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EAST AREA PLANNING COMMITTEE   

 

Application number: 20/00352/FUL 

  

Decision due by 7th April 2020 

  

Extension of time Tbc 

  

Proposal Alterations and insertion of door to window and repairs to 
stone piers in north elevation. Formation of external 
access ramp, stairs and hardstanding to north. 

  

Site address Village Hall, Railway Lane, Oxford, Oxfordshire – see 

Appendix 1 for site plan 
  

Ward Littlemore Ward 

  

Case officer Sarah Chesshyre 

 

Agent:  Mr Hugh Conway 
Morris 

Applicant:  Miss Claire 
Drinkwater 

 

Reason at Committee The application is being determined by the committee 
because the applicants (Trustees of the Village Hall) 
include Councillors. 

 

 

1. RECOMMENDATION 

1.1. East Area Planning Committee is recommended to: 

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

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 an application for planning permission for the insertion of a 
door into an existing window opening and repairs to stone piers in the north 
elevation, and the formation of an external access ramp, stairs and 
hardstanding.  

2.2. The development is considered acceptable in design terms and will not detract 
from the character and appearance of the area. The proposals would cause 
limited less than substantial harm to designated heritage assets (the 
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Conservation Area and nearby Listed Buildings), although this is considered to 
be outweighed by the public benefit of improving access to the building. The 
proposals would not have a detrimental impact on the neighbouring properties.  
The proposals are considered to comply with CP1, CP6, CP8, CP10, HE3 and 
HE7 of the Oxford Local Plan, CS18 of the Core Strategy, and the NPPF as well 
as policies DH1, DH3, RE7 and H14 of the emerging Oxford Local Plan 2036, 
noting that it does not carry full weight at this time.  

2.3. Officers consider that the proposals would be acceptable and that the 
development would accord with the policies of the development plan when 
considered as a whole and the range of material considerations and support the 
grant of planning permission. 

3. LEGAL AGREEMENT 

3.1. This application is not subject to a legal agreement. 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. The proposal is not liable for CIL. 

5. SITE AND SURROUNDINGS 

5.1. The site is located within the Littlemore ward of Oxford to the south east of the 
city centre. The site is within the Littlemore Conservation Area, and within the 
setting of the Grade II listed Corpus Christi Farm House, and Manor House and 
Campion Cottage.  

5.2. See site location plan below: 

 
© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 

 

6. PROPOSAL 
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6.1. The application proposes alterations to the existing building to improve 
accessibility for all users, and in particular to provide access from the main hall 
into the garden to the rear. It is proposed to form a new door opening in the north 
elevation to replace an existing window, to be accessed by a new access ramp 
and stairs. The existing brick arch opening and central toplight would be 
retained, with the toplight adjusting to form an opening light. The proposed 
glazed door would be timber framed and would replicate the proportions of the 
windows above. In association with the formation of a new opening, 
repairs/making good to the existing stonework pier are proposed with ashlar 
stone to match the existing. The proposed access ramp, stairs and balustrade 
would have a maximum height of 1.3 metres and would project beyond the north 
elevation of the building by a maximum of 3.2 metres. It would be constructed 
from timber with non-slip and corduroy surfaces as required. An area of paved 
hardstanding would also be formed around the new access ramp and stairs to 
extend the existing paved area.  

7. RELEVANT PLANNING HISTORY 

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

 
60/00818/M_H - Additions to provide cloakroom and gentleman's toilet. 
APPROVED 9th August 1960. 
 
86/00418/PN - Extension of toilets for the disabled. APPROVED 13th August 
1986. 
 

 

8. RELEVANT PLANNING POLICY 

8.1. The following policies are relevant to the application: 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core Strategy Sites and 

Housing Plan 

Emerging 

Oxford Local 

Plan 2036 

 

Design 117, 118, 122, 
127 

CP1  
Development 
Proposals 

CP6 
Efficient Use of 
Land & Density 

CP8 
Designing 
Development 
to Relate to its 
Context 

CP10 
Siting 
Development 
to Meet 
Functional 
Needs 

CS18 
Urban design, 
townscape, 
character, 
historic 
environment, 
 

HP9 
Design, 
Character and 
Context 
 

 DH1  
High quality 
design and 
placemaking 
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Conservation/ 

Heritage 

189-190, 192-
196 

HE3 
Listed 
Buildings and 
their setting 

  DH3  
Designated 
heritage assets  

Social and 

community 

 CP13 
Accessibility 

    

Environmental 127, 180    HP14 
Privacy and 
Daylight 
 

RE7 
Managing the 
impact of 
development   

Miscellaneous 38, 47    MP1 Model 
policy  

 

 

9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 18th March 2020 and 
an advertisement was published in The Oxford Times newspaper on 12th March 
2020. 

