
 
 

 WEST AREA PLANNING COMMITTEE 11
th

 February 2020 

 

Application number: 19/02032/FUL 

  

Decision due by 30th October 2019 

  

Extension of time 29
th

 February 2020 

  

Proposal Demolition of existing accommodation building and music 
room block to ground floor level and erection of 
replacement buildings to create 77 student bedrooms, 8 
studio rooms and ancillary provision for Pembroke 
College on the Geoffrey Arthur Site in form of a Graduate 
building and a separate studio block, including 
adjustments to the public realm and pedestrian / 
vehicular access from Baltic Wharf. 

  

Site address Sir Geoffrey Arthur Building , Long Ford Close, Oxford, 

OX1 4NJ – see Appendix 1 for site plan 
  

Ward Hinksey Park 

  

Case officer Natalie Dobraszczyk 

 

Agent:  Ms Franz Applicant:  Mr Charles Harris 

 

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

 

 

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 9 of this report and 
grant planning permission subject to: 

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

 confirmation from the Secretary of State that the application will not be 
‘called in’, following the referral of the application in accordance with 
The Town and Country Planning (Consultation) (England) Direction 
2009;  and 

 completion of a 21 day statutory consultation period requested by the 
Environment Agency due to the application being recommended for 
approval contrary to their objections. 
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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; and 

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

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

 

2. EXECUTIVE SUMMARY 

2.1. The West Area Planning Committee on 21
st
 January 2020 resolved to defer 

consideration of the application pending further information on the following: 

a) To enable further details to be provided by the applicant on the sight lines 
and views from the study bedrooms into the neighbouring property and 
evidence to support the assertion that the internal layout of the study 
bedrooms, which would be secured by condition, would serve as adequate 
mitigation. 

2.2. The minutes of the West Area Planning Committee on 21
st
 January 2020 are 

included in Appendix 3 of this addendum report. 

2.3. A copy of the officer’s committee report to the West Area Planning Committee 

is included in Appendix 2 of this addendum report.  The report provided a full 
assessment of how the proposal would comply with the development plan as 
a whole with the exception of Core Strategy Policy CS11 and emerging Local 
Plan Policy RE3.  The application has subsequently been advertised as a 
departure from the local development plan. In light of this Officers have 
undertaken a balancing exercise considering the specific set of constraints 
and characteristics of this development. Officers concluded that considering 
the scope of the existing building footprint, the limited encroachment of the 
building footprint into Flood Zone 3b, the lack of alternative sites for 
development, and the benefits arising in terms of making the most efficient 
use of land and contributing towards Oxford’s housing need, the proposed 
development would be acceptable. 

2.4. Since the application was considered by the West Area Planning Committee 
and in accordance with the committee resolution, further information has been 
supplied to demonstrate sight lines and views from the study bedrooms into 
the neighbouring property and evidence to support the assertion that the 
internal layout of the study bedrooms, which would be secured by condition, 
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would serve as adequate mitigation.  Additional obscure glazing has been 
proposed to mitigate against harmful overlooking of the neighbouring property, 

no. 4 Baltic Wharf.  The additional details are included in Appendix 4 of this 
addendum report. 

3. LEGAL AGREEMENT 

3.1. This application is subject to a legal agreement to cover: 

 Transfer of ownership of land from the applicant to Oxford City Council to 
facilitate the delivery of step free access to the Grandpont Bridge; 

 £80,000 towards the delivery of step access to the Grandpont Bridge; 

 Agreement that the public realm remains open and retains the important sight 
and travel lines between Grandpont footbridge and the pedestrian footpath 
connection to Baltic Wharf.  

4. RELEVANT PLANNING POLICY 

4.1. The relevant planning policies set out in the original committee report to the 
West Area Planning Committee on 21

st
 January 2020 remain pertinent.  

5. CONSULTATION RESPONSES 

5.1. The officers’ report (Appendix 2) provides details of the public consultation 
that was undertaken with respect to the application prior to its consideration at 
the 21

st
 January 2020 committee, and summarises all the responses received 

in relation to the application within section 9 of that report. 

5.2. The following responses have been received since 10
th

 January 2020: 

Statutory and non-statutory consultees 

5.3. The following consultees responded with no objections: 

 Archaeology. 

5.4. The following consultees responded with no comments: 

 Canal and River Trust; 

 Historic England 

Public representations 

5.5. 2 additional local people commented on this application from addresses in 
Varsity Place and Malborough Road. 

