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1 APOLOGIES FOR ABSENCE AND SUBSTITUTIONS 
 

 

2 DECLARATIONS OF INTEREST 
 

 

 Councillors serving on the Committee are asked to declare any personal or 
personal prejudicial interests they may have in any of the following agenda 
items. 

 

 

3 ST CLEMENTS CAR PARK - 12/01369/FUL & 12/01370/CAC 
 

1 - 62 

 The Head of City Development has submitted a report which details a 
planning application for the demolition of public toilets AND 
 
The redevelopment of St Clement’s car part to provide 140 student study 
rooms and ancillary accommodation in two blocks on 3, 4 and 5 floors. 
Replacement car park with 80 spaces, public toilets, landscaping and 
ancillary works 
 
Officer’s recommendation: Support the proposals in principle but defer the 
applications in order to secure an accompanying legal agreement, and 
delegate to officers the issuing of the notices of conservation consent and 
planning permission on its completion. 
 
 

 
 

 

4 FORMER TRAVIS PERKINS SITE - CHAPEL STREET - 
12/01388/FUL 
 

63 - 92 

 The Head of City Development has submitted a report which details a 
planning application for the demolition of existing buildings on site. Erection 
of 190 student study rooms in two blocks on 3 and 4 levels together with 2 
bedrooms in gatehouse buildings, 5 car parking spaces, 100 cycle parking 
spaces, landscaping and ancillary works.  
 
Officer recommendation: Approve the application subject to the conditions 
listed in the report. 

 
 

 

5 LUTHER COURT - 12/01228/FUL 
 

93 - 112 

 The Head of City Development has submitted a report which details a 
planning application for 
1)  Demolition of the existing Luther Court housing 
 
2) Erection of new buildings fronting Thames Street  comprising 42 self 

 



 
  
 

 

contained flats (13x1 bed, 29x2 bed) and 82 student study rooms on 5 and 6 
storeys.  Provision of cycle parking, bin storage and shared amenity areas.  
Closure of footpath linking Luther Street to Butterwyke Place 
 
Officer recommendation: Approve the application subject to the conditions 
listed in the report 
 

 
 

6 220 & 222 COWLEY ROAD 12-01383-FUL 
 

113 - 122 

 The Head of City Development has submitted a report which details a 
planning application for the demolition of existing buildings. Erection of 3 
storey building comprising retail shop and Class B1 offices on ground floor 
and 18 student study rooms on upper floors. Provision of cycle and bin 
stores. 
 
 
Officer recommendation: Refuse the application due to the reason given in 
the report. 

 

 

7 RADCLIFFE CAMERA, RADCLIFFE SQUARE - 12/01737/LBC & 
12/01736/FUL 
 

123 - 130 

 The Head of City Development has submitted a report which details a 
planning application for  
 
(i):  12/01737/LBC External alterations to provide new access point and 
internal alterations to provide librarian space, draught lobby and access and 
security controls to Radcliffe Camera 
 
(ii): 12/01736/FUL Construction of new pedestrian access path steps and 
doorway to Radcliffe Camera and including new partitions on the first floor of 
the Old Bodleian 
 
Officer recommendation: Approve the application subject to the conditions 
listed in the report 

 
 

 

8 FORMER RADCLIFFE INFIRMARY, WOODSTOCK ROAD - 
12/01508/FUL 
 

131 - 138 

 The Head of City Development has submitted a report which details a 
planning application for the replacement of existing Triton statue with new 
Coade stone statue. (Existing to be salvaged and displayed in alternative 
location) 
 
Officer recommendation: To grant listed building consent subject to the 
conditions listed in the report. 

 
 

 

 



 

 

 

DECLARING INTERESTS 
 
General duty 
 
You must declare any disclosable pecuniary interests when the meeting reaches the item 
on the agenda headed “Declarations of Interest” or as soon as it becomes apparent to you. 
 
What is a disclosable pecuniary interest? 
 
Disclosable pecuniary interests relate to your* employment; sponsorship (ie payment for 
expenses incurred by you in carrying out your duties as a councillor or towards your 
election expenses); contracts; land in the Council’s area; licenses for land in the Council’s 
area; corporate tenancies; and securities.  These declarations must be recorded in each 
councillor’s Register of Interests which is publicly available on the Council’s website. 
 
Declaring an interest 
 
Where any matter disclosed in your Register of Interests is being considered at a meeting, 
you must declare that you have an interest.  You should also disclose the nature as well as 
the existence of the interest. 
 
If you have a disclosable pecuniary interest, after having declared it at the meeting you 
must not participate in discussion or voting on the item and must withdraw from the meeting 
whilst the matter is discussed. 
 
Members’ Code of Conduct and public perception 
 
Even if you do not have a disclosable pecuniary interest in a matter, the Members’ Code of 
Conduct says that a member “must serve only the public interest and must never 
improperly confer an advantage or disadvantage on any person including yourself” and that 
“you must not place yourself in situations where your honesty and integrity may be 
questioned”.  What this means is that the matter of interests must be viewed within the 
context of the Code as a whole and regard should continue to be paid to the perception of 
the public. 
 
*Disclosable pecuniary interests that must be declared are not only those of the member her or himself but 
also those member’s spouse, civil partner or person they are living with as husband or wife or as if they were 
civil partners.. 



 

 

 
CODE OF PRACTICE FOR DEALING WITH PLANNING APPLICATIONS AT AREA PLANNING 

COMMITTEES AND PLANNING REVIEW COMMITTEE  
 
Planning controls the development and use of land in the public interest.  Applications must be determined in 
accordance with the Council’s adopted policies, unless material planning considerations indicate otherwise.  
The Committee must be conducted in an orderly, fair and impartial manner.  
 
The following minimum standards of practice will be followed.  A full Planning Code of Practice is contained in 
the Council’s Constitution.  
 
1. All Members will have pre-read the officers’ report.  Members are also encouraged to view any supporting 
material and to visit the site if they feel that would be helpful 

  
2. At the meeting the Chair will draw attention to this code of practice.  The Chair will also explain who is 
entitled to vote. 

 
3. The sequence for each application discussed at Committee shall be as follows:-  
 

(a)  the Planning Officer will introduce it with a short presentation;  
 

(b)  any objectors may speak for up to 5 minutes in total;  
 

(c)  any supporters may speak for up to 5 minutes in total; 
  

(Speaking times may be extended by the Chair, provided that equal time is given to both sides.  Any 
non-voting City Councillors and/or Parish and County Councillors who may wish to speak for or 
against the application will have to do so as part of the two 5-minute slots mentioned above; 

 
(d)  voting members of the Committee may raise questions (which shall be directed via the Chair to 

the  lead officer presenting the application, who may pass them to other relevant Officer/s and/or 
other speaker/s); and  

 
(e)  voting members will debate and determine the application.  

 
4. Members of the public wishing to speak must send an e-mail to planningcommittee@oxford.gov.uk 
before 10.00 am on the day of the meeting giving details of your name, the application/agenda item you 
wish to speak on and whether you are objecting to or supporting the application (or complete a ‘Planning 
Speakers’ form obtainable at the meeting and hand it to the Democratic Services Officer or the Chair at the 
beginning of the meeting)   

 
5. All representations should be heard in silence and without interruption. The Chair will not permit disruptive 
behaviour.  Members of the public are reminded that if the meeting is not allowed to proceed in an orderly 
manner then the Chair will withdraw the opportunity to address the Committee.  The Committee is a meeting 
held in public, not a public meeting, 

 
6. Members should not:-  
 

(a)   rely on considerations which are not material planning considerations in law; 
 

(b)   question the personal integrity or professionalism of officers in public;  
 

(c)  proceed to a vote if minded to determine an application against officer’s recommendation until 
the reasons for that decision have been formulated; and  

 
(d)  seek to re-design, or negotiate amendments to, an application.  The Committee must determine 

applications as they stand and may impose appropriate conditions. 
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REPORT 

 

 

West Area Planning Committee 

 

 
15

th
 August 2012 

 
 

Application Number: 1) 12/01223/CAC  
2) 12/01228/FUL 

  

Decision Due by: 24th August 2012 

  

Proposal: 1) Demolition of the existing Luther Court housing 
 
2) Erection of new buildings fronting Thames Street  

comprising 42 self contained flats (13x1 bed, 29x2 bed) 
and 82 student study rooms on 5 and 6 storeys.  
Provision of cycle parking, bin storage and shared 
amenity areas.  Closure of footpath linking Luther Street 
to Butterwyke Place 

  

Site Address: Luther Court, Luther Street (site plan: appendix 1)  
  

Ward: Carfax Ward 

 

Agent:  Mr Michael Cross Applicant:  A2 Dominion Homes Ltd 

 
 

 

Recommendation: 
The West Area Planning Committee is recommended to support the development in 
principle but defer the application in order to draw up a legal agreement in the terms 
outlined below, and delegate to officers the issuing of the notice of permission, 
subject to conditions on its completion: 
 
Reasons for Approval 
 
 1 That the principle of redeveloping this site for mixed-use residential / student 

accommodation would make an efficient use of previously developed land in 
the West End Regeneration Area.  The residential development would 
improve the overall quality of the area’s affordable housing stock, in a manner 
that would provide a suitable level and type of affordable housing that meets 
the priority need for the city as a whole and also provide good standard living 
accommodation for future occupants.  At the same time, the student 
accommodation would be suitable for the site and would contribute towards 
creating a balanced and mixed community within the West End.  The 
demolition of the existing Luther Street Housing would not have a detrimental 
impact upon the character and appearance of the central conservation area.  
On balance the replacement buildings would be of a size, scale, and design 
appropriate to the city centre whilst contributing to the provision of affordable 
housing.  The proposed development has been designed in a manner that 
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would not have a material adverse impact upon the residential amenities of 
the surrounding properties, and would address the current anti-social 
problems that exist between the current housing and the adjacent night 
shelter and medical centre.  It would also be considered acceptable in 
highway terms. 

 
 2 In considering the application, officers have had specific regard to the 

comments of third parties and statutory bodies in relation to the application.  
However officers consider that these comments have not raised any material 
considerations that would warrant refusal of the applications, and any harm 
identified could be successfully mitigated by appropriately worded conditions. 

 
 3 The Council considers that the proposal accords with the policies of the 

development plan as summarised below.  It has taken into consideration all 
other material matters, including matters raised in response to consultation 
and publicity.  Any material harm that the development would otherwise give 
rise to can be offset by the conditions imposed. 