Statutory and non-statutory consultees 

9.2.  There are no statutory consultees for this application  

Public representations 

9.3. Littlemore Parish Council: strongly supports this application. Although not listed, 
the village hall has architectural merit and makes an interesting contribution to 
the street scene in this part of the conservation area. It is well used and much 
loved. These proposals are intended to allow improved disabled access and 
would open up the hall to the pretty rear garden, making the hall more attractive 
for summer events especially those attended by families with children. 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

 Design 

 Impact on designated heritage assets  

 Neighbouring amenity 

a. Design 

10.2. Policy CS18 of the Core Strategy requires development to demonstrate high-
quality urban design that responds appropriately to the site and surroundings; 
creates a strong sense of place; attractive public realm; and high quality 
architecture. The Oxford Local Plan 2001-2016 requires development to 
enhance the quality of the environment, with Policy CP1 central to this purpose. 
Policy CP6 emphasises the need to make an efficient use of land, in a manner 
where the built form and site layout suits the sites capacity and surrounding area. 
Policy CP8 states that the siting, massing, and design of new development 
should create an appropriate visual relationship with the built form of the 
surrounding area. Policy DH1 of the emerging Oxford Local Plan 2036 requires 
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new development to be of high quality design that creates or enhances local 
distinctiveness. 

10.3. The proposed alterations to the existing window opening are considered to 
relate well to the existing building. The door would be located within an existing 
brick arch opening and is therefore considered an appropriate location for the 
formation of a new opening. The door would replicate the proportions of the 
window above and as such is considered to respect the detailing of the existing 
building. The repairs/making good to the existing stone pier would also be minor, 
match the existing and be acceptable in design terms. 

10.4. The proposed access ramp and stairs would have a relatively utilitarian 
appearance, being constructed from timber. While the use of materials that 
related more closely to the materials and construction of the main building could 
have been appropriate it is considered that the use of timber would result in the 
structure appearing subservient to the main building. The structure would also be 
located to the rear of the building and would not be visible in wider public views 
and would be partially screened by the adjacent extension to the north elevation 
of the building and as such would not appear an overly prominent addition to the 
building.  

10.5. Conditions are recommended requiring the submission and approval of full 
joinery details of the proposed door and requiring that all external works and 
finishes match the existing building in terms of materials, execution and finished 
appearance to ensure that the development has an acceptable finish. Subject to 
these conditions, the proposals are considered acceptable in design terms and 
compliant with policies CS18 of the Core Strategy, CP1, CP6 and CP8 of the 
Oxford Local Plan 2001-2016, and policy DH1 of the emerging Oxford Local Plan 
2036, noting that it does not carry full weight at this time.   

b. Impact on designated heritage assets  

10.6. Policy HE3 of the Oxford Local Plan 2001-2016 states that planning 
permission will only be granted for development that has due regard to the 
setting of any listed building. Policy HE7 of the Oxford Local Plan 2001-2016 
states that planning permission will only be granted for development that 
preserves or enhances the special character and appearance of the 
conservation areas or their setting. Furthermore, planning permission will not be 
granted for proposals involving the substantial demolition of a building or 
structure that contributes to the special interest of the conservation areas. Policy 
DH3 of the emerging Oxford Local Plan 2036 states that planning permission will 
be granted for development that respects and draws inspiration from Oxford’s 
unique historic environment, responding positively to the significance, character 
and distinctiveness of the heritage asset and locality.  

10.7. The site is situated within Littlemore Conservation Area. The hall is located to 
the north west of the grade II listed Manor House and Campion Cottage, and 
grade II listed Corpus Christi Farm House. Wider views of the north elevation of 
the building are very limited as the hall is set well back from the road behind a 
stone boundary wall, and there are mature trees and vegetation to the 
boundaries to the north, east and west. The hall is an attractive building, and 
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makes a strong positive contribution to the special character and appearance of 
the conservation area by its appearance and its function as a public building 
within the historic settlement.  