5.6. In summary, the main points of objection (2 residents) were: 

 Concerns that the height of the proposed building would be greater than 
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the existing building. 

 Concerns about the impact of construction traffic on residential occupiers 
and the nearby St. Ebbe’s CE Primary School and how access for 
construction vehicles will be managed. 

 Concerns about the impact of the development on traffic/ vehicle access 
during construction and when occupied.  

 Concerns that the graduate building would be closer to neighbouring 
properties than the existing and could result in overlooking issues. 

 Concerns that there would be an increase in noise disturbance for 
neighbouring residential occupiers. 

 

Officer Response 

5.7. All of the points set out in paragraph 5.6 have been considered within the 
committee report to the West Area Planning Committee on 21

st
 January 2020 

(Appendix 2) and as such have not been repeated within this report (with the 

exception of overlooking issues which is dealt with in section 6 below). 

6. PLANNING MATERIAL CONSIDERATIONS 

6.1. The committee report for West Area Planning Committee on 21
st
 January 

2020 considers the material planning considerations and sets out the 
recommendation that planning permission should be granted for the proposal 
subject to conditions and the competition of a legal agreement to secure the 
matters referred to in section 3.1 of the report.. A copy of the report is included 

within Appendix 2 of this addendum report.  

6.2. Officers note the main issue that was raised through member questions and 
deliberations at committee on 21

st
 January 2020. As a supplement to the 

original committee report, this addendum report seeks to clarify this issue 
which is as follows: 

i. Impact on neighbouring amenity. 

 

i. Impact on neighbouring amenity 

6.3. Paragraphs 10.51 and 10.52 of the original committee report set out the policy 
context and the properties that contribute towards the existing site context.  
Paragraphs 10.62 – 10.65 considered the impact of the proposals on the 
neighbouring residential properties at Grandpont Place and Riverside Court.  
The assessment made in these sections remains pertinent.   

6.4. Paragraphs 10.53 – 10.61 considered the impact of the proposals on 
residents of Baltic Wharf.  On 21

st
 January 2020 the West Area Planning 

Committee expressed concern about the extent of overlooking that the 
proposed graduate building would have on the occupiers of no. 4 Baltic Wharf 
which resulted in the deferral of the application pending further information 
including the submission of sight lines and views from the study bedrooms into 
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the neighbouring property and evidence to support the assertion that the 
internal layout of the study bedrooms, which would be secured by condition, 
would serve as adequate mitigation.  This information has been supplied by 
the applicant and is discussed in more detail below. 

6.5. As set out in paragraph 10.59 of the original committee report the existing 
Damon Wells Building (DWB) features several windows and a large sheltered 
terrace that overlooks no.4 Baltic Wharf. Due to the open nature of the 
terrace, a majority of the adjacent building and garden is currently overlooked 
to some degree.   

6.6. The proposed development would include 12 bedroom windows that would 
face east towards no.4, however of these 12 rooms, 8 would have some 
visibility of no. 4 Baltic Wharf.  Of these 8 rooms, 4 rooms would have limited 
views of the edges of the side elevation of no. 4 and only 2 would have views 
of the existing windows and conservatory. 

6.7. To address the relationship between the proposed building and no. 4 the 
applicant has already provided an indicative bedroom layout drawing showing 
that the placement of study desks would be in front of the windows of each 
room with east facing windows.  The desks would be fixed in place to the floor.  
Consequently, the degree of overlooking from these windows would be limited 
as a result of the 0.3 metre recess, 0.15 metre window and cill and 0.6 metre 
desk width.  A condition (condition 12) has been included to ensure that this 
room arrangement will be implemented and retained so as to reduce the 
potential for overlooking and protect neighbouring amenity. 

6.8. In addition to the above measure the applicant has provided the document 
‘Window Options – Obscured Frosted Panel’ (ref:01, dated 23

rd
 January 2020) 

which shows the sight lines from each of the 8 proposed rooms that would 
have a view of no. 4 Baltic Wharf.  The document models views from each of 
these 8 bedrooms that would be possible if an average person was standing 
in the room with the aforementioned room arrangement.  Where the modelling 
indicates that there would be a view of no. 4 Baltic Wharf the applicant has 
proposed obscured glazing to prevent this. 