 
Conditions (12/01223/CAC): 
1 Development begun within time limit    
2 Contract for re-development 
 
Conditions (12/01228/FUL): 
1 Development begun within time limit   
2 Develop in accordance with approved plans   
3 Submission of design details   
4 Samples in Conservation Area   
5 Details of means of enclosure   
6 Details of refuse and cycle storage   
7 Landscape Plan   
8 No felling lopping cutting   
9 Landscape carried out after completion   
10 Landscape management plan   
11 Landscape underground services - tree roots   
12 Tree Protection Plan (TPP) 1   
13 Arboricultural Method Statement (AMS) 1   
14 Student Accommodation Management Plan   
15 Students Accommodation - No cars   
16 Student Accommodation - Out of Term Use   
17 Design to 'Secure by Design' Standards   
18 Framework Travel Plan   
19 Construction Traffic Management   
20 Exclusion from Residents Parking   
21 Alterations to the highway   
22 Details of Flood Risk Assessment carried out   
23 Drainage Scheme Carried Out   
24 NRIA and Energy Measures   
25 Archaeology - mitigation   
26 Biodiversity Measures   
27 Contaminated Land 
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Legal Agreement: 

• £118,944 (plus £5,972 admin fee) West End Streamlined Contributions 

• Secure affordable housing provision 
 

Main Planning Policies: 

 

Saved Oxford Local Plan 2001-2016 

CP1 - Development Proposals 

CP6 - Efficient Use of Land & Density 

CP8 - Design Development to Relate to its Context 

CP9 - Creating Successful New Places 

CP10 - Siting Development to Meet Functional Needs 

CP11 - Landscape Design 

CP18 - Natural Resource Impact Analysis 

CP19 - Nuisance 

CP21 - Noise 

TR1 - Transport Assessment 

TR3 - Car Parking Standards 

TR4 - Pedestrian & Cycle Facilities 

HE2 - Archaeology 

HE7 - Conservation Areas 

HE9 - High Building Areas 

HE10 - View Cones of Oxford 

HS10 - Loss of Dwellings 

HS4 - Gen Requirement - Provide Afford Housing 

HS10 - Loss of Dwellings 

HS19 - Privacy & Amenity 

HS20 - Local Residential Environment 

HS21 - Private Open Space 

ED10 - Private Colleges - Student Accommodation 

 

Oxford Core Strategy 

CS2_ - Previously developed and greenfield land 

CS5_ - West End 

CS9_ - Energy and natural resources 

CS10_ - Waste and recycling 

CS11_ - Flooding 

CS12_ - Biodiversity 

CS18_ - Urban design, town character, historic environment 

CS19_ - Community safety 

CS23_ - Mix of housing 

CS24_ - Affordable housing 

CS25_ - Student accommodation 
 

West End Area Action Plan 

WE1 - Public realm 

WE3 - Redesign of streets/junctions in W End 

WE4 - Public Parking 

WE10 - Historic Environment 
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WE11 - Design Code 

WE12 - Design & construction 

WE13 - Resource efficiency 

WE14 - Flooding 

WE15 - Housing mix 

WE16 - Affordable housing 

WE18 - Student accommodation 

WE20 - Mixed uses 

WE29 - Pooled contributions & forward funding 
 

Sites and Housing Plan 

HP3_ - Affordable Homes from Large Housing Sites 

HP5_ - Location of Student Accommodation 

HP6_ - Affordable Housing from Student Accommodation 

HP9_ - Design, Character and Context 

HP12_ - Indoor Space 

HP13_ - Outdoor Space 

HP14_ - Privacy and Daylight 

HP15_ - Residential cycle parking 

HP16_ - Residential car parking 
 

Other Material Considerations: 

• National Planning Policy Framework 

• The application site lies within the Central Conservation Area. 

• Balance of Dwellings Supplementary Planning Document 

• Affordable Housing Supplementary Planning Document 

• Natural Resource Impact Analysis Supplementary Planning Document 

• Parking Standards Supplementary Planning Document 
 

Relevant Site History: 
 
83/00807/NOH: Buildings for single person accommodation on 2 & 3 floors 
comprising 26 one person flat / bedsitters; 3 two & 3 four person flats. Closure of 
Luther St. 20 car parking spaces (with access from Luther Street: Approved 
 
84/00074/NOH: Outline application for accommodation for single persons in 19x1 
bed flats and 5 bedsits. 17 car parking spaces, access road, plus dustbin and cycle 
stores: Approved 
 
84/00627/NRH: 56 single person accommodation units, incl. caretaker (total 68 
persons) on 2 & 3 floors. 36 car parking spaces, ancillary accommodation & access 
from Luther St. (Reserved Matters of NOH/807/83 & NOH/74/84): Approved 
 

Representations Received: 

 
Letters have been received from the following addresses, all on behalf of the Luther 
Street Medical Centre. 
 
Luther Street Medical Centre (x15); JWPC Planning Consultants; 15 Cave Street; 
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103 Cromwell Way, Kidlington; and 10 Albert Place, Banbury 

• The medical centre provides a comprehensive primary care service for homeless 
and vulnerably-housed people.  The entrance to the medical centre shares a 
common approach from Luther Street to that of the O’Hanlon House night shelter.  

• The centre is accessed via a controlled access system enabling staff to oversee 
admissions.  There is also an emergency exit / fire door which give access from 
Luther Court via Butterwyke Place. 

• This provides the centres staff with an important route whereby staff can escort 
vulnerable patients out of the building and away from the centre and also enables 
staff themselves to exit the building when there are potential issues with patients 
or people congregating outside the Centres entrance adjacent to O’Hanlon 
House, some with the psychological or alcohol related issues that heighten their 
behaviour. 

• It is the removal of the link with Butterwyke Place that is the centres reason for 
objecting to the scheme.  The removal of this link would not accord with Policy 
CS19 of the Core Strategy, and Policies CP1 and CP9 of the Oxford Local Plan 

• The existing footpath is a functional and vital link to the surrounding area for staff 
of the medical centre and it should be retained.  Its loss reduces the permeability 
of the area to all pedestrians and poses serious operation and health and safety 
issues for staff and some of the vulnerable persons who attend the centre. 

• Although the applicant has had pre-application discussions with the centre, 
regarding the removal of this link, no common ground as been achieved.  The 
submitted plans show a service link between Luther Street and Thames Street 
which will be controlled by secure gates at either end and its mid point and this 
has been identified as a potential alternative route for staff and patients (when 
required).  No conclusion has been reached about how this could be used, and 
from the medical centres point it wishes to see the existing footpath retained or 
an alternative route of equal or enhanced quality provided  

• Gated access directly through the development onto Thames Street might be a 
possible acceptable solution does not feature in the plans 

• The housing association should amend the plans to retain the footpath 

• Should the health and safety advice contained within the comments of the TVP 
be heeded then the developer should ensure installation of appropriately placed 
CCTV with both installation and ongoing costs financed by the developer.  This 
should be conditioned, although it will not completely reduce the threat 

• The 5 or 6 storey building would remove all direct sunlight from the Luther Street 
medical centre from 1pm onwards. The medical centre will be hemmed in by four 
tall buildings on 4 sides. 

• The existing buildings are in a good state and of reasonable height and therefore 
should be maintained 

 

Statutory and Other Consultees: 
 
Oxfordshire County Highways Authority: No objection subject to conditions 
 
Thames Water Utilities Limited: No objection 
 
Thames Valley Police: 
The proposed development has incorporated the recommendations given during our 
pre-application discussions.  Due to the high level of anti-social behaviour and 
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reported crime in this area we would request that a condition be imposed which 
requires the development to incorporate the principles of secure by design.  
Research has shown that developments that incorporate the principles of secured by 
design are 50% less likely to suffer from burglary, and 25% les likely to suffer car 
crime and criminal damage. 
 
Environment Agency: The site lies in Flood Zone 2 and therefore the Environment 
Agency standing advice applies. 
 
English Heritage Commission: 
The proposal involves the demolition of some 1980s terraced housing within the 
Central Conservation Area and its replacement with larger housing units plus two 
large speculative student accommodation blocks, required to fund the project. 
English Heritage’s brief is to comment on the impact this will have on the significance 
of the conservation area. The scale, design and detailing of the proposed 
development is entirely alien to the character of this part of the conservation area 
and it will have a negative impact on views within and into the Central Conservation 
Area including those from the Abingdon Rd, a main approach to the city. The City 
Council should satisfy itself, inter alia, that the wider benefits of the proposal 
outweigh this harm.  English Heritage recommends that the Council negotiates a 
revised scheme that retains the existing buildings, albeit remodelled or, if demolition 
can be demonstrated to be necessary, that a more sensitive development is sought 
as discussed above. If the existing scheme is to be considered for approval, the 
Council should satisfy itself that there are wider public benefits to be gained from the 
redevelopment of this site in this manner which outweigh the harm to the significance 
of the conservation area.  
 
Oxford Civic Society: 
The objectives of this application, namely to increase and improve the provision of 
affordable housing on this site, to create an active and interesting frontage to 
Thames Street as a significant gateway to the southern edge of the central city area, 
and to attempt to design out some of the social problems of Luther Courts proximity 
to the Medical Centre and O’Hanlon House, are to be welcomed.  The need for some 
enabling development to achieve this is understood.  Nevertheless the current 
proposals present a number of problems, and unresolved questions, which require 
that further significant modifications are necessary before approval should be given, 
and this application should be deferred or refused for the following reasons 
(1) Core 1: The opportunity to site a landmark building on the corner is good.  The 

positioning of the entrance onto this busy part of Thames Street is questionable, 
when a quieter and more domestic location in Butterwyke Place is available.  It is 
not clear how defensible or private the ground floor outside spaces will be in 
which full length windows and doors open onto.  If protected by high walls, these 
small spaces will be dark and claustrophobic.  Flats 11 and 12 appear to have no 
amenity space 

(2) Core 2: Some set back from Thames Street provides the interesting variation to 
the overall frontage scene, but the extent proposed seems unnecessary, creates 
front border areas which may be difficult to maintain to high standard, and 
reduces the rear shared amenity space to an area which is undesirably small for 
such a comparatively dense development. 

(3) Student Block: The attempt to fit accommodation for 82 students on this 
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restricted part of the site, with quite inadequate space for relaxation or any 
outdoor activity represents serious over-development – in the case of Bellerbys 
as the proposed end user for 14-18 year old school pupils it is entirely 
inappropriate.  Though 24 hour supervision is mentioned, there is no resident or 
other warden accommodation, the dining hall only provides for 56 places at any 
one time, when school-age pupils work to stricter timetables than more senior 
students.  Cycle storage appears inadequate – (but is Thames Street and its 
surroundings a safe cycling environment for 14 year olds)  In addition, noise 
disturbance from younger pupils, particularly from a crowded courtyard, will have 
an adverse impact on the quiet lives of the neighbouring residents just over the 
wall, and reflected from the high walls of the surrounding buildings.  The parking 
of coaches for organised outings, a frequent part of younger pupils programmes, 
would impede traffic flows in Thames Street – often at off peak periods. 
In general, the need for purpose-built accommodation for undergraduate and 
post-graduate students in the city central area should take precedence over that 
for younger pupils, not on senior courses of study, whose needs can be 
accommodated elsewhere. 

(4) Has the alternative of further car-free market housing on the site as enabling 
development, been fully considered? 

(5) The serious concerns of the staff of the medical centre and O’Hanlon House for 
the provision of a second access for them appears not to have been resolved. 

(6) In general appearance, special attention needs to be paid to the materials of 
construction, particularly the final colours of rendered type surfaces in this 
sensitive location. 

(7) In accordance with normal practice, the application for demolition 
(12/01223/CAC) should not be approved until an acceptable proposal for 
redevelopment of the site has been approved. 

 

Officers Assessment: 

 

Site Location and Description: 
 
1. The site is situated within the West End Regeneration Area, which forms the 

south west corner of the city centre.  It is also just within the Central Conservation 

Area (site plan: appendix 1) 
 
2. The site is bordered to the east, south, and west by residential accommodation at 

Butterwyke Place, Thames Street, and Stephenson House.  The BT Telephone 
Exchange, Luther Street Medical Centre, and O’Hanlon House all lie to the north. 

 
3. The site comprises a three-storey terraced block, which provides 56 units of 

accommodation that are owned by A2 Dominion Homes Limited.  The terraced 
row abuts the public footpath of Thames Street, but is accessed from Luther 
Street. 

  

Proposal 
 
4. The proposed development is seeking conservation area consent for the 

demolition of the existing terraced row within the site. 
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5. Planning permission is then sought for the erection of new buildings that would 
front onto Thames Street and provide a mixed-use development of 42 affordable 
homes in the form of self-contained flats (13x1 beds, and 29x2 beds), and 82 
student study rooms for use by Bellerbys College. 

