragraphs 192-193 of the NPPF which require that great 
weight is placed on the importance of conserving designated heritage assets 
and the statutory duties referred to above. It is considered that no harm would 
arise from the proposal and therefore the proposal is considered to comply 
with policies contained within the adopted Oxford Local Plan, the adopted 
Oxford Core Strategy, and National Planning Policy and Guidance. 

Transport  

9.52. Policy HP16 of the Sites and Housing Plan outlines maximum parking 
standards relating to residential developments, which are listed within 
Appendix 8. The parking standards relating to new development should 
account for the overall sustainability of the location in terms of its proximity to 
existing shops, services and public transport links, whilst also accounting for 
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parking controls in the immediate area. Policy HP16 of the Sites and Housing 
Plan states that the Council encourages car free or low parking developments 
in appropriate locations. For infill housing development, of which the proposed 
development would constitute, it is specified that applications are determined 
on their individual merits to reflect local context and existing parking and 
safety issues.  

9.53. The Council’s Emerging Local Plan outlines a requirement to achieve a modal 
shift towards more sustainable means of transport including walking, cycling 
and public transport and a move away from private car ownership. This is also 
supported by the NPPF. The parking standards outlined under Policy M3 of 
the Emerging Local Plan are permissive of car free development in locations 
deemed to be sustainable in terms of access to services, facilities, good public 
transport links and within controlled parking zones, where there is a means of 
enforcing the car free nature of developments. 

9.54. It is proposed that the flats would not be provided with dedicated off-street 
parking. The majority of the existing properties in the area, which are mainly 
houses, are served by off street parking. Some of the flats at Millway Close 
are served by existing garages, though these are small spaces which probably 
would not be compliant with modern parking standards in terms of the 
dimensions of the garages. The flats would not be defined as ‘car free’ 
development as the development site is not within a CPZ and measures do 
not therefore exist to restrict parking and enforce that occupiers do not 
relinquish their right to keep a private car.  

9.55. It is noted from visiting the site that a number of residents currently park along 
Millway Close where there no parking restrictions at present, this includes the 
spaces between the flats adjacent to the bin stores where the proposed 
development would be sited. The roads surrounding the site including Mere 
Road, Churchill Place and Godstow Road are largely unrestricted in terms of 
parking controls.  

9.56. In terms of general sustainability the site is well served in terms of public 
transport. There is a bus stop immediately adjacent to the site with regular 
services to the City Centre. Wolvercote is in a peripheral location in the city 
and whilst there is a small convenience store within 200 metres of the site, the 
nearest district centre (Summertown) is around 1.8km from the site. 

9.57. It is noted that the County Council have long term proposals to implement a 
CPZ in Wolvercote, however there is no specific timescale on when this would 
potentially be delivered and funding is not currently in place. In terms of local 
implementation of CPZ’s in Oxford the County Council have highlighted 
Wolvercote as a low priority. Accounting for this, the development must be 
considered within the present context and weight cannot be given at the 
present time to the future proposals for the implementation of the CPZ.   

9.58. Given the lack of parking controls in the area and peripheral location of the 
site there would be no feasible means at the present time of enforcing that the 
development is car free. Nevertheless this would not necessarily render the 
proposed development to be unacceptable as the Council’s parking standards 
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reflected in Policy HP16 are maximum rather than minimum standards. The 
policy is clear that individual applications should be determined on their 
individual merits. The NPPF makes clear in Paragraph 109 that development 
should only be refused on highway safety grounds if there would be an 
unacceptable impact on highway safety or if the cumulative residual impacts 
on the local road network would be severe.   

9.59. The applicants have provided a parking survey as part of a Transport 
Statement in order to demonstrate whether there is on-street capacity to 
accommodate any overspill in parking which would arise as a result of the 
proposed development. At the request of the County Council the scope of this 
survey was extended to include an overnight survey.  

9.60. Based on average census data it is forecast that the proposed development 
would result in a potential need for 2-3 car parking spaces. It is noted that the 
proposals would involve developing on areas of hardstanding to the front of 
the existing bin stores which have capacity for 4 cars. Whilst these areas are 
currently used as a form of informal street parking, it should be noted that 
these are not dedicated parking bays.  