6.9. After reviewing the submitted documents and the proposed obscure glazing 
officers consider that the proposal would not result in harmful overlooking of 
the neighbouring occupiers of no. 4 Baltic Wharf.  The proposed glazing, 
when used in conjunction with the room and furniture layouts of the bedrooms 
would ensure that views towards the neighbouring property would be restricted 
and limited in nature.  Furthermore, officers are satisfied that the proposed 
measures would not significantly alter the quality of the internal amenity space 
provided within the proposed graduate rooms.   

6.10. When viewed from the exterior the proposed obscure glazing would not 
significantly alter the architectural appearance of the graduate building as the 
architectural intent of the building would be retained. 
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6.11. Consequently, officers consider that with the proposals would comply with 
Sites and Housing Plan policy HP14 (Privacy and Daylight) and emerging 
Local Plan 2036 Policy H14 (Privacy, Daylight and Sunlight). 

7. OTHER MATERIAL CONSIDERATIONS 

Equality Act 2010 

7.1. The application has been assessed against the relevant sections of the 
Equality 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. 

Human Rights Act 1998 

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

Section 17 of the Crime and Disorder Act 1998 

7.3. 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. 

8. CONCLUSION 

8.1.   Having regard to the matters discussed in this report and the committee 

report to 21
st
 January 2020 West Area Planning Committee (Appendix 2), 

officers would make members aware that the starting point for the 
determination of this application is in accordance with Section 38 (6) of the 
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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.  

8.2.   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 accords 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.  

 Compliance with Development Plan Policies  

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

8.4.   The proposal is considered to comply with the development plan as a whole 
with the exception of Core Strategy Policy CS11 and emerging Local Plan 
Policy RE3.   In light of this Officers have undertaken a balancing exercise 
considering the specific set of constraints and characteristics of this 
development.  Officers conclude that considering the scope of the existing 
building footprint, the limited encroachment of the building footprint into 
Flood Zone 3b, the lack of alternative sites for development, and the benefits 
arising in terms of making the most efficient use of land and contributing 
towards Oxford’s housing need, the proposed development would be 
acceptable in this instance.   

  Material considerations  

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

report to 21
st
 January 2020 West Area Planning Committee (Appendix 2).  

8.6.   Officers consider that the proposal would accord with the overall aims and 
objectives of the NPPF for the reasons set out within this report and the 
committee report to 21

st
 January 2020 West Area Planning Committee 

(Appendix 2). Therefore in such circumstances, Paragraph 11 is clear that 
planning permission should be approved without delay. This is a significant 
material consideration in favour of the proposal.  

8.7.   The proposal will not have an unacceptable impact on non-designated 
heritage assets, the neighbouring amenity, public highways and biodiversity. 
It has been concluded that the development would preserve the character 
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and appearance of the Conservation Area, and that there would be no harm 
to the significance of heritage assets.  Conditions have been included to 
ensure this remains the case in the future.  

8.8.   Therefore, it is recommended that the Committee resolve to grant planning 
permission for the proposed development subject to the conditions set out in 
section 9 of this report. 

9. CONDITIONS 

1. Development Time Limit  
 

The development to which this permission relates must be begun not later than the 
expiration of three years from the date of this permission.  
 
Reason: In accordance with Section 91(1) of the Town and Country Planning Act 
1990 as amended by the Planning Compulsory Purchase Act 2004.  

 

2. Development in Accordance with Approved Plans  
 
Subject to condition 4 the development hereby permitted shall be constructed in 
complete accordance with the specifications in the application and approved plans 
listed below, unless otherwise agreed in writing by the local planning authority.  
Reason: To avoid doubt and to ensure an acceptable development as indicated on 
the submitted drawings in accordance with policy CP1 of the Oxford Local Plan 
2001-2016.  
 

3. Material Samples  
 
Prior to commencement of above ground works on the site samples of the exterior 
materials and finishes to be used shall be submitted to and approved in writing by 
the Local Planning Authority.  
 
Sample panels of the stonework/brickwork demonstrating the colour, texture, face 
bond and pointing shall be erected on site and approved in writing by the Local 
Planning Authority before relevant parts of the work are commenced. 
The development shall be completed in accordance with the approved details unless 
otherwise agreed in writing.  
 
Reason: In the interests of the visual appearance of the designated and non-
designated heritage assets and in accordance with policies CP1, CP8, HE6 and HE7 
of the Adopted Oxford Local Plan 2001-2016 and Core Strategy Policy CS18. 
 