10.8. The proposed alterations to the existing window opening are considered to be 
the most sympathetic option for creating a new access, and would not detract 
from its overall appearance or the contribution it makes to the conservation area. 
In order to ensure that the impact on the building is acceptable and any harm is 
minimised, a condition is recommended requiring the submission and approval of 
full joinery details of the new door. 

10.9. As noted above, the use of timber for the proposed access ramp and stairs is 
considered appropriate as a subservient addition to the building providing access 
to the garden. Nonetheless, the structure would not be visible in wider views 
within the conservation area. The structure would also not permanently alter the 
fabric of the existing building. The alterations to the building are considered to 
cause limited less than substantial harm to designated heritage assets. However, 
the development would improve access within the building for all users and 
ensuring the continuing viability of an important community asset.  

10.10. Regard has been had to paragraphs 192 and 193 of the NPPF in reaching a 
decision, and accordingly great weight has been given to the conservation of 
designated heritage assets. When applying the test outlined in paragraph 196 of 
the NPPF, it is considered that the proposal would cause limited less than 
substantial harm to the significance of the Conservation Area and Listed 
Buildings. However, the proposals would significantly improve accessibility within 
the building allowing access to the garden by all users and this is considered a 
significant public benefit. Therefore, it is considered that the limited less than 
substantial harm would be outweighed by the significant public benefit delivered 
by the development.  

10.11. The impact of the proposal on designated heritage assets is considered 
acceptable in terms of policies HE3 and HE7 of the Oxford Local Plan 2001-
2016 and the NPPF. Policy DH3 of the emerging Oxford Local Plan 2036 
requires a Heritage Assessment to accompany applications for development 
which would affect the significance of any designated heritage asset; this policy 
does not yet have full weight and given the minor nature of the proposals it would 
not be reasonable to make such a requirement of this application. Nonetheless, 
the proposals have been accompanied by a very detailed Design and Access 
Statement which picks up on such issues and the proposal complies with the 
requirements for DH3 that state that less than substantial harm to a designated 
heritage asset should be weighed against the public benefits of the proposal.  

10.12. Special attention has been paid to the statutory test of preserving the listed 
buildings or their setting or any features of special architectural or historic 
interest which they possess and the statutory test of preserving or enhancing the 
character and appearance of the Conservation Area under sections 66 and 72 
respectively of the Planning (Listed Buildings and Conservation Areas) Act 1990, 
which it is accepted is a higher duty.  It has been concluded that the 
development would preserve the listed buildings and the character and 
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appearance of the Conservation Area, and so the proposal accords with sections 
66 and 72 of the Act. 

c. Impact on neighbouring amenity 

10.13. Policy CP10 of the Local Plan requires development proposals to be sited in a 
manner which meets functional need, but also in a manner that safeguards the 
amenities of other properties. Policy RE7 of the emerging Oxford Local Plan 
2036 states that planning permission will only be granted for development that 
ensures the amenity of communities, occupiers and neighbours is protected. 
Policy H14 of the emerging Oxford Local Plan 2036 states that planning 
permission will only be granted for new development that provides reasonable 
privacy, daylight and sunlight for occupants of both new and existing homes.  

10.14. The north elevation of the building faces towards dwellings located on 
Thomson Terrace and Kempson Crescent. The proposed door and ramp would 
be located within a part of the site that does not face directly on to any of these 
surrounding dwellings, and these dwellings are also located at least 20 metres 
away. The proposed door would introduce full height glazing where there is 
currently a high level window only, and the proposed ramp would form an 
elevated platform. Nonetheless, having regard to the existing use of the building 
and the separation distance of the closest dwellings, it is not considered that this 
would give rise to any loss of privacy or impact of overlooking to neighbouring 
residential uses. The alterations to the building are also not considered to result 
in any material change in the nature of activities occurring within the building 
having regard to its existing use, and therefore would not give rise to any 
unacceptable impacts of noise or disturbance to neighbouring properties.  

