
 

 

West Area Planning Committee 

 

 

 14 September 2011 

 
 

Application Number: 11/01928/EXT 

  

Decision Due by: 19 October 2011 

  

Proposal: Application to extend the time limit on planning permission 
08/02720/FUL for "Amendments to planning permission 
07/02903/FUL (Demolition of existing building, erection of 4 
storey building to form 34 bedroom guest house with 
underground packing area), comprising various alterations 
to the building approved.  Removal of third floor communal 
roof garden (amended description and plans) 

  

Site Address: 376 Banbury Road (Appendix 1) 
  

Ward: Summertown Ward 

 

Agent:  John Philips Planning 
Consultancy 

Applicant:  Mr R Swailes 

 

 

Recommendation: The West Area Planning Committee is recommended to be 
minded to grant planning permission but to delegate authority to officers the power to 
issue the notice of permission on completion of the legal agreement for the following 
reasons: 

 
 1 The principle of redeveloping the application site was established by the 

previous planning permission reference 08/02720/FUL and 07/02903/FUL. 
This application seeks to extend the permission and in the light of there 
having been no changes to the policy context or other circumstances the 
proposals remain appropriate and in accordance with the policies of the 
Oxford Local Plan and the Oxford Core Strategy. 

 
 2 Officers have considered carefully all objections to these proposals.  Officers 

have come to the view, for the detailed reasons set out in the officers report, 
that the objections do not amount, individually or cumulatively, to a reason for 
refusal and that all the issues that have been raised have been adequately 
addressed and the relevant bodies consulted. 

 
 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. 

 

Agenda Item 5
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Conditions: 
1 Development begun within time limit   
2 Develop in accordance with approved plans   
3 Samples   
4 Boundary details before commencement   
5 Landscape plan required   
6 Landscape carry out after completion   
7 Tree protection measures   
8 Details of car ramp   
9 Means of Access   
10 Car Parking   
11 Visibility Splays   
12 Bin storage   
13 Restaurant for residents use only   
14 Construction no mud on highway   
15 Construction Travel Plan   
16 Scheme for treating cooking fumes   
17 Details of terrace screens   
18 Controlled barrier system   
19 In accordance with NRIA   
20 Variation of parking order   
21 No air conditioning systems   
22 No access to wild flower garden   
23 Traffic management measures 

 

 

Planning Obligations: 
The following contributions are required in accordance with the Planning Obligations 
SPD to mitigate the impact of the proposals on City and County Services and 
infrastructure. The contributions set out below are indexed linked to values at 2006 
levels and should be increased accordingly to the real value at the time of payment. 

 

£31,275 towards traffic management measures in the vicinity of the development 

 

 

Main Local Plan Policies: 

Oxford Local Plan 2001-2016 (OLP) 

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 

TR1 - Transport Assessment 

TR3 - Car Parking Standards 

TR4 - Pedestrian & Cycle Facilities 

HS19 - Privacy & Amenity 

TA4 - Tourist Accommodation 
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Oxford Core Strategy 2026 

CS2_ - Previously developed and greenfield land 

CS9_ - Energy and natural resources 

CS10_ - Waste and recycling 

CS17_ - Infrastructure and developer contributions 

CS18_ - Urban design, town character, historic environment 

CS32_ - Sustainable tourism 
 

 

Other Material Considerations: 
PPS 1 – Delivering Sustainable Development 
PPG 13 – Transport 
Regional Spatial Strategy for the South East 
Parking Standards Supplementary Planning Document 
Planning Obligations Supplementary Planning Document 
 

 

Relevant Site History: 
11/00755/FUL - Demolition of existing building. Erection of 5 storey building providing 
3 x 3 bedroom and 6 x 2 bedroom flats, with 18 car parking spaces, cycle parking 
and bin store at basement level accessed from Hernes Road. (Amended plans) - 
refused 
 
08/02720/FUL - Amendments to planning permission 07/02903/FUL (demolition of 
existing building. Erection of 4 storey building to form 34 bedroom guest house with 
underground parking area.) Comprising various alterations to the building approved. 
Removal of third floor communal roof garden (Amended description and plans) - 
approved 
 
07/02903/FUL - Demolition of existing building. Erection of 4-storey building to form 
34-bedroom guesthouse with underground parking area – approved 
 
07/02723/ADV - Retention of 1 logo advertisement and  2x non-illuminated adverts 
on hoardings. (Amended description) - refused 
 
07/02722/FUL - Retention of hoardings to Banbury Road and Hernes Road frontage. 
(Amended description) – refused 
 

 

Representations Received:  
 

Statutory and Internal Consultees: 
Thames Water – No objection 
 

Third Parties 
Three letters of comment has been received. The issues raised can be summarised 
as follows: 
 

• Proposal would result in substantial increase in volumes of traffic 

• Dangerous junction, proposal would only exacerbate this 
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• Not obvious that guest house is needed at this location 

• Increase in temporary visitors would destroy sense of community 

• Construction of underground car parking would be disruptive in terms of noise 
and vibration. Risk to foundations 

• Overdevelopment 

• Not a commercial area 

• If permission granted it should be for minimum length of time 
 

 

Officers Assessment: 
 

Site Description and Proposal: 

 

1. The application site comprises No 376 Banbury Road, a two storey 
building (with accommodation in the roof space) situated on the corner of 
Banbury Road and Hernes Road. The property is currently used as a 
student hostel. 

 

2. The area is characterised by residential development, with the application 
site forming part of triangle of land bounded by Banbury Road, Hernes 
Crescent and Hernes Road, which with the exception of No 376 Banbury 
Road has been intensively redeveloped.  

 

3. Planning permission is sought to extend the consent granted under 
reference 08/02720/FUL for the demolition of the existing building and 
erection of a 4 storey building to form a 34 bedroom guest house with 
underground parking area. That consent was an amendment to an earlier 
planning permission reference 07/02903/FUL. The Committee reports for 

both applications are attached as Appendix 2 and 3. 
 

 

Principle of Development 

4. The proposal before Committee is an application to extend the extant 
planning permission. In response to the current economic climate the 
Government in October 2009 formalised a mechanism for Local Planning 
Authorities to extend the period for implementation of a planning 
permission beyond the normal 3 year period where it was appropriate to 
do so. 

 

5. Local Planning Authorities are advised that they should take a positive and 
constructive approach towards applications which improve the prospect of 
sustainable development being taken forward quickly. The development 
proposed in an application to extend a planning consent will have already 
been judged to be acceptable in principle when permission was originally 
granted. Whilst Planning Authorities must consider these applications 
against the policies of the Development Plan, the Government advises 
that in making a decision the Authority should focus their attention on 
development plan policies and other material considerations which may 
have changed significantly since the granting of the original permission. In 
other words if the circumstances have not changed to a significant extent 
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then there is a presumption towards granting permission to extend the 
period of consent. 

 

6. Since granting the original planning permission the Oxford Core Strategy 
2026 has been adopted. The Core Strategy, like the Oxford Local Plan, is 
supportive of providing new short stay tourist accommodation and states 
that they should be focused on the City centre or along main arterial 
routes. In this regard the proposal remains acceptable in planning policy 
terms, and as there have been no other changes in circumstances officers 
would therefore raise no objection to the extension of the planning 
consent. 

 
 

Conclusion: In the light of the above, officers would recommend that the 
Committee support the planning application subject to the above conditions and 
accompanying legal agreement. 

 
 

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 planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community safety. 
 
 

Background Papers: 11/01928/EXT, 08/02720/FUL, 07/02903/FUL 
 

Contact Officer: Steven Roberts 

Extension: 2221 

Date: 31 August 2011 
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