4. Large Scale Details 
 

Notwithstanding the details submitted with the application, prior to commencement of 
above ground works large scale design details shall be submitted to and approved in 
writing by the Local Planning Authority. These shall include, as a minimum: 
 

 Large scale joinery details for all new windows, doors and glazing panels 
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 Large scale sections of roof junctions (eaves, fascias, soffits etc.) 
 

The development shall be carried out in accordance with these approved details 
unless otherwise agreed in writing by the Local planning Authority. 
 
Reason: For the avoidance of doubt and in the interests of the visual appearance of 
the non-designated heritage assets and in accordance with policies CP1, CP8 of the 
Adopted Oxford Local Plan 2001-2016 and Core Strategy Policy CS18. 

 

5. Boundary Treatments 
 
Prior to commencement of above ground works details of the proposed boundary 
treatments shall be submitted to and approved in writing by the Local Planning 
Authority.  Details shall include as a minimum: 
 

 A plan to show the location and extent of the proposed boundary treatments; 

 Plans to show the proposed height and dimensions; 

 Samples of proposed materials. 
 
The development shall be carried out in strict accordance with the approved details 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To protect the amenity of neighbouring occupiers in accordance with Policy 
CP1 (Development Proposals) of the Local Plan and HP14 of the Sites and Housing 
Plan (2013). 
 

6. External Surface Treatments 
 
Prior to commencement of above ground works details of the external hard 
landscaping and surface treatments shall be submitted to and approved in writing by 
the Local Planning Authority.  The approved details shall be implemented prior to 
occupation of the approved development.  
 
The development shall be carried out in strict accordance with of the approved 
details unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: For the avoidance of doubt and in the interests of the visual appearance of 
the non-designated heritage assets and in accordance with policies CP1, CP8 of the 
Adopted Oxford Local Plan 2001-2016 and Core Strategy Policy CS18.  
 

7. Landscape Plan  

 
A landscape plan shall be submitted to, and approved in writing by, the Local 
Planning Authority prior to first occupation or first use of the development hereby 
approved.  The plan shall show details of treatment of paved areas, and areas to be 
grassed or finished in a similar manner, existing retained trees and proposed new 
tree, shrub and hedge planting. The plan shall include a schedule detailing plant 
numbers, sizes and nursery stock types. 
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Reason: In the interests of visual amenity in accordance with policies CP1, CP11, 
NE15, NE16 of the Oxford Local Plan 2001-2016 and CS12 of the Oxford Core 
Strategy 2011-2026. 
 

8. Landscape Proposals: Implementation 

 
The landscaping proposals as approved by the Local Planning Authority pursuant to 
condition 7 shall be carried out no later than the first planting season after first 
occupation or first use of the development hereby approved unless otherwise agreed 
in writing beforehand by the Local Planning Authority. 
Reason: In the interests of visual amenity in accordance with policies CP1 and CP11 
of the Oxford Local Plan 2001-2016 and CS12 of the Oxford Core Strategy 2011-
2026. 
 
 

9. Landscape Proposals: Reinstatement 

 
Any existing retained trees, or new trees or plants planted in accordance with the 
details of the approved landscape proposals that fail to establish, are removed, die 
or become seriously damaged or defective within a period of five years after first 
occupation or first use of the development hereby approved shall be replaced. They 
shall be replaced with others of a species, size and number as originally approved 
during the first available planting season unless otherwise agreed in writing by the 
Local Planning Authority. 
 
Reason: In the interests of visual amenity in accordance with policies CP1 and CP11 
of the Oxford Local Plan 2001-2016 and CS12 of the Oxford Core Strategy 2011-
2026. 
 

10. Student Occupation 
 
The student accommodation hereby permitted shall only be occupied during term 
time by students in full time education on courses of an academic year or more. 
Outside term time the permitted use may be extended to include accommodation for 
cultural and academic visitors and for conference and summer school delegates. 
The buildings shall be used for no other purpose without the prior written approval of 
the local planning authority.  
 
Reason: In order to maintain the availability of appropriate student accommodation in 
accordance with policy CS25 of the Adopted Oxford Core Strategy 2026. 
 