10.15. The proposals are considered acceptable in terms of their impact on 
neighbouring amenity and compliant with policies HP14 of the Sites and Housing 
Plan and CP1 of the Oxford Local Plan 2001-2016, and H14 of the emerging 
Oxford Local Plan 2036, noting that it does not carry full weight at this time.  

11. CONCLUSION 

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

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

11.3. Therefore in conclusion it would be 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 are 
inconsistent with the result of the application of the development plan as a 
whole. 

11.4. In summary, the proposed development would improve accessibility of the 
building by enabling access by all users, which is considered a substantial 
benefit and is supported by CP13 of the Oxford Local Plan 2001-2016. The 
proposals are considered acceptable in design terms and compliant with policies 
CP1, CP6 and CP8 of the Oxford Local Plan 2001-2016, CS18 of the Core 
Strategy and paragraph 127 of the NPPF, and DH1 of the emerging Oxford Local 
Plan 2036. It is acknowledged that the proposals would cause limited less than 
substantial harm to designated heritage assets. However, weighed against the 
public benefit of improving accessibility the impact is considered acceptable in 
terms of policies HE3 and HE7 of the Oxford Local Plan 2001-2016, DH3 of the 
emerging Oxford Local Plan 2036 and paragraphs 192, 193 and 196 of the 
NPPF. The proposal is considered acceptable in terms of its impact on 
neighbouring amenity and compliant with policies CP1 of the Oxford Local Plan 
2001-2016, HP14 of the Sites and Housing Plan and H14 of the emerging 
Oxford Local Plan 2036.   

11.5. Therefore officers consider that the proposal would accord with the 
development plan as a whole. 

Material Considerations 

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

11.7. National Planning Policy: The NPPF has a presumption in favour of 
sustainable development.   

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

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

11.10. Officers would advise members that, having considered the application 
carefully, including all representations made with respect to the application, the 
proposal is considered to be acceptable in terms of the aims and objectives of 
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the National Planning Policy Framework, and relevant policies of the Oxford 
Core Strategy 2026, and Oxford Local Plan 2001-2016, and the emerging Local 
Plan 2036, when considered as a whole, and that there are no material 
considerations that would outweigh these policies. 

11.11. Therefore it is recommended that the Committee resolve to grant planning 
permission for the development proposed subject to the conditions set out in 
Section 12 of this report. 

12. CONDITIONS 

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

  
 Reason: In accordance with Section 91(1) of the Town and Country Planning 

Act 1990 as amended by the Planning Compulsory Purchase Act 2004. 
 
 2 Subject to condition 3, the development permitted shall be constructed in 

complete accordance with the specifications in the application and approved 
plans listed below, unless otherwise agreed in writing by the Local Planning 
Authority. 

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

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

 
 3 Full joinery details of the new door, at a scale of 1:5, including section/profile 

details where necessary and all types of finishes, shall be submitted to and 
approved in writing by the Local Planning Authority. The details shall be 
approved prior to the installation of the door and the works shall be carried out 
in accordance with the approved details only.  

  
 Reason: To ensure a sympathetic appearance for the new work and in the 

interest of the special character of the conservation area, in accordance with 
policies CP1 and HE7 of the Adopted Oxford Local Plan 2001-2016 and policy 
CS18 of the Oxford Core Strategy 2026. 

 
 4 Except where indicated otherwise on the drawings hereby approved, all new 

external works and finishes, and works of making good, shall match the 
existing original work in respect of materials used, detailed execution and 
finished appearance. 

  
 Reason: To ensure a satisfactory appearance and in the interests of the 

special character of the area and/or building in accordance with policies CP1, 
CP7, CP8, HE3 and HE7 of the Adopted Oxford Local Plan 2001-2016 and 
policy CS18 of the Oxford Core Strategy 2026. 

 
5 All new and disturbed walls, infilled openings, doors (except glass entrance 

doors), cornices and similar features shall match those adjoining, reusing 
displaced materials wherever possible. 
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 Reason: To ensure that the internal changes match those of the existing 
interior in accordance with policies CP1 and HE7 of the Adopted Oxford Local 
Plan 2001-2016 and policy CS18 of the Oxford Core Strategy 2026. 

 

13. APPENDICES 

 Appendix 1 – Block plan  

 

14. HUMAN RIGHTS ACT 1998 

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

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

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