 
6. The development would also include the provision of cycle and refuse storage, 

shared amenity areas, and the closure of the footpath that links Luther Street to 
Butterwyke Place. 

 
7. Officers consider the principle determining issues in this case to be: 

• Principle of Development 

• Residential Accommodation 

• Student Accommodation 

• Impact upon the conservation area 

• Siting, size, scale, and design 

• Impact upon adjoining properties 

• Landscaping 

• Community Safety 

• Residential Amenity 

• Highway Matters 

• NRIA 

• Ecology 

• Flood Risk 

• Archaeology 

• Streamlined Contribution 
 

Principle of Development 
 
8. The National Planning Policy Framework and Policy CS2 of the Oxford Core 

Strategy require development proposals to make an efficient use of previously 
developed land in built up urban areas. 

 
9. The site is within the West End Area which is a key location whose regeneration 

has been identified as priority and fundamental to the overall long-term success 
of Oxford.  Policy CS5 of the Oxford Core Strategy identifies this area as suitable 
for mixed-use developments.   

 
10. Therefore the principle of redeveloping the site for a mixed use development 

would be consistent with the relevant policies of the West End Area Action Plan 
and the Oxford Core Strategy. 

 

Residential Development 
 
11. The existing accommodation at Luther Court provides 56 one bedroom affordable 

bedsits for A2 Dominion Housing Association.  The housing was built in the late 
1980s, but no longer provides suitable living accommodation for the occupants of 
the dwellings.  
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12. The West End Area Action Plan acknowledges that the area contains affordable 
housing, which is in need of modernisation, although in cases where 
redevelopment is the only option, the same number of affordable units should be 
provided.  The plan also seeks to establish a balanced and mixed community 
within the area, which is consistent with Policy CS23 of the Core Strategy and the 
Balance of Dwellings Supplementary Planning Document.  These policies 
acknowledge that the City centre is more suited to higher-density residential 
development with a greater number of smaller units of accommodation than 
would be sought in other locations. 

 
13. The proposed development would replace the existing accommodation with 42 

flats (13x1 beds and 29x2 beds).  This results in the loss of 14 affordable units 
and provides a mix of housing that does not exactly strictly meet the policy 
requirements for the city centre.  Nevertheless the applicant has identified 
specific site circumstances, which justifies the proposed level of development.  
The existing accommodation has single bedsits, whereas the proposal would 
increase the number of bed spaces on site (e.g.56 to 71) and the number of 
persons housed.  The draft Oxford City Council Housing Strategy 2012-2015 has 
identified that the highest demand for social housing in the city is for one and two 
bedroom units of accommodation (82%).  The scheme has been developed in 
consultation with Oxford City Council Community Housing and amended to 
provide 2 bed 4 person units rather than 2 bed 3 person units in order to meet the 
most pressing need.  In addition the constrained site is more suitable for smaller 
units of accommodation as there is limited space to provide the level of amenities 
required for family dwellings.  Therefore although the proposal would result in net 
loss of units from the site, and provide a level of development that does not 
exactly meet the prescribed mix of residential units for the city centre, officers 
consider that the proposal would improve the overall quality of affordable housing 
within the site and meet the most current and up-to-date housing need.  
Therefore it would satisfy the general aims of the West End Area Action Plan and 
the Balance of Dwellings Supplementary Planning Document. 

 
14. Policy WE16 of the West End Area Action Plan makes clear that a minimum of 

50% affordable housing will be sought from residential developments on 
qualifying sites in this area.  This is consistent with the affordable housing policy 
within the Oxford Core Strategy.  The residential element within the scheme 
would provide 100% affordable housing, with 50% social rented and 50% 
intermediate rent.  This would satisfy the aims of the West End Area Action Plan, 
Oxford Core Strategy, and the emerging Sites and Housing Plan, and would be 
secured by a legal agreement accompanying the permission if granted. 

 

Student Accommodation 
 
15. The West End Area is suitable for student accommodation as it also contributes 

to a mixed and balanced community.  Policy CS25 of the Oxford Core Strategy 
states that student accommodation will be restricted in occupation to students 
that are in full-time education on courses of an academic year or more, and 
subject to conditions requiring appropriate management controls, including an 
undertaking that students do not bring any cars into Oxford.  This is also 
supported by Policy WE18 of the West End Area Action Plan and Policy HP5 of 
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the Sites and Housing Plan. 
 
16. The student accommodation is intended to be occupied by students of Bellerbys 

College, whose students are on full-time courses of an academic year or more.  
The college intends to house students between the ages of 14-17 in the 
accommodation (although the bulk will be 16 and 17 year olds).  In terms of 
management the college have confirmed that a resident supervisor will be based 
on site 24 hours a day.  A condition should therefore be attached requiring a 
management plan to be provided, and also includes the method to be used to 
prevent students from bringing cars into Oxford. 

 
17. The emerging Sites and Housing Plan now requires student accommodation of 8 

rooms or more to provide a financial contribution towards affordable housing 
elsewhere in the city.  This would be a qualifying site for such a contribution, 
however, in this case the student accommodation is subsidising the affordable 
housing within the scheme with the level of subsidy higher than the financial 
contribution that would be sought from scheme of this size.  Therefore officers 
consider that this provides a robust justification for not seeking an affordable 
housing contribution from the student element on this occasion. 

 

Impact upon the Conservation Area 
 
18. The site is on the western edge of the Central Conservation Area, and in 

accordance with the National Planning Policy Framework a Heritage Assessment 
has been submitted which uses the Councils Conservation Area Toolkit to assess 
the significance of the site upon the conservation area. 

 
19. Having reviewed this assessment, officers would agree with the conclusions that 

Luther Court and surrounding area is a relatively poor quality urban environment 
in comparison to the rest of the conservation area.  The redevelopment of the St 
Ebbes suburb provided a new street layout (including Thames Street) which 
removed most remnants of the original urban grain.  The nature of Thames Street 
is that of a wide and busy arterial link road, with 1980s housing that provides no 
activity or interest within the streets.  Therefore officers consider that the 
demolition of the existing Luther Street housing would not have a significant 
impact upon the conservation area in these terms, but provides an opportunity for 
new development to address Thames Street in a more appropriate fashion. 

 
20. During the consultation process, English Heritage have suggested that the scale, 

design, and detailing of the proposed development would be entirely alien to the 
character of this part of the conservation area and have a negative impact upon 
views within and into the conservation area from the Abingdon Road which is a 
main approach to the city.  They go on to acknowledge that there may be wider 
benefits from the proposal that the Council would need to satisfy itself outweighs 
this harm. 

 
21. The site could be viewed as a transitional site where the urban scale of the city 

centre meets the suburban scale of the residential areas that lead southwards 
from the centre beyond the River Thames.  The West End Area has aspirations 
to transform this under utilised area of the city in a manner which makes a more 
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efficient use of land.  In terms of local context the existing housing has become 
engulfed by larger building blocks to the north especially the ugly BT Exchange 
Building fronting Speedwell Street.  These big blocks are visible in longer views 
and therefore the development would to some extent screen the views of these 
buildings improving longer views of the site, provided of course that they are of a 
quality appropriate to this part of the Conservation Area.  Overall officers consider 
that the site can accommodate larger buildings without having an adverse impact 
upon the conservation area, and any such impact would not be so harmful as to 
outweigh the undoubted benefits of improving the current affordable housing 
stock within the city. 

 

Siting, Size, Scale, and Design 
 

22. The West End Area Action Plan establishes a framework of design codes for 
proposals to follow in this area, and the proposal has been designed to follow 
these codes.  The design codes identify Thames Street as a main street, which is 
appropriate for larger buildings.  The buildings have been separated to provide a 
sense of space between structures and improve the aspects of the individual 
properties within them while also responding to the adjacent buildings of 
Stephenson House and O’Hanlon House. The siting of Core 1, 3, and the Student 
Block provide focal points for the different segments of Thames Street, with the 
courtyards providing some breathing space at street level and also establishing a 
rhythm with the courtyard to Stephenson House.  The units would vastly improve 
the active frontage onto Thames Street and level of pedestrian activity within this 
part of the street.   

 
23. The size and scale of the buildings would reflect the context of the area, and 

meet the maximum scale of five-storeys as recommended by the West End Area 
Design Code for this type of street.  A sixth storey would be added to the blocks 
of Core 1 and 2 in order to provide a variation of roof heights throughout the 
scheme.  While this would not necessarily reflect the requirements of the design 
code, the overall height would not exceed the 18.2m high buildings local plan 
policy of the local plan and is considered acceptable in this instance.  The use of 
separate buildings rather than one larger block, along with the variations in height 
is supported in assisting in breaking up the visual impact of the increased 
massing of the buildings within the street scene.  In addition given the position of 
the buildings in relation to the street, the increased scale would not have a 
detrimental impact upon the visual appearance of the street scene given there 
would be limited views from Abingdon Road and also as one travels through 
Thames Street. 

 
24. In terms of the architectural detailing, officers agree with views of English 

Heritage that the submitted drawings do not help convey the detailing and variety 
of materials to be used in the facades as well as they might.  While there would 
be no objection to the more modern appearance of the buildings, it is 
recommended that a condition be attached which requires prior approval of the 
range of materials that will be used and also window details etc in order to ensure 
that the development achieves the high quality of design required by Policy WE12 
of the West End Area Action Plan 
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25. In summary officers consider that while the proposal would clearly result in larger 
scale buildings than the existing terrace, the overall size, scale, and design of 
these buildings would suit the context of the site and not have an adverse impact 
upon the character and appearance of the conservation area.  As a result it would 
accord with the aims of the relevant policies of the West End Area Action Plan, 
Oxford Core Strategy and Oxford Local Plan. 

 

Impact upon Adjoining Properties 
 
26. There is potential for the proposed development to have an impact upon the 

amenities of the residential properties surrounding the site in Thames Street, 
Butterwyke Place, Shirelake Close, and Stephenson House.  A Daylight and 
Sunlight Report has been submitted with the application. 

 
27. There is a terraced row of residential dwellings on the southern side of Thames 

Street, which have their main frontages that address the river but rear elevations 
and small rear gardens that face directly towards the site.  The rear elevations 
are staggered throughout the row and have a mixture of first floor windows or roof 
lights that serve habitable rooms or circulation space for the dwellings.  It is 
considered that the orientation of the dwellings to the site would mean that the 
proposal would not result in a significant loss of light to the habitable rooms in the 
rear of these dwellings.  The buildings would be larger than the existing housing, 
but would be generally set some 19m-27m away and given the fact that there are 
other buildings of more urban scale within the area it is considered that the 
development would not unduly overbear these properties.  The proposed 
buildings would have a number of windows facing onto the Thames Street 
properties however these would not give rise to an increase in overlooking which 
could normally be expected for a central urban location such as this. 

 
28. The residential terrace at Butterwyke Place lies to the west of the site, and 

although the majority of the block fronts onto Thames Street, one of the dwellings 
has a return frontage onto this road with habitable room windows which face onto 
the site.  Again the orientation of the plot and the urban scale of the surrounding 
buildings, particularly, the BT Exchange would mean that the size, scale, and 
siting of the new building (Core 1) would not lead to a loss of light to these 
habitable rooms or have an overbearing impact.  In addition although there would 
be windows in the elevation of the new building facing this site, they would not 
increase the level of overlooking that exists between the two sites.  Similarly with 
respect to the residential development of Shirelake Close that lies south-east of 
the site, officers consider that the orientation of these apartments to the site 
would mean that the student accommodation would not create any adverse 
privacy or amenity issues for these properties. 