9.61. The applicant’s parking survey concludes that there would be capacity in the 
surrounding streets including Millway Close, Mere Road and Godstow Road to 
accommodate the additional requirement for parking that the proposed 
development would generate. Following a review of the applicant’s parking 
survey the County Council have raised no objection to the proposed 
development. Officers would conclude that it cannot be demonstrated that the 
proposed development would have a severe impact residual impact on the 
local highway network and would not have an unacceptable impact on 
highway safety in accordance with Paragraph 109 of the NPPF.  

9.62. Policy HP15 of the Sites and Housing Plan outlines a requirement to provide 
cycle parking within all new residential developments. For the proposed 
development there would be a requirement to provide two cycle parking 
spaces for each of the one bedroom flats. It is noted that the existing flats at 
Millway Close are not served by any dedicated cycle parking at present. Whilst 
there would only be a statutory requirement to provide cycle parking for the 
new flats the applicants would also provide cycle parking for the existing flats. 
This would be provided within the ground floor spaces beneath the new build 
flats and within new stores located in landscaped spaces to the north west 
and south west of the flats. This would provide benefits to the existing 
residents and would assist in encouraging an uptake in sustainable means of 
transport, thereby reducing potential dependency on car ownership.  

9.63. Taking the above factors into consideration officers consider that the car free 
nature of the development would be acceptable accounting for existing on 
street parking capacity in the area. The residual impact associated with the 
development and requirement for new parking spaces along with the loss of 
the existing spaces to the front of the bin stores would not be, in officer’s view 
severe. The development is therefore considered to comply with Policy HP16 
of the Sites and Housing Plan and Policy CP1 of the Existing Local Plan and 
would not conflict with Paragraph 109 of the NPPF.          
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Trees  

9.64. There are a number of trees on the application site which are currently subject 
of a Tree Preservation Order. Policy NE16 of the Existing Local Plan specifies 
that planning permission will not be granted for any proposal that destroys or 
involves major surgery to protected trees if it will have a significant adverse 
effect upon public amenity, unless such action can be shown to be good 
arboricultural practice. 

9.65. The siting of the infill development would have no impact on these trees as 
these are sited some distance from the proposed flats. The location of the 
existing trees and the Root Protection Areas associated with these trees has 
been given careful consideration when accounting for the amended location of 
the proposed cycle parking. The amended location of the proposed cycle 
stores would fall outside of the RPA’s for the adjacent trees and consequently 
there would be no requirement to remove or carry out works to the trees to 
enable this provision. There would therefore be no conflict in this instance with 
the requirements of Policies NE15 or NE16 of the Existing Local Plan.   

Ecology  

9.66. Policy CS12 of the Core Strategy specifies that development will not be 
permitted which results in a net loss of sites and species of ecological value. 

9.67. The application is accompanied by an ecology report dated October 2018 
which assesses the potential presence of bats on site and found no evidence 
of bats using or having used the buildings on site. The Council’s consultant 
ecologist has advised that this is satisfactory. The assessment is valid for 12 
months and as works would commence after October 2019, an updated 
assessment will be required prior to the commencement of development. This 
would be required by condition.   

Sustainability  

9.68. Policies CS9 and HP11 require the applicant to demonstrate how sustainable 
design and construction methods will be incorporated and how energy 
efficiencies have been incorporated into the design. Given the proposal is a 
small scale development that is not a qualifying site to provide 20% of energy 
consumption through renewals it is considered appropriate to deal with energy 
and water efficiency by condition. 

9.69. A condition relating to water efficiency is recommended to ensure that optional 
requirement of building regulations is triggered in accordance with policy CS9 
of the Core Strategy.  

9.70. A condition is also recommended in relation to energy efficiency to ensure that 
the new dwelling incorporates sustainable design and appropriate 
sustainability measures in accordance with Policies HP11 of the Sites and 
Housing Plan and CS9 of the Core Strategy. 