11. Student Tenancy Agreement 

 
The student study bedrooms comprised in the development shall not be occupied 
until the wording of a clause in the tenancy agreement under which the study 
bedrooms are to be occupied restricting students resident at the premises (other 
than those registered disabled) from bringing or keeping a motor vehicle in the city 
has been submitted to and approved by the local planning authority; and the study 
bedrooms shall only be let on tenancies which include that clause or any alternative 
approved by the local planning authority.  
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Reason: To ensure that the development does not generate a level of vehicular 
parking which would be prejudicial to highway safety, or cause parking stress in the 
immediate locality, in accordance with policies CS25 of the Adopted Oxford Core 
Strategy 2026, Policy HP5 of the Sites and Housing Plan, and Policies CP1 and 
TR12 of the Oxford Local Plan 2001-2016. 

 

12. Study Room Arrangement 

 
Study bedrooms with east facing windows within the approved graduate building 
shall have study desks measuring a width of at least 0.6 metres fixed in front of the 
window opening as shown on the indicative room layouts included in the approved  
Overlooking/ Overshadowing Report (re: P3, dated 19

th
 November 2019). 

 
The measures detailed above shall be retained and maintained thereafter throughout 
the lifetime of the development unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: To protect the amenity of neighbouring occupiers in accordance with Policy 
CP1 (Development Proposals) of the Local Plan and HP14 of the Sites and Housing 
Plan (2013). 
 

13. Travel Plan  

 
Prior to first occupation a Travel Plan Statement and Travel Information Pack shall 
be submitted to and approved in writing by the Local Planning Authority.  
 
The development shall be carried out in strict accordance with of the approved 
details unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: In order to encourage the use of sustainable modes of transport, in 
accordance with policies CP1, TR2 and TR12 of the Adopted Oxford Local Plan 
2001-2016. 
 

14. Construction Traffic Management Plan  
 
Prior to commencement of the approved development a Construction Traffic 
Management Plan (CTMP) shall be submitted to, and approved in writing by, the 
Local Planning Authority. The CTMP should follow Oxfordshire County Council's 
template if possible. The CTMP shall include: 
 

 The routing of construction vehicles and management of their movement into 
and out of the site by a qualified and certificated banksman, 

 Access arrangements and times of movement of construction vehicles (to 
minimise the impact on the surrounding highway network),  

 Details of wheel cleaning / wash facilities to prevent mud, etc from migrating 
on to the adjacent highway,  

 Contact details for the Site Supervisor responsible for on-site works,  

 Travel initiatives for site related worker vehicles,  

 Parking provision for site related worker vehicles,  
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 Details of times for construction traffic and delivery vehicles, which shall be 
outside network peak and school peak hours,  

 Details of engagement with local residents  

 A dilapidation survey which shows the state of the surrounding public highway 
prior to implementation and post-construction.  This should include all 
kerbs/landscaped areas/roads shown in the approved Vehicle Tracking 
Manoeuvres Plan (ref: 1891-DR-109-P1), 

 Confirmation of the retention of the existing pedestrian and cyclist access 
across the application site between Baltic Wharf and the river towpath.  
 

The development shall be carried out in strict accordance with of the approved 
details unless otherwise agreed in writing by the Local Planning Authority. 
 
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 in accordance with policies CP1, CP19, CP21 and 
TR2 of the Adopted Oxford Local Plan 2001-2016. 
 

15. Student Accommodation Management Plan  
 
Prior to occupation of the approved buildings a Student Accommodation 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority. This shall set out control measures for ensuring that the 
movement of vehicles associated with the transport of student belongings at the start 
and end of term are appropriately staggered to prevent any adverse impacts on the 
operation of the highway.  
 
The development shall be carried out in strict accordance with the approved details 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: In the reason of highway safety and the efficient operation of the public 
highway.  
 

16. Swept Path Analysis – Refuse Vehicles  
 
Before the development permitted is commenced a swept path analysis shall be 
submitted to, and approved in writing by, the Local Planning Authority to demonstrate 
that a refuse vehicle (of at least 9.2m in length) can safely and easily enter and exit 
the development from both directions from Baltic Wharf.  
 
The development shall be carried out in strict accordance with the approved details 
and remain unobstructed unless otherwise agreed in writing by the Local Planning 
Authority. 
 
Reason: In the interest of highway safety.  
 