 
29. Stephenson House lies to the east of the site, and was an old school building that 

was converted into flats in 1999.  There are habitable room windows in the front 
elevation that face onto Thames Street, and also double height windows in the 
western elevation that serve both the living room and bedrooms.  The existing 
accommodation at Luther Court has a three storey element sited directly on the 
boundary with Stephenson House which extends to the rear of the site.  The 
proposed student accommodation would increase the bulk of the building in this 
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location, but it would be pulled away from the boundary increasing the separation 
distance.  There would be a single storey ground floor element that extends the 
full depth of the plot, but the upper floors would extent no further into the rear 
than existing.  The sunlight and daylight study has indicated that the proposed 
development would not result in a material loss of light to the habitable room 
windows in the front of Stephenson House or on the western end.  The windows 
in the western end in particular are double height and so have more scope to 
receive natural light.  While the student accommodation would be taller than the 
existing buildings in this part of the site, it would not materially alter the sense of 
bulk and massing adjacent to these properties.  At the same time, the windows of 
the student accommodation are angled away to prevent any adverse overlooking. 

 
30. During the consultation process, the medical centre has raised concerns that the 

proposal will lead to the centre being enclosed by tall buildings and will result in a 
loss of light to the windows of the centre.  The Local Plan does not have any 
policies that deal with the loss of light to uses such as the medical centre, or 
indeed the night shelter.  Nevertheless the centres windows are primarily facing 
north-west away from the development and as such it is unlikely that the new 
buildings would have a significant impact upon the centre in this regard.  Similarly 
with respect to the windows in the rear of the night shelter, the proposed student 
accommodation would not significantly alter the existing back to back relationship 
that exists between this and the Luther Court buildings.  Therefore the 
development would not have a significant impact overall. 

 

Landscaping 
 
31. The proposed development would result in the loss of all 11 of the flowering 

cherries from the site.  They have no great significance beyond their current 
context and their loss could be adequately mitigated through replacement tree 
planting which could be secured by condition.  The proposed development should 
not adversely affect the health and condition of the Norway Maple that is sited 
outside the application site alongside the Telephone Exchange, provided suitable 
tree protection measures are in place during construction. 

 
32. The landscaping proposals for the areas to the frontage are appropriate and the 

block bedding planting augmented by Hornbeans are at well spaced intervals in 
the frontage will provide the visual effect of trees punctuating the street scene.  
Therefore subject to appropriate conditions the landscaping proposals accords 
with Policies CP1, CP11, and NE15 of the Oxford Local Plan. 

 

Community Safety 
 
33. The Oxford Core Strategy states that new development should promote safe and 

attractive environments which reduce opportunities for crime and disorder.  Policy 
CS19 states that the principles of ‘secured by design’ should be met including 
well-designed public spaces and access routes, which are integrated into the 
surrounds; maximise natural surveillance; and provide appropriate lighting of 
public spaces and access. 
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34. The Luther Court Housing currently has an unsatisfactory relationship with the 
adjacent night shelter and medical centre, as persons congregating around these 
uses has caused social problems for the residents.  The proposed development 
has sought to address these problems by orientating the buildings towards 
Thames Street with the creation of a physical barrier between the site and Luther 
Street.  The scheme has been designed to ‘Secure by Design Principles’ 
following discussions with the Thames Valley Policy and involves the closure of 
the footpath between Luther Court and Butterwyke Place, and the provision of 
additional lighting and CCTV to the service access created at the rear. 

  
35. The Luther Street Medical Centre has objected to the closure of the footpath to 

Butterwyke Place as it provides a second exit point for its staff which is important 
for their safety.  While officers are sympathetic to the concerns of the medical 
centre, there is a clear need to address the existing problems experienced by the 
residents of the Luther Court accommodation.  The proposal has attempted to 
address these problems and been designed in consultation with Thames Valley 
Policy to ‘Secure by Design’ standards.  The Thames Valley Policy support the 
closure of the footpath, as they consider it will improve safety and their ability to 
police the area.  The provision of habitable room windows and balconies from the 
buildings overlooking this space will improve natural surveillance of this area, and 
improved lighting and CCTV system is also proposed.  The applicant has 
discussed the possibility of providing staff of the medical centre with access to a 
secure footpath that leads to Thames Street, which would represent a more 
practical solution, and they are prepared to enter into an agreement to this effect.  
This is supported by officers as a means of addressing the medical centres 
concerns  Having regards to the lack of objection from the Thames Valley Policy 
officers are satisfied that the proposal would accord with the aims of Policy CS19 
of the Oxford Core Strategy. 

 

Residential Amenity 
 
36. The residential units within the scheme would all have good quality internal living 

environments, which would certainly represent an improvement on the existing 
accommodation and accord with Policy HS20 of the Oxford Local Plan, and 
Policy HP12 of the emerging Sites and Housing Plan. 

 
37. In terms of the amenity space provision, the existing accommodation at Luther 

Court has no designated amenity space for its occupants.  The proposed 
development would provide all units (apart from Flat 11 and 12 in Core 1) with 
private balconies.  In addition to this there would be a reasonable sized shared 
amenity space which would be available to all occupants.  Although the shared 
space would be relatively enclosed, it would be adequate for this central location 
and would represent an improvement on the existing provision for Luther Court.  
This would satisfy Saved Policies CP10, HS20, and HS21 of the Oxford Local 
Plan 2001-2016, and Policy HP13 of the emerging Sites and Housing Plan. 

 
38. The refuse and cycle storage is in an accessible and practical location in 

accordance with Policies CP10, HS19, and HS20 of the Oxford Local Plan 2001-
2016, and Policy HP13 of the emerging Sites and Housing Plan.   
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Highways Matters 
 
39. A Transport Assessment (TA) has been submitted for the proposal which the 

Local Highways Authority considers acceptable.  The West End is a sustainable 
location with good walking, cycling and public transport opportunities as well as all 
facilities of the City Centre, and therefore a car free scheme is appropriate. A 
Framework Travel Plan for the proposed development should be submitted for 
approval within 6mths of occupation and then in years 1, 3 & 5. The monitoring 
fee for this will be advised separately. 

 
40. The proposed closure of the footpath between Luther Court and Butterwyke 

Place is acceptable to the Local Highways Authority however this require a 
stopping up order which is a separate process to the planning application.  The 
proposed loading/unloading bays and new turning area would be acceptable but 
requires amendments to the Traffic Regulation order (TRO), which should also 
include exclusion of the premises from the controlled parking zone in order to 
deliver the car-free scheme.  

 
41. The cycle parking provision would meet the local plan standards and the storage 

should be secured by condition, including confirmation that the ‘Sheffield’ type 
stands are at lease 1.0m apart. 

 
42. Having regards to the strategic nature of Thames Street, a Construction Traffic 

Management Plan (CTMP) will be essential. This will need to take account of all 
significant/large deliveries being catered for within a 0930-1630hrs ‘window’, that 
is outside of the Highway Network peak traffic periods. This should be secured by 
condition along with other conditions requiring no windows opening onto the 
highway 

 
43. The proposed development would be considered acceptable in highway terms, 

subject to the above conditions, and standard conditions which require a 
sustainable urban drainage scheme to be provided, and that no windows or doors 
open onto the highway. 

 

NRIA 
 
44. A Natural Resource Impact Analysis (NRIA) and Energy Statement has been 

submitted as required by Local Plan Policy CP18 and Policy CS9 of the Core 
Strategy, and the NRIA Supplementary Planning Document. 

 
45. The NRIA scores 9/11 and focuses using a centralised gas fired Combined Heat 

and Power to meet the NRIA renewable energy target.  The energy statement 
also predicts a total reduction in carbon dioxide emissions against a baseline 
through the use of the Combined Heat and Power System which will employed in 
both the residential and student element. Therefore officers would raise no 
objection to this aspect of the proposal. 

 

Ecology 
 
46. A Phase 1 Habitat Survey and Initial Bat Survey have been submitted with the 
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application.  These surveys have raised no major concerns in terms of the impact 
upon biodiversity.  The Bat Survey found no evidence of bat roosts, but 
recommended that two further surveys be carried out.  These are currently 
underway although officers consider it unlikely that these buildings will be used 
given the urban setting. 

 
47. A condition should be attached requiring the recommendations within these 

surveys to be carried out.  In addition a further requirement would be to include 
the provision of bat boxes and roosts and bird boxes into the building design. 

 

Flood Risk 
 
48. The site is identified by the Oxford City Council Strategic Flood Risk Assessment 

as being within Flood Zone 2, and therefore the Environment Agencies advise is 
that an assessment is provided which identifies how the development will be 
designed to minimise flood risk, manage surface water, and provide flood 
resilience and resistance measures. 

 
49. A Flood Risk Assessment and Surface Water Drainage Scheme has been 

submitted with the application.  This measures contained within these documents 
would accord with the Environment Agencies advise and therefore in order to 
ensure that the development minimises flood risk, a condition should be attached 
to ensure that the recommendations of this report are carried out. 

 

Archaeology 
 
50. An archaeological desk based assessment has been produced which notes that 

the site has the potential to preserve waterlogged features from the medieval and 
post-medieval periods relating to waterside activity including fishing, water 
management and dumping.  In order to mitigate any potential archaeological 
impact, a condition should be attached which requires a scheme of 
archaeological investigation to be carried out. 

 

Streamlined Contributions 
 
51. The renaissance of the West End Area requires investment in significant 

infrastructure projects.  These fall into 3 categories, strategic infrastructure to 
enable the West End to function (e.g. transport and utilities); service 
infrastructure, to meet the day-to-day needs of the population (e.g. schools, 
affordable housing, community facilities, open space, sewerage etc); and 
transformational infrastructure (e.g. public realm improvements). 

 
52. Policy WE29 states that contributions will be calculated for the increased impact 

of the scheme, and in this case regard has been given to the fact that the 
proposal is effectively replacing existing housing on the site.  A contribution of 
£118,944 (plus £5,972 admin fee) is sought as a global sum from the 
development towards these infrastructure projects.  During the consultation 
process the Oxfordshire County Council and Local Highways Authority has 
requested contributions towards infrastructure improvements however the global 
sum already takes these requested contributions into consideration. 
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53. Thames Valley Police have also requested a financial contribution of £69,070 to 

fund 2 Police Community Support Officers (PCSOs) for a period of 4 years, on 
the basis that 82 additional students living in the area may lead to additional 
crime as student populated areas are often targeted by criminals. However legal 
advice has been taken on the matter and confirmed that such funding falls 
outside the terms of Core Strategy Policy CS17 and / or any mechanism agreed 
within the current Planning Obligations Supplementary Planning Document (SPD) 
where in any event S106 contributions should properly relate to capital rather 
than revenue expenditure. Moreover the emerging arrangements under the 
Community Infrastructure Levy (CIL) would also suggest funding of physical 
infrastructure rather than the provision of a service, but these arrangements are 
not yet in place in any event. For these reasons Officers cannot support the 
request of Thames Valley Police on this occasion.   

  

Conclusion: 
 
54. The proposal is considered to be in accordance with the relevant policies of the 

Oxford Core Strategy 2026, Oxford Local Plan 2001-2016 and West End Area 
Action Plan and therefore officer’s recommendation to the Members of the West 
Area Planning Committee is to approve the development in principle, but defer 
the application for the completion of a legal agreement to secure the necessary 
financial contributions as set out above. 

 

Human Rights Act 1998 
Officers have considered the Human Rights Act 1998 in reaching a 
recommendation to grant planning permission, subject to conditions.  Officers 
have considered the potential interference with the rights of the owners/occupiers 
of surrounding properties under Article 8 and/or Article 1 of the First Protocol of 
the Act and consider that it is proportionate. 
 