Flooding 
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9.71. Oxford Core Strategy Policy CS11 resists development where it would 
increase the risk of flooding. The site is located within Flood Zone 1 and is 
considered to be at a low risk of flooding. The proposals would lead to an 
increase in impermeable areas and subsequently an increase in surface water 
runoff. A drainage strategy would be required and is requested by way of 
condition. 

Other Matters  

9.72. It is noted that a number of representations refer to fire safety and residents 
safety and vulnerability to crime. This relates mainly to the principle of 
developing residential space above the proposed bin stores and access for 
emergency services in the event of a fire. It is noted that in recent years a fire 
was started deliberately which destroyed the southernmost of the existing bin 
stores. Notwithstanding this the provision of internal bin stores at ground floor 
level with accommodation above is relatively common in new developments.  

9.73. The provision of residential accommodation above future bin stores would 
provide natural surveillance, which would discourage opportunities for crime. 
Providing access to the bin store is secure, unauthorised access for non-
residents should not be possible. Millway Close is sufficiently wide to allow fire 
tender access; therefore a fire engine would be able to directly access the 
front of the flats in the event of an emergency.  

9.74. Oxfordshire Fire Service has been consulted on the planning application and 
has raised no objection to the proposed development. The Fire Service has 
advised that there is adequate fire hydrant capacity in the area. The new flats 
are considered to be compliant with Approved Document B (Fire Safety for 
dwellings), subject to usual building and fire protection measures. The Fire 
Service has advised that the new development would not worsen existing fire 
service access for the existing flats for personnel and equipment.  

10. CONCLUSION 

10.1. 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 it clear that proposals should be assessed in 
accordance with the development plan unless material considerations indicate 
otherwise.  

10.2. 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 the 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 
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benefits, when assessed against the policies in the Framework taken as a 
whole.  

10.3. The proposals would provide an additional four residential dwellings which 
would provide a small but nevertheless beneficial contribution towards local 
housing need. The development would be located on previously developed 
land, the redevelopment of which is promoted within Paragraphs 117 and 118 
of the NPPF and officers have given due weight to this.   

10.4. The proposed design, as amended is considered to relate appropriately to the 
appearance of the existing blocks of flats and in officers’ view would not 
detract from the character and appearance of the area. Officers have 
assessed the development  in accordance with Sections 66(1) and 72 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraphs 
192 and 193 of the NPPF and consider that there would be no harm to either 
the significance of the Wolvercote and Godstow Conservation Area or the 
significance of the Grade II listed Manor Farm.   

10.5. The applicant’s transport consultants conducted a parking survey which 
concludes that capacity exists within the existing roads in the immediate 
vicinity of the site to accommodate any additional demand for parking and to 
accommodate vehicles which may be displaced through the loss of the four 
parking spaces to the front of the bin stores. The applicants have indicated 
that cycle parking spaces would be provided for both the existing and 
proposed flats. Officers consider that the car free nature of the development 
would not have an unacceptable impact on highway safety and amenity and 
the cumulative impact on the highway network would not be severe, 
consequently the proposals would not conflict with Paragraph 109 of the 
NPPF.     

10.6. It is considered that the proposals adequately safeguard the amenity of 
existing occupiers, whilst the proposals provide adequate internal and external 
standards of amenity for future occupiers in accordance with the requirements 
of Policy HP12 and HP13 of the Sites and Housing Plan.  

10.7. For the reasons outline within this report, it is recommended that the 
Committee resolve to grant planning permission for the development 
proposed. 

11. CONDITIONS 

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

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

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

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

3. Samples of the exterior materials to be used shall be submitted to, and approved 
in writing by, the Local Planning Authority before the start of work on the site and 
only the approved materials 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. Prior to first occupation, covered and secure cycle parking for a minimum of 116 
bicycles in accordance with Policy HP15 of the Sites and Housing Plan shall be 
provided within the curtilage of the site. The agreed cycle parking shall be 
retained thereafter. 

Reason: To encourage the use of sustainable modes of transport. 