 

17. Delivery and Servicing Management Plan 
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Prior to commencement of the development a Delivery and Servicing Management 
Plan, including contact details for staff responsible for delivery management and 
details of the servicing and delivery vehicles to be used, shall be submitted to and 
approved in writing by the Local Planning Authority and provided to the Highway 
Authority. 
 
Deliveries to the development and the servicing of the development shall be carried 
out in strict accordance with the approved details unless otherwise agreed in writing 
by the Local Planning Authority. 
 
Reason: In the interests of highway safety and to mitigate the impact of delivery and 
service vehicles on the surrounding network, road infrastructure and local residents, 
particularly at peak traffic times. 
  

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

 Phase 1 has been completed and approved. 

 Phase 2 shall include a comprehensive intrusive investigation in order to 
characterise the type, nature and extent of contamination present, the risks to 
receptors and to inform the remediation strategy proposals.  

 Phase 3 requires that a remediation strategy, validation plan, and/or 
monitoring plan be submitted to and approved in writing by the local planning 
authority to ensure the site will be suitable for its proposed use.  

 
The development hereby approved shall be carried out in accordance with the 
approved Phase II Geo-environmental Site Assessment dated July 2019, prepared 
by TRC Companies Limited, unless otherwise agreed in writing by the Local Planning 
Authority. 
 
Reason: To ensure that any ground and water contamination is identified and 
adequately addressed to ensure the site is suitable for the proposed use in 
accordance with the requirements of policy CP22 of the Oxford Local Plan 2001-
2016.  
 

19. Remedial Works 
 
The development shall not be occupied until any approved remedial works have 
been carried out and a full validation report has been submitted to and approved in 
writing by the local planning authority.  
 
Reason: To ensure that any ground and water contamination is identified and 
adequately addressed to ensure the site is suitable for the proposed use in 
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accordance with the requirements of policy CP22 of the Oxford Local Plan 2001-
2016.  
 

20. Piling Methods Statement 
 
Prior to commencement of the proposed development, a piling methods statement 
and risk assessment addressing the potential for contamination migration, as well as 
a surface water monitoring scheme, shall be submitted to and approved in writing by 
the Local Planning Authority.  
 
The development shall be carried out in strict accordance with the approved 
statement, assessment and scheme unless otherwise agreed in writing by the Local 
Planning Authority. 
 
Reason: To ensure that any ground and water contamination is identified and 
adequately addressed to ensure the site is suitable for the proposed use in 
accordance with the requirements of policy CP22 of the Oxford Local Plan 2001-
2016. 
 

21. Watching Brief 
 
A watching brief shall be undertaken throughout the course of the development to 
identify any unexpected contamination. Any unexpected contamination that is found 
during the course of construction of the approved development shall be reported 
immediately to the local planning authority. Development on that part of the site 
affected shall be suspended and a risk assessment carried out by a competent 
person and submitted to and approved in writing by the local planning authority. 
Where unacceptable risks are found remediation and verification schemes shall be 
submitted to and approved in writing by the local planning authority. These approved 
schemes shall be carried out before the development (or relevant phase of 
development) is resumed or continued.  
 
Reason: To ensure that any soil and water contamination is identified and 
adequately addressed to ensure the site is suitable for the proposed use in 
accordance with the requirements of policy CP22 of the Oxford Local Plan 2001-
2016. Please note that the responsibility to properly address contaminated land 
issues, irrespective of any involvement by this Authority, lies with the 
owner/developer of the site. 
 

22. Energy  
 
The development hereby approved shall be carried out in accordance with the 
approved Energy Statement (ref: 2081:R5 rev. A) dated 5

th
 November unless 

otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To ensure that any the development is sustainable and meets energy 
efficiency requirements in accordance with the requirements of policy CS9 of the 
Core Strategy.  
 

23. Lighting 
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Details of any exterior lighting, (including architectural lighting and roof terrace 
lighting) including details of light spill/pattern shall be submitted to and approved in 
writing by the Local Planning Authority prior to installation of any such lighting. Any 
lighting installed shall be completed, retained and maintained in accordance with the 
approved details.  
 
Reason: In the interests of visual amenity in accordance with policies CP1, CP8 and 
HE7 of the Adopted Oxford Local Plan 2001-2016. 
 