Officers have also considered the interference with the human rights of the 
applicant under Article 8 and/or Article 1 of the First Protocol caused by imposing 
conditions.  Officers consider that the conditions are necessary to protect the 
rights and freedoms of others and to control the use of property in accordance 
with the general interest.  The interference is therefore justifiable and 
proportionate. 
 

Section 17 of the Crime and Disorder Act 1998 
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 permission, officers consider that the 
proposal will not undermine crime prevention or the promotion of community 
safety. 
 

Contact Officer: Andrew Murdoch 

Extension: 2228 

Date: 25th July 2012 
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WEST AREA PLANNING COMMITTEE 

 
                          15

th
 August 2012 

 
 

Application Number: 12/01383/FUL 

  

Decision Due by: 27th July 2012 

  

Proposal: Demolition of existing buildings. Erection of 3 storey building 
comprising retail shop and Class B1 offices on ground floor 
and 18 student study rooms on upper floors. Provision of 
cycle and bin stores. 

  

Site Address: 220 And 222 Cowley Road, Oxford (Appendix 1) 

  

Ward: St Marys Ward 

 

Agent:  John Philips Planning 
Consultancy 

Applicant:  RMA Properties 

 
 
 

 

Recommendation: 
 
To refuse planning permission for the following reason: 
 
1 The development would result in the loss of a self-contained dwelling and 

fails to provide any replacement residential accommodation within the 
scheme and, as such, would have a detrimental impact upon the balance 
and distribution of dwelling types within the area contrary to policies HS10 
of the Oxford Local Plan 2001-2016 and HP1 of the Sites and Housing 
Plan Submission Document. 

 

Planning Obligations: 

 
In the event that the application is supported and in accordance with the Council’s 
Planning Obligations SPD and the emerging Sites and Housing Plan (Proposed 
Submission), the following contributions would be required to mitigate the impact of 
the proposals on City and County Services and affordable housing. The contributions 
set out below are indexed linked to values at 2006 levels and should be 
increased accordingly at the time of payment. 
 
• £62,190 towards affordable housing 
• £1,080 towards indoor sports facilities 
• £1,134 towards library infrastructure 
• £2,484 towards cycle safety measures 
 
 

Agenda Item 6
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Main Local Plan Policies: 
 

Oxford Local Plan 2001-2016 
 

CP1 - Development Proposals 

CP6 - Efficient Use of Land & Density 

CP8 - Design Development to Relate to its Context 

CP9 - Creating Successful New Places 

CP10 - Siting Development to Meet Functional Needs 

HS19 - Privacy & Amenity 

HS10 - Loss of Dwellings 

TR3 - Car Parking Standards 

TR4 - Pedestrian & Cycle Facilities 

TR13 - Controlled Parking Zones 

RC5 - Secondary Shopping Frontage 
 

Core Strategy 
 

CS18_ - Urb design, town character, historic env 

CS25_ - Student accommodation 

CS31_ - Retail 

CS23_ - Mix of housing 

CS17_ - Infrastructure and developer contributions 

CS9_ - Energy and natural resources 

CS2_ - Previously developed and greenfield land 
 

Sites and Housing Plan - Submission 
 

HP1_ - Changes of use to existing homes 

HP5_ - Location of Student Accommodation 

HP6_ - Affordable Housing from Student Accommodation 

HP15_ - Residential cycle parking 

HP16_ - Residential car parking 
 

Other Material Considerations: 
 
National Planning Policy Framework 
Balance of Dwellings SPD 
Planning Obligations SPD 
Parking Standards, Transport Assessments and Travel Plans SPD 
Manual for Streets 
 

Relevant Site History: 
 
11/03035/FUL - Demolition of existing buildings. Erection of 3 storey building 
comprising retail shop and Class B1 Business use on ground floor and 18 student 
study rooms on upper floors. Provision of cycle parking and bin stores – Refused 
23

rd
 February 2012 
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Representations Received: 
 
One comment received from 6 Randolph Street: 

• Whilst the scheme looks well designed and makes a better use of the space, 
there is already a high concentration of students living in the area and the 
balance would further tipped in this direction by the development proposed 
harming the mix and balance of residents living locally. 

 

Statutory and Internal Consultees: 
 
Highway Authority – No objection subject to conditions relating to cycle parking 
and a scheme to prevent student residents bringing cars into the City. Financial 
contributions also required towards cycle safety measures as set out above.  
 
Thames Water Utilities Limited - No objection 
 
Environmental Development – No objection subject to a phased contamination risk 
assessment being carried out prior to the commencement of development on the 
site. 
 
Oxfordshire County Council – Contributions required towards library infrastructure 
and bookstock. 
 

Officers’ Assessment: 
 
Site Description and Proposal 
1. The application site is identified on the plan attached as Appendix 1. It comprises 
Nos. 220 and 222 Cowley Road, a pair of two storey properties (with accommodation 
in the basement) of no real architectural distinction located on the corner of 
Randolph Street. No 220 comprises a shop on the ground floor with ancillary 
office/storage space above whilst No. 222 is a 5 bedroom house currently occupied 
as a Class C4 HMO. There is a two storey extension to the rear of No. 222 which is 
occupied as Class B1 offices though it is currently in a somewhat poor state of 
repair.  
 
2. The application proposes the demolition of Nos. 220 and 222 Cowley Road and 
the erection of a two storey building with accommodation in the roofspace comprising 
retail and office uses on the ground floor with 18 student study bedrooms provided 
on the first and second floors along with associated communal living room/kitchen 
space. Covered bin and cycle storage is provided for all uses within the building in an 
area to the side accessed from Cowley Road. 
 
3. Officers consider the principle determining issues in this case to be: 
 

• Design and appearance; 

• The loss of residential accommodation; 

• Retention of retail space; 

• Student accommodation; 

• Affordable Housing; 

• Impact on neighbouring amenity; 
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• Parking/Highway Implications. 
 
 
Design and Appearance 
4. Policy CP8 of the Oxford Local Plan 2001-2016 requires the siting, massing and 
design of development to create an appropriate visual relationship with the form, 
grain, scale, materials and details of the surrounding area and CP10 states that 
planning permission will only be granted where proposed developments are sited to 
ensure that street frontage and streetscape are maintained or enhanced. Policy 
CS18 of the Core Strategy echoes this. 
 
5. Cowley Road is a busy commercial frontage and thoroughfare characterised by 
large two and three storey buildings built hard up to the pavement edge along a 
strong building line. The buildings are generally of a traditional form and appearance, 
constructed of brick, tile or slate, with a pitch roof and conventional features such as 
sash windows and roofed bays. The uses at ground floor are a mix of retail premises, 
restaurants and bars, with some office accommodation. On the upper floors the 
buildings are mostly residential or ancillary office or storage accommodation. 
 
6. In contrast to the scale and use of the buildings fronting Cowley Road, the side 
roads are narrower, predominantly residential in character with buildings of a more 
domestic scale and mass. In many cases the side roads see a relatively 
undeveloped return to the Cowley Road frontage or where an infill development has 
taken place the buildings step down from Cowley Road to meet the scale of the 
properties fronting the side road. 
 
7. The character of Randolph Street is no exception and is characterised by a narrow 
road with two storey terrace houses built hard up to the pavement. The terraces on 
each side of the road are long and only broken by the junction of Green Street and 
Hawkins Street. The rear of 224 Cowley Road has been recently redeveloped for 
student accommodation and this has seen the conversion of an existing workshop 
building and erection of a new two storey building. The scale and mass of this new 
development respects the domestic characteristics of Randolph Street, albeit with a 
more contemporary use of materials and detailing.  
 
8. The application proposes a new two storey building with roof accommodation. The 
Cowley Road elevation would have a greater degree of symmetry than that existing 
at present which would help it to relate to this part of the Cowley Road in terms of 
scale and mass though does have a somewhat plain front elevation. Indeed when 
viewed from Cowley Road, the building’s overall dimensions would not appear 
dissimilar to the existing buildings.  
 
9. The previous application proposals raised concern amongst officers and Members 
about the appearance from Randolph Street rather than Cowley Road. Following the 
refusal of the previous scheme this elevation has been given more distinction with 
opportunities taken to reduce its overall mass and the visual impact resulting from 
such a significant degree of flat roofed timber clad bays positioned close together. 
The use of different materials including brick and render, the varying of eaves 
heights as well as slightly recessing elements of the external walls has enabled this 
elevation to appear less stark and, ultimately, result in a more appropriate visual 
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relationship with its surroundings. It is also noted that the proposed ridge height 
steps up slightly from 1 Randolph Street and this continues the steadily increasing 
height of the properties on the western side of Randolph Street helping the building 
to be in keeping with the existing pattern of built development. Overall therefore, the 
current proposals are considered to overcome officer objections to the design of the 
previous scheme such that, in this regard, the proposals are considered acceptable. 
 
Impact on Neighbouring Amenity 
10. Local Plan policy CP10 states that development should be sited to ensure that 
the ‘use or amenity of other properties is adequately safeguarded’. Local Plan policy 
HS19 goes further and states that planning permission will only be granted for 
developments that adequately provide for the protection of the privacy or amenity of 
the occupants of the proposed and existing neighbouring residential properties. 
 
11. With regard to the impact on daylight, officers have applied the 45 degree/25 
degree guidance to the cill of habitable room windows that would potentially be 
affected by the proposal as advised by Appendix 6 of the Local Plan. Due to the 
position of the proposal in relation to the windows of No 1 Randolph Street there 
would be no breach of the 45 degree guidance. In addition, the layout and 
dimensions of the proposed building ensure that it does not project beyond the rear 
of 1 Randolph Street and therefore materially affect the outlook enjoyed by its 
occupiers from the rear garden. Some windows to the rear of the proposed building 
will allow some overlooking of the rear garden of 1 Randolph Street though these 
windows are located in corridors only and therefore unlikely to attract prolonged 
overlooking. In addition, Randolph Street properties should be seen in the context of 
their terraced nature and, as a result, there is already the potential to significantly 
overlook neighbouring gardens from first floor level of houses along the street.  
 
12. With respect to the neighbouring 218 Cowley Road, there are two potentially 
affected windows in the rear of No 218 Cowley Road, one serving a kitchen and the 
other a bedroom. Both of these rooms form part of a self-contained flat. However, 
the current revised proposals reduce the overall bulk of the roof facing into the site, 
omit the previous two storey kitchen element and alter the siting of the external 
staircase element such that the revised proposals do result in a contravention of the 
Council’s daylight guidance or result in significant harm to the outlook from 218 
Cowley Road. 
 
13. Policy CS25 of the Core Strategy states that the management of the site should 
be controlled by the submission of appropriate measures, to be secured by planning 
condition in the event of permission being granted. This would adequately address 
any concerns there are about potential for noise and disturbance or other 
management matters. If the proposals were to be supported by Committee, officers 
would therefore suggest that a condition be imposed requiring details of site 
management to be submitted for subsequent approval. 
 
Loss of residential accommodation 
14. 222 Cowley Road is an existing family sized dwelling albeit in use as a small 
HMO. Given that the use of the building could easily revert back to a dwellinghouse 
without the benefit of planning permission and provide family accommodation its loss 
should be treated, in planning policy terms, as the same as the loss of a typical 
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dwellinghouse. Policy HS10 of the Local Plan seeks to prevent the loss of self-
contained dwellings (i.e. No. 222 Cowley Road) and policy HP1 of the Sites and 
Housing Plan requires at least a 75 sq m dwelling to be retained and that it should be 
of adequate internal and external quality.  
 