5. Prior to the commencement of development, plans, calculations and drainage 
details to show how surface water will be dealt with on-site through the use of 
sustainable drainage methods (SuDS) shall be submitted to and approved in 
writing by the Local Planning Authority (LPA). The plans, calculations and 
drainage details will be required to be completed by a suitably qualified and 
experienced person in the field of hydrology and hydraulics. The agreed drainage 
scheme shall be implemented before first occupation of the dwellings hereby 
permitted.  

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

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

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

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

Any proposal which relies on Infiltration will need to be based on on-site 
infiltration testing in accordance with BRE365 or alternative suitable methodology, 
details of which are to be submitted to and approved by the LPA. Consultation 
and agreement should also be sought with the sewerage undertaker where 
required. 

Reason: To ensure compliance with Oxford Core Strategy Policy CS11  

6. A SuDS maintenance plan shall also be submitted to and be approved in writing 
by the Local Planning Authority. The Sustainable Drainage (SuDS) Maintenance 
Plan will be required to be completed by a suitably qualified and experienced 
person in the field of hydrology and hydraulics. The SuDs maintenance plan will 
be required to provide details of the frequency and types of maintenance for each 
individual sustainable drainage structure proposed and ensure the sustainable 
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drainage system will continue to function safely and effectively in perpetuity.  The 
development shall be carried out in accordance with the agreed maintenance 
plan.  

Reason: To ensure compliance with Oxford Core Strategy Policy CS11  

7. A Construction Traffic Management Plan shall be submitted to and be approved 
in writing by the Local Planning Authority prior to commencement of above 
ground works. This should identify; 

- 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, 
-Details of times for construction traffic and delivery vehicles, which must be 
outside network peak and school peak hours, 
-Engagement with local residents and neighbours. 
 
The approved CTMP shall be implemented during the course of the 
construction phase of development.  
  
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. 
 

8. The dwellings hereby permitted shall not be occupied until an Energy Statement 
has been submitted to and approved in writing by the Local Planning Authority to 
ensure that the proposed dwellings incorporate sustainability measures. The 
agreed measures shall be implemented prior to first occupation and shall be 
retained thereafter.  

Reason: To ensure that the new dwellings are sustainable and to comply with the 
Development Plan, in particular Core Strategy Policy CS9 and Sites and Housing 
Plan Policy HP11. 

9. The dwellings hereby permitted shall not be occupied until the Building 
Regulations Part G sanitation, hot water safety and water efficiency, Category G2 
water efficiency, Optional requirement G2 36 (2) (b) has been complied with.  

Reason: To ensure that new dwellings are sustainable and to comply with the 
Development Plan, in particular Core Strategy Policy CS9 and Sites and Housing 
Plan Policy HP11. 

10. Prior to the start of any work on site including site clearance, details of the design 
of all new hard surfaces and a method statement for their construction shall be 
submitted to and approved in writing by the Local Planning Authority.  Details 
shall take into account the need to avoid any excavation within the rooting area of 
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any retained tree and where appropriate the Local Planning Authority will expect 
"no-dig" techniques to be used, which might require hard surfaces to be 
constructed on top of existing soil levels using treated timber edging and pegs to 
retain the built up material. The development shall be carried out in accordance 
with the agreed details which shall be implemented prior to the construction 
phase of development.   

Reason: To avoid damage to the roots of retained trees.  In accordance with 
policies CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016. 

11. Prior to the start of any work on site, details of the location of all underground 
services and soakaways shall be submitted to and approved in writing by the 
Local Planning Authority (LPA). The location of underground services and 
soakaways shall take account of the need to avoid excavation within the Root 
Protection Areas (RPA) of retained trees as defined in the British Standard 
5837:2012- 'Trees in relation to design, demolition and construction-
Recommendations'. Works shall only be carried in accordance with the approved 
details. 

Reason: To avoid damage to the roots of retained trees; in support of Adopted 
Local Plan Policies CP1,CP11 and NE15. 