 

24. Construction Environmental Management Plan (Biodiversity) 
 
No development shall take place (including demolition, ground works, vegetation 
clearance) until a Construction Environmental Management Plan (CEMP: 
Biodiversity) has been submitted to, and approved in writing by, the local planning 
authority. The CEMP (Biodiversity) shall include the following: 
 
a) Risk assessment of potentially damaging construction activities;  
b) Identification of “biodiversity protection zones” including off-site receptors;  
c) Practical measures (both physical measures and sensitive working practices) to 
avoid or reduce impacts during construction (may be provided as a set of method 
statements);  
d) The location and timing of sensitive works to avoid harm to biodiversity features;  
e) The times during construction when specialist ecologists need to be present on 
site to oversee works;  
f) Responsible persons and lines of communication 
g) The role and responsibilities on site of an Ecological Clerk of Works (ECoW) or 
similarly competent person; and  
h) Use of protective fences, exclusion barriers and warning signs if required.  
The approved CEMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details, unless otherwise 
agreed in writing by the Local Planning Authority.  
 
Reason: The prevention of harm to species and habitats within and outside the site 
during construction in accordance with Policy CS12 of the Oxford Core Strategy 
2026.  
 

 

25. Ecological Enhancements 

 
Prior to the commencement of development, a scheme of ecological enhancements 
shall be submitted to, and approved in writing by, the Local Planning Authority to 
ensure an overall net gain in biodiversity will be achieved. The scheme shall include 
details of landscape planting of known benefit to wildlife, including nectar resources 
for invertebrates. Details shall be provided of artificial roost features, including bird 
and bat boxes along with a minimum of five dedicated swift boxes. Planting and 
features for the benefit of hedgehogs shall also be provided.  
 
The development shall be carried out in strict accordance with the approved details 
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unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To comply with the requirements of the National Planning Policy 
Framework, the Conservation of Habitats and Species Regulations 2017, Wildlife 
and Countryside Act 1981 (as amended) and Policy CS12 of the Oxford Core 
Strategy 2026. 
 

26. Construction Environmental Management Plan (Air Quality) 
 
No development shall take place until a Construction Environmental Management 
Plan (CEMP), containing the site specific dust mitigation measures identified for this 
development, has first been submitted to and approved in writing by the Local 
Planning Authority. The specific dust mitigation measures that need to be included 
and adopted in the referred plan, shall correspond to the ones identified on IAQM 
guidance for a medium risk site, and can be found on pages 24 to 27 of the 
Guidance on the assessment of dust from demolition and construction, from IAQM 
(http://iaqm.co.uk/text/guidance/construction-dust-2014.pdf) 
 
The development shall be completed in accordance with the approved details unless 
otherwise agreed in writing. 
 
Reason: to ensure that the overall dust impacts during the construction phase of the 
proposed development will remain as “not significant”, in accordance with the results 
of the dust assessment, and with Core Policy 23 of the Oxford Local Plan 2001- 
2016.  
 

27. Boilers (Air Quality) 

 
Prior to the occupation of the development, evidence that proves that all new 
emission gas fired boilers that are going to be installed on-site are going to be ultra-
low NOx (i.e. meeting a minimum standard of ,40mg/kWh for NOx) shall be 
submitted to and approved in writing by the Local Planning Authority. 
 
The development shall be completed in accordance with the approved details unless 
otherwise agreed in writing. 
 
Reason: to ensure that the expected NO2 emissions of the combustion system to be 
installed at the proposed development will be negligible, in accordance with Core 
Policy 23 of the Oxford Local Plan 2001- 2016. 
 

28. Flood Risk Assessment 

 
The development shall be carried out in accordance with the submitted Flood Risk 
Assessment (dated November 2019, Rev. A, prepared by Peter Brett Associates) 
including the flood compensation measures it details.  
 
These flood compensation mitigation measures shall be fully implemented prior to 
occupation. The measures detailed above shall be retained and maintained 
thereafter throughout the lifetime of the development.  
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Reason: To prevent an increase in the risk of flooding elsewhere by ensuring that the 
flow of flood water is not impeded and the proposed development does not cause a 
loss of floodplain storage. To reduce the risk of flooding to the proposed 
development and future occupants and in accordance with adopted Policy CS11 in 
the Oxford Core Strategy 2026. 
 

29. Flood Resilience and Resistance Measures 

 
Prior to commencement of the approved development details of the flood resilience 
and resistance measures to be included shall be submitted to and approved in 
writing by the Local Planning Authority.   
 