15. The application proposals however neither retain the existing dwelling nor make 
provision for a replacement dwelling and as such would result in the net loss of 
residential accommodation in the City to the detriment of the area’s housing mix and 
balance.  
 
Retention of retail space 
16. The site lies within a designated secondary shopping frontage as set out in policy 
RC5 of the Local Plan. Shopping units such as that on the ground floor of 220 
Cowley Road are protected from loss by the policy. However, whilst the proposals 
include demolition of the existing shop they also provide for a larger more modern 
shopping unit at ground floor level fronting Cowley Road. Consequently officers have 
no objection to this element of the proposals.  
 
Student Accommodation 
17. The City Council wishes to see an increase in the proportion of students housed 
in purpose built accommodation. Core Strategy policy CS25 supports the provision of 
purpose built student accommodation subject to it being of appropriate standard and 
states that matters of site management and the prevention of students bringing cars 
into the City can be controlled by planning condition.  
 
18. Policy HP5 of the Sites and Housing Plan states that planning permission will 
only be granted for student accommodation unless it is on an existing campus, in the 
city or a district centre, on allocated sites or on a main thoroughfare. The site is 
located within a designated district centre and on a main thoroughfare such that it 
fulfils the requirements of this emerging policy.   
  
19. Consequently, and in light of the policy context, officers consider that there is no 
objection to the principle of student accommodation at this location. 
 
Affordable Housing 
20. Policy HP6 of the Site and Housing Plan (Submission Document) states that 
“planning permission will only be granted for new student accommodation that 
includes 8 or more bedrooms if a financial contribution is secured towards delivering 
affordable housing elsewhere in Oxford”. The application proposes 18 student 
bedrooms and therefore triggers the requirement for affordable housing delivery (this 
figure is set out above under the planning obligations heading). Committee should be 
mindful that whilst the document is not adopted it is a material planning consideration 
and does carry weight in determining the planning application. The applicant has 
agreed to make the contribution subject to the policy being formally adopted 
following the public examination later this year. Officers would therefore recommend 
that, if permission is granted, that authority be delegated to officers to issue the 
permission on completion of a legal agreement to secure the affordable housing 
contribution along with that also required to offset the impact on indoor sport, 
libraries and cycle safety. 
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Parking/Highway Implications 
21. Core Strategy policy CS25 requires a condition to prevent future residents of 
student accommodation bringing cars into the City and, if imposed, this ensures that 
student occupiers would not add to existing parking pressure in the locality and 
encourages more sustainable modes of travel. If planning permission is granted 
officers would recommend that the committee impose a condition requiring details of 
how this will be achieved and enforced as well as a condition requiring submission 
and approval of a Travel Plan. If such conditions are imposed the Highway Authority 
would not object to the proposal. 
 
22. The scheme proposes 18 covered and secure cycle parking spaces and this 
meets the requirements of the Council’s relevant Local Plan policy (TR4) as well as 
policy HP15 of the Sites and Housing Plan (Submission Document). 
 
Sustainability 
23. The application site lies within a sustainable location on the edge of the Cowley 
Road District Centre. The site therefore allows excellent access to shops, services 
and public transport. The proposal will make efficient use of the site. Policy CS9 
states that all applications for development are expected to minimise carbon 
emissions by incorporating sustainable design and construction methods into the 
development. The application is silent on this issue however parts of the Building 
Regulations, in particular Part G (Sanitation, Hot Water Safety and Water Efficiency) 
and Part L (Conservation of fuel and power), aim to help reduce carbon emissions 
and protect the environment. 

 
24. Notwithstanding the requirements of the Building Regulations, officers would 
recommend that if the Committee is minded to grant planning permission a condition 
be attached requiring details of how sustainable design and construction methods 
would be incorporated into the building and how energy efficiency has been 
optimised through design and by utilising technology that helps achieve Zero Carbon 
Development. 
 

Conclusion: 
25. The development would result in the net loss of a self-contained dwelling to the 
detriment of the overall mix and balance of residential accommodation within the 
area and the city as a whole. Officers would therefore recommend that Committee 
refuse planning permission for the proposed development. However, if Members are 
minded to grant planning permission, officers would ask that authority be delegated 
to officers to allow the decision notice to be issued following the completion of a legal 
agreement to secure the required contributions set out at the beginning of this report. 
 
 
 
 
Human Rights Act 1998 
 
Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to refuse 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 
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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 
 
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 refuse, officers consider that the proposal will 
not undermine crime prevention or the promotion of community safety. 
 
 

Background Papers: 11/03035/FUL & 12/01383/FUL 
 

Contact Officer: Matthew Parry 

Extension: 2160 
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REPORT 

 
West Area Planning Committee 

 
12th August 2012 

 
 
Application Nos.  i)  12/01737/LBC 

ii) 12/01736/FUL 
  
Decision Due by: 30th August 2012 
  
Proposal: (i):  12/01737/LBC External alterations to provide new access 

point and internal alterations to provide librarian space, draught 
lobby and access and security controls to Radcliffe Camera 
 
(ii): 12/01736/FUL Construction of new pedestrian access path 
steps and doorway to Radcliffe Camera and including new 
partitions on the first floor of the Old Bodleian 

  
Site Address: Bodleian Library 

Radcliffe Square 
Oxford 

  
Ward: CARFAX - Carfax Ward 
 
Agent:  Purcell Applicant:  Oxford University Estates 

Directorate 
 

 
Recommendation:  APPLICATIONS BE APPROVED 
 
For the following reasons: 
 
1. The Council considers that the proposal accords with the policies of the development 

plan and Government advice on the management of the historic environment as 
summarised below.  It has taken into consideration all other material matters, 
including matters raised in response to consultation and publicity.  Any harm to the 
heritage assets that the works would otherwise give rise to can be justified and 
mitigated by detailed design, which the conditions imposed would control. 

 
2. The proposals have evolved through informed analysis of the architectural and 

historic interest of the buildings and through pre-application discussions with officers 
and English Heritage and in consultation with local groups. Whilst there will be some 
impacts on the heritage assets it is considered that these impacts have been 
minimised by design.  Overall the benefits that will be delivered, ensuring the 
buildings remain suitable for continued storage of these important collections allowing 
improved access for the whole community and encouraging the public’s 
understanding and enjoyment of the heritage assets, justify granting planning 
permission and listed building consent. 

 
subject to the following conditions, which have been imposed for the reasons stated:- 
a)  12/01737/LBC 

1 Commencement of works LB/CAC consent   
2 LB/CAC consent - approved plans   
3 7 days notice to LPA   
4. LB notice of completion   
5. Further works - fabric of LB - fire regs   

Agenda Item 7
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6 Repair of damage after works   
7 Materials - samples   
8 Internal features   
9 Further Details   
10 Gate details, security devices, colour and finish, fixing, dimensions etc 

 
b)  12/01736/FUL 

1 Development begun within time limit   
2 Develop in accordance with approved plns   
3 Samples in Conservation Area   
4 amended plans   
5 further details   
6 Gate details, security devices, colour and finish, fixing, dimensions etc 

 
Main Local Plan Policies: 
Oxford Local Plan 2001-2016 
CP1 - Development Proposals 
CP8 - Design Develpmt to Relate to its Context 
HE3 - Listed Buildings and Their Setting 
HE7 - Conservation Areas 
CP13 - Accessibility 
 
Core Strategy 
CS19 - Urban design townscape char & hist env 
 
Other Material Considerations:  This application is in or affecting the Central Conservation 
Area.  The development is affecting a Grade I Listed Building. 
 
Public Consultation 
Note: At the time of writing this report the consultation period for representations to be 
received had not expired.  The time limit will have expired by the time the Committee 
considers this proposal and officers will provide an update of any additional comments at the 
committee meeting.  Comments received will be posted on the Council’s web site and 
members and the public will have the opportunity to see any additional comments received 
before the meeting. 
 
Statutory and Other Bodies: 
English Heritage – have raised no objections to the works    
 
Private Individuals:- 
Main comments raised: 

• questions the need for the new entrance  

• consider access via the new lift from the book stacks for wheelchair users adequate 

• Camera is a listed building which should retain its character  

• Wheelchair user numbers have not been established 

• Wheelchair access to upper floors still not possible  

• Consider the upheaval do not justify major changes to the listed building 

• Consider the security changes will put the collections are greater risk 
 
Relevant Site History:   
10/01109/LBC - Listed Building Consent,  
a) Internal alterations to Old Bodleian Library involving removal of lift and lift grilles, modern 
partitions , book conveyor, installation of new lift, WC's and kitchenette .  
b) Internal alterations to Radcliffe Camera involving removal of modern stairs, insertion of 
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new lift and stairs. Temporary removal of window and grille to allow contractors access.  
c) Internal alterations to underground book store involving removal of static shelving, 
installation of rolling stacks, carrels, lifts and provision of reading/ study areas. 
 
Officers Assessment: 
History of development 

1. The Bodleian Library complex includes the Clarendon Building, the Schools 
Quadrangle with the attached Divinity School and Convocation House, Duke 
Humphrey Library, Arts and Selden Ends. To the south is the Radcliffe Camera and 
underneath part of Radcliffe Square is the Underground Bookstore (UBS).  To the 
north is the new Bodleian. A tunnel links the Camera, UBS, Old Bodleian and New 
Bodleian. Appendix 1. 

2. The Radcliffe Camera was built between 1737 and 1749 to designs by James Gibbs 
and is one of Oxford’s most recognised buildings.  Originally, the ground floor of the 
building was an open arcade, with the access on the south side of the building, but 
was later enclosed in 1863 to provide additional library space. Below is a time line of 
key dates 

 

1737-49 Radcliffe Camera built, designed by James Gibbs 

1824 Radcliffe Square lawns put in and iron railings erected 

1860-61 Radcliffe Camera given to the Bodleian Library as a new Reading Room  

1861 Acland proposes a covered walkway between the Camera and Old 
Bodleian, which is not carried out 

1863 The open ground floor of the Radcliffe Camera enclosed and refurbished to 
become a bookstore. Windows glazed and new north stepped entrance 
added.  

1888 Trial of movable shelving in the Radcliffe Camera which were draw forward 
by handles and run in grooves cut into the floor 

1936 Railings around Radcliffe Square removed 

1940 Lower Reading Room in Radcliffe Camera created when books stored 
there were moved into the New Bodleian bookstack. Opened to readers 
May 1941 

1959 Seven steel windows in the lower arches of the Radcliffe Camera replaced 
by Godfrey Allen with new frames in aluminium. Wrought iron grilles in 
lower arches repainted and tips gilded 

1993 Railings put in again around Radcliffe Camera and additional paving 
installed 

2010 Insertion of new lift and stairs into Bay 1 of the Radcliffe Camera  

 

3. The ground floor is rusticated and there are eight arched and pedimented bays with 
eight intermediate bays.  The upper floor has coupled Corinthian columns with the 
bays alternating between a niche and a window over two tiers.  The large windows 
are pedimented.  Above is a balustrade and finial parapet and then the drum and 
dome, the drum pierced with sash windows. 
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4. Internally the spaces comprise the Lower Camera, Upper Camera and Staircase.  
The Lower Camera, originally open, has a shallow central stone dome supported on 8 
pendentives and around which lies an ambulatory, consisting of a series of groin 
vaults and small domes.  The original floor was in stone laid in a radiating pattern.  
This was covered with a wooden floor in 1863, when the space was enclosed and a 
new stepped access provided on the north side. 