12. Detailed measures for the protection of trees to be retained during the 
development shall be submitted to, and approved in writing by, the Local 
Planning Authority (LPA) before any works on site begin.  Such measures shall 
include scale plans indicating the positions of barrier fencing and/or ground 
protection materials to protect Root Protection Areas (RPAs) of retained trees 
and/or create Construction Exclusion Zones (CEZ) around retained trees. Unless 
otherwise agreed in writing by the LPA the approved measures shall be in 
accordance with relevant sections of BS 5837:2012 Trees in Relation to Design, 
Demolition and Construction- Recommendations. The approved measures shall 
be in place before the start of any work on site and shall be retained for the 
duration of construction unless otherwise agreed in writing by the LPA. Prior to 
the commencement of any works on site the LPA shall be informed in writing 
when the approved measures are in place in order to allow Officers to make an 
inspection. No works or other activities including storage of materials shall take 
place within CEZs unless otherwise agreed in writing by the LPA. 

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

13. A detailed Arboricultural Management Statement (AMS) setting out the methods 
of working within the Root Protection Areas of retained trees shall be submitted to 
and approved in writing by the Local Planning Authority (LPA) before any works 
on site begin. Such details shall take account of the need to avoid damage to tree 
roots through excavation, ground skimming, vehicle compaction and chemical 
spillages including lime and cement. The development shall be carried out in 
strict accordance with of the approved AMS unless otherwise agreed in writing by 
the LPA. 
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Reason: To protect retained trees during construction.   In accordance with 
policies CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016. 

14. An updated assessment of the site in respect of bats will be required prior to the 
commencement of development. The results of the updated assessment shall be 
provided to, and approved in writing by, the Local Planning Authority. Should the 
survey identify the presence of bats appropriate mitigation and compensatory 
measures shall be identified and shall be agreed in writing by the Local Planning 
Authority Prior to the commencement of works.  

Reason: To comply with the requirements of The Conservation of Habitats and 
Species Regulations 2017 and to protect species of conservation concern. 

15. Prior to the first occupation of the development, details of ecological 
enhancements shall be submitted to and approved by the Local Planning 
Authority. The scheme will include details of the provision of artificial roost 
features, including bat and bird nest boxes and a minimum of two swift nest 
boxes. The approved enhancements shall be installed prior to first occupation of 
the dwellings. The development shall be carried out in accordance with the 
approved details. 

Reason: In the interests of improving the biodiversity of the City in accordance 
with NPPF and policy CS12 of the Oxford Core Strategy 2026 and to ensure the 
survival of protected and notable species protected by legislation that may 
otherwise be affected by the development. 

16. Prior to first occupation of the dwellings hereby permitted, details of refuse 
storage shall be submitted to and shall be approved in writing by the Local 
Planning Authority. The development shall be carried out in accordance with the 
approved details and the approved refuse storage shall be retained thereafter.  

Reason: To ensure adequate provision for the disposal of refuse in accordance 
with Policy HP13 of the Sites and Housing Plan.  

17. Prior to commencement of development, an application shall be made for 
Secured by Design (SBD) 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 authority. 

Reason: To create safe and secure spaces which limit opportunities for crime in 
compliance with Policies CP1 and CP9 of the Oxford Local Plan. 

12. APPENDICES 

 Appendix 1 – Site Block plan 

 

13. HUMAN RIGHTS ACT 1998 

13.1. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to approve this application. They consider that the 
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interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

14. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

14.1. Officers have considered, with due regard, the likely effect of the proposal on 
the need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998. In 
reaching a recommendation to grant planning permission, officers consider that 
the proposal will not undermine crime prevention or the promotion of community. 

15. EQUALITIES ACT 2010  

15.1. The application has been assessed against the relevant sections of the 
Equalities Act 2010, and it is not considered that the application discriminates 
against people with protected characteristics specified in the Act. The 
protected characteristics are: 

 age 

 gender reassignment 

 being married or in a civil partnership 

 being pregnant or on maternity leave 

 disability 

 race including colour, nationality, ethnic or national origin 

 religion or belief 

 sex 

 sexual orientation. 
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