These flood resilience and resistance measures shall be fully implemented prior to 
occupation. The measures detailed above shall be retained and maintained 
thereafter throughout the lifetime of the development.  
 
Reason: To manage residual flood risk in accordance with Policy CS11 and the 
NPPF. 

 

30. Flood Warning and Evacuation Plan 
 

Prior to the commencement of the approved development, a Flood Warning and 
Evacuation Plan shall be submitted to and approved in writing by the Local Planning 
Authority.  The Flood Warning and Evacuation Plan shall set out the following 
actions prior to a flood event: 

 Confirmation that relevant persons are signed up to the Government’s Flood 
Warning System; 

 Measures to ensure the building is not used during a flood event; 

 Details of how the building would be evacuated during a flood event. 
 
The Flood Plan shall set out the following actions following a flood event: 

 Details relating to the clean-up of the facility to facilitate safe usage. 
 
Prior to occupation of the approved building the approved Flood Warning and 
Evacuation Plan shall be fully implemented and subsequently adhered to unless 
otherwise agreed in writing by the Local Planning Authority. 
 
Reason:  In the interests of safety and in accordance with Policy CS11 in the Oxford 
Core Strategy 2026. 

 

31. Drainage Strategy 

 
Prior to commencement of the approved development a final Drainage Strategy shall 
be submitted to and approved in writing by the Local Planning Authority.  The 
Drainage Strategy shall be based on the following approved documents: 
 

 Flood Risk Assessment (dated November 2019, Rev. A, prepared by Peter 
Brett Associates);   

 
and the following submitted documents: 
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 SuDS Maintenance Guide (ref:3406-PEMB-ICS-RP-C-07.002, dated August 
2019); 

 Proposed Drainage Strategy (ref: DWG 1891 DR 100 P07); 

 Drainage Statement (ref: 3406-PEMB-ICS-XX-RP-C-07.001_REV-
A_DRAINAGE STATEMENT); 

 Drainage Exceedance Plan (ref: 1891-DR-109-P01). 
 
The Drainage Strategy shall include specifically: 
 

 An adequate SuDS scheme which manages surface water above or close to the 
surface.  Details of green infrastructure must be included and where this is not 
achieved justification must be provided. 

 Confirmation that discharge rates will be at greenfield rates unless otherwise 
agreed with the LPA/LLFA 
 

  Full details, drawings/cross sections of the attenuation tank and concrete slab 
including details of how floatation is to be prevented. 
 

 Confirmation that the existing outfall pipe has sufficient capacity for the proposed 
drainage arrangements. 
 

 Assessment of the effect of a flood event on the outflow from the site i.e. 
modelling the system with an outfall surcharged to the modelled flood levels. 

 

Prior to occupation of the approved building the approved Drainage Strategy shall be 
fully implemented and subsequently adhered to unless otherwise agreed in writing by 
the Local Planning Authority. 
 
Reason: To manage surface water flood risk in accordance with Policy CS11 and the 
NPPF. 
 

32. Thames Water 

 
The approved building shall not be occupied until confirmation has been provided 
that either:- 1. All wastewater network upgrades required to accommodate the 
additional flows from the development have been completed; or- 2. A housing and 
infrastructure phasing plan has been agreed with Thames Water to allow additional 
properties to be occupied. Where a housing and infrastructure phasing plan is 
agreed, no occupation shall take place other than in accordance with the agreed 
housing and infrastructure phasing plan.  
 
Reason - Network reinforcement works are likely to be required to accommodate the 
proposed development. Any reinforcement works identified will be necessary in order 
to avoid sewage flooding and/or potential pollution incidents. 
 
Informatives 
 

1. Removal of any building or vegetation shall be undertaken outside of the bird 
nesting season (March to August inclusive). If this is not possible, then a 
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suitability qualified ecologist shall check the areas concerned immediately 
prior to the commencement of clearance works to ensure no nesting or nest-
building birds are present. If any nesting activity is confirmed, no clearance will 
be permitted within the area until the birds have fledged and the nest is 
considered inactive. 

 
 

10. APPENDICES 

 Appendix 1 – Site location plan 

 Appendix 2 – Committee report to West Area Planning Committee on 21
st
 

January 2020 

 Appendix 3 – Minutes from the West Area Planning Committee on 21
st
 

January 2020 

 Appendix 4 – Sight Lines Plan and ‘Window Options – Obscured Frosted 
Panel’ Document 
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