5. The Upper Camera is a double height space with ambulatory and gallery enclosing it.  
Piers with Ionic pilasters support the drum and dome (constructed in timber with a 
decorative plastered finish). Portland and Bremen stone were used for the floor, 
though it is now covered with several layers of more modern flooring.  There is a 
modern raised floor within the ambulatory and one of the bays has been adapted for 
library office and administration use. 

6. The stairwell with spiral staircase rises from the ground floor to gallery level, 
interrupted by the 1863 inserted doorway and invigilators platform. 

 

Heritage Significance 

7. The Radcliffe Camera is one of Oxford’s best known buildings and contributes to the 
historic skyline. It is a focal point within the group of listed buildings in Radcliffe 
Square, and with the other library buildings represents the core to the University of 
Oxford and one of the most visited sites. The Bodleian library is considered to be the 
first major public library in Britain founded to serve the University of Oxford and “the 
republic of the learned” (Sir Thomas Bodley). It has national and international 
significance and status as a library of legal deposit and has a collection accumulated 
over four centuries placing it in the first rank of international libraries.  Its buildings are 
by architects of national significance and it is highly valued by the academic 
community, resident community, visitor and business community.   

 
8. The Camera is grade I listed and has high architectural, aesthetic and historical 

significance.  It was built to designs of the prominent 18th Century architect James 
Gibbs between 1737 and 1749.  The rotunda design is said to be the earliest example 
in England of a circular library and an exemplar of baroque architecture.  The 
entrance was originally on the south side, the new stepped access being added on 
the north side in 1863 when the building was loaned to the Bodleian, perhaps 
attempting to provide a stronger visual link with the library.  The Camera is not on axis 
with the Bodleian, offset slightly to the right, curtailing what otherwise would have 
been a sightline from the steps through the schools quad and Clarendon building to 
the George VI entrance on the corner of the New Bodleian. 

 
9. There is no doubting the Camera’s architectural and aesthetic significance, internally 

and externally, and its historical interest and association with the Bodleian.  Its 
continued use for the purpose for which it was originally designed, as a reading room, 
also has significance and is rare.  The building is not as originally designed and its 
continuous adaptation to meet the needs of the academic community and growing 
storage needs of the Bodleian is an important part of its interest.  This change has 
continued right through to modern times, the Lower Camera only adopting its current 
function in the 1940s.  

 
10. The setting of the Camera has also changed with railings first being introduced 

around a lawn in 1824.  These were removed in 1936, to open up the space and then 
reinstated in 1993. 

Policy Framework 
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11. Conservation principles, policy and practice seek to preserve and enhance the value 
of heritage assets.  The National Planning Policy Framework (NPPF) explains the 
government’s aim that the historic environment and its heritage assets should be 
conserved and enjoyed for the quality of life they bring to this and future generations.  

 

 In relation to development affecting a designated heritage asset (e.g. a listed building) 
the NPPF states that  

 
 ‘When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation. 
The more important the asset, the greater the weight should be. Significance can be 
harmed or lost through alteration or destruction of the heritage asset or development 
within its setting. As heritage assets are irreplaceable, any harm or loss should 
require clear and convincing justification’.  

 

12. Relevant Local Plan policies include those that seek to sustain the historic 
environment (HE.3 and HE.7) and CP.13, which encourages making prevision for 
access by all members of the community.  Core Strategy policy CS19 explains the 
need to preserve and enhance the historic environment and to deliver a high quality 
public realm. 

 

Brief description of proposals: 

13. The proposals involve the provision of level access to the camera by forming a new 
entrance to the south side of the building, on axis with the existing north stepped 
access.  This involves a ramped access, including new gate and piers in the 
boundary railing, new external door and internal lobby. 

 Further Internal alterations are proposed to reconfigure librarian space, access and 
security controls and furniture layout in the Camera and Old Bodleian.  The new 
entrance will provide a serviced reception and enquiry point for readers and will allow 
the removal of the invigilator’s metal platform in the staircase and removal of existing 
modern partitions and furniture.  

 

Assessment of Impact 

14. Works have recently taken place to expand reader space into the underground book 
store and to improve access with the provision of  new stairs and a lift for wheelchair 
users and ambulant disabled to access to and exit from the Gladstone link.  However, 
to meet fire safety requirements people with restricted mobility can only use the 
Lower Camera as an emergency exit route and not for study. 

 
15. These proposals to provide level access have been brought forward to coincide with 

the transfer of the lending collections and subject support services of the History 
Faculty Library so that they can join other provision for History already situtated in the 
Camera and Old Bodleian. 

 
16. Book security remains an issue and this proposal seeks to provide a more integrated 

and discreet security system that will allow existing sensors to be removed.  The use 
of book sensors is necessary, but are visually intrusive.  These proposals offer the 
opportunity to provide a single point of access that allows a reduction in the number 
of sensors and for those that are needed, for them to be more effectively integrated 
as part of the fittings and furniture. 
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17. The provision of an inclusive access is an important priority as is the need to ensure 
that the Camera can continue to function as part of a modern working library.  As with 
many historic buildings this presents a number of challenges, to ensure the heritage 
significance of the place is not diminished.  Improving access to the building improves 
access to and enjoyment of our historic environment and the learning environment 
and resources the bulding holds.  The building has a history of adaptation and 
alteration illustrating its capacity to meet changing needs.  This proposal represents 
another stage that involves change to elements of the building’s fabric that have 
already undergone alteration, or are ‘new’ elements.   

 
18. The proposed entry point reinvents the original access into the building and will allow 

readers and visitors to experience access via the stairs to the upper levels as 
originally intended and allows wheelchair users to use the Lower Camera.  This 
involves closing the existing stepped access as a primary entrance changing the 
arrangement that has been in place since 1863.  To meet the fire safety requirements 
and allow use of the Lower Camera by wheelchair users the new access is required 
to be at the southern end.  Re-opening the original access point and maintaining the 
north south axis as proposed responds to the history of the place and the original 
design intent  and are changes that are considered acceptable to facilitate provision 
of an inclusive access.. 

 
19. Internally the changes will be beneficial allowing the removal of modern intrusive 

elements and rationalising the library staff accommodation.  Disturbance to readers 
from noise is a concern of the University and the provision of partitions as proposed 
to provide discrete librarian accomodation in Bay 1 will help resolve these issues.  
Bay 1 is already used as a librarian work station and storage area.  Modern 
bookcases in this bay obscure the window at the back of the bay and there is a 
counter to the front.  The proposal replaces these modern and intrusive interventions 
with glass partitions and new bookcases that will better respect the qualities of the 
space, balancing the architectural qualities of the building with the user needs. 

 
20. These proposals are part of a long programme of changes to the Bodleian Library 

accommodation including the works to the New Bodleian, currently in progress, the 
provision of a new lift in the Old Bodleian and changes to the underground bookstore.  
The changes are part of the delivery of the University’s Library Strategy and have 
evolved following detailed analysis of the heritage significance and vulnerability of the 
historic building stock and the library collections. 

 
Conclusion: 
The stepped access is a significant physical constraint to the provision of an inclusive access 
and this proposal, which seeks to minimise the impacts and secure heritage benefits 
represents a balanced solution.  Approval is recommended 
 
Human Rights Act 1998 
 
Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
listed building consent and planning permission, subject to conditions.  Officers have 
considered the potential interference with the rights of the owners/occupiers of surrounding 
properties under Article 8 and/or Article 1 of the First Protocol of the Act and consider that it 
is proportionate. 
 
Officers have also considered the interference with the human rights of the applicant under 
Article 8 and/or Article 1 of the First Protocol caused by imposing conditions.  Officers 
consider that the conditions are necessary to protect the rights and freedoms of others and to 
control the use of property in accordance with the general interest.  The interference is 
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therefore justifiable and proportionate. 
 
Section 17 of the Crime and Disorder Act 1998 
 
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 approve, 
officers consider that the proposal will not undermine crime prevention or the promotion of 
community safety. 
 
Contact Officer: Sarah Billam/Nick Worlledge 
Extension:          2640/2147 
Date:          2nd August 2012  
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West Area Planning Committee 12th August 2012 
 
 
Application No.  12/01508/LBC 
  
Decision Due by: 10th August 2012 
  
Proposal: Replacement of existing Triton statue with new Coade stone 

statue. (Existing to be salvaged and displayed in alternative 
location) 

  
Site Address: Radcliffe Observatory Quarter 

Woodstock Road 
Oxford 

  
Ward: NORTH - North Ward 
 
Agent:  Oxford University Estates 

Directorate 
Applicant:  University of Oxford 

 

 
Recommendation: Grant listed building consent 
 
Reasons for Approval 
1 The Council considers that the proposal accords with Government advice on the 

management of the historic environment as summarised below.  It has taken into 
consideration all other material matters, including matters raised in response to 
consultation and publicity.  Any harm to the heritage assets that the works would 
otherwise give rise to can be justified and mitigated by detailed design, which the 
conditions imposed would control. 

 
2 The proposals have developed through informed analysis of the architectural and 

historic interest of the structure, examination of its condition by conservators and 
through pre-application discussions with officers. The impact on the significance 
of the heritage significance is considered acceptable and justified by the public 
benefits of the proposed works.  Overall the benefits that will be delivered, 
ensuring the fountain’s continued use, encouraging the public’s understanding 
and enjoyment of the heritage assets, justify granting listed building consent. 

 
Conditions. 

1. Development begun within time limit   

2. Develop in accordance with approved plns    

3. Sample panel on site  
4. Drawings and specification showing detailed design and installation details, 
5. Further details of pool lining, mechanical services for fountain,  
6.  External lighting 
7. Details to secure appropriate relocation for existing Triton statue 
8. Programme  for ongoing maintenance and repair  

Agenda Item 8
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Other Material Considerations: 

• National Planning Policy Framework (NPPF). 
 
Public Consultation 
Oxford Civic Society – are sad that the original fountain statue is in such a 
dilapidated state but welcome a replica to replace it with, and with the assurance that 
the original will be preserved.   
 
Oxfordshire Architectural and Historical Society (OAHS) – regret that the Triton 
fountain has been deemed irreparable and will not be returned to its original position.  
The society consider that approval should not be granted until a statement has been 
submitted by the conservators outlining the condition of the statue and why it cannot 
be reinstated, a precise drawing of the proposed replacement statue has been 
received and a definitive statement of where the original statue will be on display and 
able to be viewed by the public.  They add that they are disappointed that the 
application was validated without these statements in place and ask that no decision 
is made until they have been received and the public re-consulted.   
 
Statutory Consultees:   
Highways & Transport – Have not objections to the development  
 
Private Individuals:- 
Main comment raised:  Loss of original statue  
 
Planning History 
Planning permission and listed building consent have been granted for the alteration, 
extension and conversion of the hospital buildings to educational use in connection 
with Oxford University’s proposal for the Radcliffe Observatory Quarter.  The 
permitted proposals included a landscaping scheme for the front courtyard and 
repairs to the Triton Fountain.  The consents have been implemented and it is only 
on close examination of the statue by conservators that the University has concluded 
it is beyond repair and needs replacing, hence this application. 
 
Officers Assessment: 
1. The statue is the fountain centrepiece in the front courtyard of the  Radcliffe 

Infirmary building, installed in 1857, north of the city centre, on the west side 
of Woodstock Road.  The courtyard is framed by the Radcliffe Infirmary (Main 
Block) to the west; the Outpatient’s building to the south, St Luke’s Chapel to 
the north and the boundary wall and railings onto Woodstock Road.  In the 
centre of this courtyard is the fountain. (appendix 1) 

 
2. The fountain statue sits in the centre of a circular stone basin.  It is a six foot 

statue of Triton, in terracotta which has been coated with hard cementitious 
grey slurry.  The statue sits on fibreglass coated rubble fill and puddle clay 
plinth.  The Conservators’ cleaning process has identified that the statue has 
been damaged by water ingress and frost action in the past which has 
damaged the fragile terracotta clay.  This has been compounded by 
inappropriate repairs with cement mortars.  The statue was not originally 
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intended to be used as a fountain, but was modified for this purpose following 
acquisition.   

 
3. The statue is a copy of the original Foutana del Tritone fountain in Piazza 

Barberini, Rome, commissioned in 1642. The Artist, Gian Lorenzo Bernini, 
was a renowned Architect and Sculptor it is said that his work demonstrated a 
"unity of the visual arts”.  In Greek mythology Triton was a Merman, half man 
half dolphin, the son of Poseidon and Amphitrite.  He dwelt with his mother 
and father in a golden palace at the bottom of the sea and blew his conch like 
trumpet, on command of Poseidon, to calm the restless waves of the sea.  It 
is not known why Triton was chosen as a centrepiece for the fountain, but it is 
likely that it was chosen to complement the space and architecture of 
neighbouring buildings.  The Radcliffe Observatory designed by James Wyatt 
and completed in 1762 is based on the Tower of Winds in Athens.  The 
Ashmolean, is another Greek revival building of mid C19th date and suggests 
that perhaps the choice was simply a reflection of Victorian fashion and 
interest in the antiquities. 

 
4. The Radcliffe Triton was modelled by the distinguished Victorian sculptor John 

Bell.  Recent restoration works have also discovered the castings were 
produced by the sculptor J.M. Bashfield in his Millwall, London workshop.  
The statue is seen in Bashfield’s 1857 trade catalogue with a list price of £50.   

 
5. The fountain was not part of the original scheme for the hospital.  It was 

commissioned as part of an overall plan to improve the entrance to the 
Infirmary, including the removal of a section of the high wall and the erection 
of cast iron railings fronting Woodstock Road.  Interestingly, the fountain also 
provided water used for flushing the drains or in case of fire.  The nozzles of 
the fountain were silver catheters provided by one of the Infirmary surgeons.  
On the 17th June 1857 at a meeting of the Board of Governors it was stated  
 
‘permission was given to place a fountain in the centre bed of the grass plot 
provided none of the expense falls upon the funds of the Infirmary’.   
 

6. It is likely that the statue may have been a gift from a patron, possibly Thomas 
Briscoe, who is recorded as providing the largest contributions to the fountain 
scheme, with two payments of £20 each. In August of 1857, after the erection 
of the fountain in front of the infirmary, comments from the annual report are 
as follows;  
 
‘A great improvement has been effected in the external appearance of the 
Infirmary by the erection of a Fountain and the substitution of iron railings for 
the dead wall in front. The increased cheerfulness of the place has already 
been felt by patients.’ 
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Heritage Significance: 
7. The fountain is grade II listed and forms part of the group of listed buildings 

which make up the Radcliffe Infirmary site.  Its Triton statue has both aesthetic 
and historic value, designed by eminent Victorian sculptor John Bell and 
produced by London sculptor J.M. Bashfield and reflected C19th interest in the 
Antiquities.  Bell was involved in the revival of terracotta as an artistic medium 
in the 1850s.   

 
8. The fountain holds communal value as a local landmark having greeted 

visitors to the hospital site for over 150 years and is a part of the history of 
development of the site, helping understanding of Victorian values and ideals 
about public art and perceptions of good quality design in the 19th century.  Its 
aesthetic value lies in its accomplished design, although this has been 
compromised by the subsequent inappropriate and uninformed repairs, and 
adaptation of the base, using fibreglass.   

 
9. The porous nature of Terracotta, which expands and contracts with moisture 

and fluctuations in temperature adds weight to the notion that the statue was 
not designed as a fountain, but was adapted to meet the brief set down by the 
Board of Governor’s meeting in June 1857.  The later coating of cement 
mortar was an attempt to protect the fragile terracotta underneath, which in 
fact probably accelerated the decay. 

 
10. In addition to the cement coating the statue has undergone other repairs over 

the years which has both altered the appearance of the statue, with the loss of 
the fine detailing and caused further deterioration of the glazed terracotta clay.   

 
Policy Framework 

11. Conservation principles, policy and practice seek to preserve and enhance the 
value of heritage assets.  The National Planning Policy Framework (NPPF) 
explains the government’s aim that the historic environment and its heritage 
assets should be conserved and enjoyed for the quality of life they bring to this 
and future generations.  

 
12. The NPPF is supported by a Practice Guide that gives advice on the 

application of the historic environment policies.  Paragraph 78 of the guide 
explains the expected outcomes  

There are a number of potential heritage benefits that could weigh in favour of 
a proposed scheme:  

• It sustains or enhances the significance of a heritage asset and the 
contribution of its setting. 

• It reduces or removes risks to a heritage asset.  

• It secures the optimum viable use of a heritage asset in support of its 
long term conservation.  

• It makes a positive contribution to economic vitality and sustainable 
communities.  

• It is an appropriate design for its context and makes a positive 
contribution to the appearance, character, quality and local 
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distinctiveness of the historic environment. It better reveals the 
significance of a heritage asset and therefore enhances our enjoyment 
of it and the sense of place.  

 

13. In relation to development affecting a designated heritage asset (e.g. a listed 
building) the NPPF states that  

 
‘When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be 
given to the asset’s conservation. The more important the asset, the 
greater the weight should be. Significance can be harmed or lost 
through alteration or destruction of the heritage asset or development 
within its setting. As heritage assets are irreplaceable, any harm or loss 
should require clear and convincing justification’.  

 
Brief description of proposals:  

• Replacement and reinterpretation of the existing Triton statue with new Coade 
stone statue inspired by the Fountana del Tritone in Rome 

• Repair and restoration of the existing 1857 Triton statue involving the 
application of additional slurry coat to the surface of the statue, containing a 
terracotta coloured pigment.  The proposal also includes for the long term 
preservation of the existing statue by its relocation to a site protected from the 
elements  

• Replacement of existing pool lining, mechanical services and associated 
infrastructure. 

 
Impact on heritage assets: 

14. The fountain pool, including the existing pool lining, pipe work, pump etc, are 
also in a poor state of repair.  The plinth on which the statue sits has been 
replaced in fibreglass coated rubble and puddle clay.  Intervention is required 
to ensure appropriate repair.  Repair work to the pool is proposed and. was to 
be part of the consented landscaping works for the whole site, with conditions 
requiring a schedule of repairs. This application for a replacement Triton 
statue has been submitted as a separate item of work, only because the 
University has concluded, after specialist examination of the statue, that 
repair, as originally planned for, and reinstallation was not an appropriate 
course of action to preserve the structure and that a replacement statue would 
be necessary. 

 
15. Conservators have cleaned the existing statue.  The cleaning process has 

found the existing statue is in a much worse condition that previously thought 
and is such that it cannot be re-used.  The porous nature of Terracotta means 
that the clay has contracted and expanded over time through the absorption of 
moisture and attrition from changing weather conditions and temperature.  The 
ensuing water ingress and frost action has contributed to significant areas of 
cracking.  Where repairs have been undertaken and a cementitious mortar 
used to cover the terracotta, the terracotta has cracked underneath.  Indeed, 
the slurry coat may have been applied to the surface of the statue to conceal 
previous repairs in an attempt to provide a degree of weather protection.   
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16. It is not possible to remove the slurry coat without damaging the terracotta 

underneath.  Instead a further protective coating will be applied to the surface 
of the statue, containing a terracotta coloured pigment to conceal the previous 
repairs and restore the colour of the original finish.  The harm to the quality 
and appearance of the existing statue has already taken place.  These works 
of salvage, conservation repair and reinstallation in a covered location will 
save the original statue from being lost entirely. It is intended that the statue 
will be relocated to Osler House, which is the social club for medical sciences 
division. They are very keen to have the statue, because of the association 
with the Radcliffe infirmary.   

 
17. As with the existing statue, the replacement statue will be a reinterpretation 

inspired by the original Foutana del Tritone fountain in Piazza Barberini, 
Rome, Using the same techniques as Bashfield would have used in 1857.  
The new statue will be created using a plaster mould with final detailing 
carried out by sculptors prior to firing.  It will be a copy of a triton statue, 
recently installed on the North Terrace of Ferne Park, for Lord and Lady 
Rothemere, which has the same scale, composition and aesthetic as the 
Radcliffe Infirmary one. 

 
18. The new statue will be produced in Coade Stone so will last 150- 200 years.  

Coade Stone is a composition of clay fired in a kiln at a very high temperature 
to produce a versatile and highly durable sculptural medium that is impervious 
to both rain and frost. Coade stone was introduced in 1769 and the ease with 
which it could be moulded made it suitable to meet a demand for large 
statues, sculptures and sculptural facades that would be resistant to 
weathering. Its constituents are grog, crushed flint, fine quartz, crushed soda 
lime glass and ball clay and fired at very high temperatures.   Coade stone 
was by used by Wyatt for the sculptural friezes on the Radcliffe Observatory. 

 
19. The new statue is proposed to have a creamy buff colour finish to reflect 

surrounding building stone.  As part of the restoration works it is also intended 
to replace the modern fibreglass coated rubble fill and puddle clay plinth and 
replace it with block work faced with stone to provide a ‘rocky outcrop’ similar 
to the one at Ferne Park in Wiltshire.   

 
20. The fountain and the courtyard represent the University’s shop front and 

appropriate maintenance and management of the quasi public realm will be a 
high priority for the University.  It is intended that the landscape around the 
ROQ site will be managed by the University Parks team and a condition is 
attached to the existing permission requiring details of the management plan, 
but to be clear about the extent of this management regime in relation to the 
fountain a condition is recommended here to require details and 
implementation strategy. 

 
Conclusion 
As a part of the current permitted works for restoration of the fountain it has become 
clear that the existing Triton statue is in very poor condition and the appropriate 
course of action to preserve it is to display it under cover   (after conservation works 
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are completed).  This application is for a replacement of the statue with another that 
has a very similar aesthetic and scale, but using a different historic material and one 
that is designed specifically to withstand weathering. 
 
Officers are satisfied that replacement of the existing Triton statue is justified, that a 
publicly accessible location for the repaired existing statue can be secured, that the 
proposed replacement and its colour is appropriate, that the use of Coade stone will 
make the statue durable in the conditions in which it will sit and that there will be an 
effective management regime for the fountain. To ensure its proper maintenance 
 
Approval is recommended 
 
Human Rights Act 1998 
Officers have considered the Human Rights Act 1998 in reaching a 
recommendation to grant listed building consent, subject to conditions.  Officers 
have considered the potential interference with the rights of the owners/occupiers 
of surrounding properties under Article 8 and/or Article 1 of the First Protocol of 
the Act and consider that it is proportionate. 
 
Officers have also considered the interference with the human rights of the 
applicant under Article 8 and/or Article 1 of the First Protocol caused by imposing 
conditions.  Officers consider that the conditions are necessary to protect the 
rights and freedoms of others and to control the use of property in accordance 
with the general interest.  The interference is therefore justifiable and 
proportionate. 
 
Section 17 of the Crime and Disorder Act 1998 
 
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 consent subject to conditions, officers consider that the 
proposal will not undermine crime prevention or the promotion of community 
safety. 
 
Background Papers: 12/01508/LBC 
 
Contact Officers: Nick Worlledge/Sarah Billam 
Extension: 2147/2640 
Date: 2nd August 2012 
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