
SP42 - John Radcliffe Hospital 
Mark Pett – Headington Heritage 

Parking – The Problem 
 
Please refer to my earlier submission (Appendix 2), the JR alone is responsible for the equivalent of 100% of the traffic on 
Marsh Lane, one of the major entry points to the city, the Churchill is similar. 
 
The following shows the sheer scale of the overprovision of parking at the JR, contributed to also by the Churchill as 
below: 
 

 
 

 



 
 
See appendix for other sites which add to the Headington traffic issues, I intend to submit exact numbers when received. 

Planning Policy 
 
There are a number of errors in the Inspector’s request to remove “reduction in parking” from this Site and other Policies 
as formulated in IC.1 Question 8. 
 
The parking is NOT necessary for operational use as implied, the only requirement is that staff and patients can get to and 
from the hospital in a reasonable cost, timeframe and convenience in relation to their ability and needs.  There is only 
parking stress through the incompetence of the Councils to provide effective transport solutions. 
 
The reduction requirement DOES meet the s106 requirements (p.122), it IS directly related to the development as it will 
increase the number of trips by: 
 

• Car – if no space available parking will be found elsewhere (park on driveway, partners workplace, back to home 
etc) 

• Bus – Buses are a major contributor to pollution with bus jams a major feature in Oxford 
 
Most of the trips will not be carbon neutral. 
 
Therefore, as the current parking provision is unacceptable, causing loss of life and damaging health, and any new 
development MUST act as an attractor and the only method to reduce net parking is to reduce existing parking provision. 
 
Further, it is directly supported by NPPF: 
 

170 Preventing new and existing development from contributing to, …, unacceptable levels of soil, air, water 
or noise pollution  

 
Which clearly implies (existing development) OCC has the power to take steps to require owners to reduce air pollution 
without even a planning application. 
 
Therefore, the target of “no net increase” directly contradicts RE6 that demands mitigation measures – logically this must 
include trips generated by employment at a more developed site. 
 
A health assessment is required under RE5 but is largely unnecessary as the research commissioned by the BMA has 
already indicated 40,000 deaths P.A. by air pollution, of which as indicated, the JR is contributing to in Headington. 
 
Even if s106 did not apply (CIL contributions set by OCC for hospitals is very low) the reduction requirement would still be 
enforceable. 
 



The intended wording of “seek reduction” is not effective or enforceable and would not be struck down in a planning 
appeal.  As pointed out in in my earlier submission, planning applications at the JR have resulted in an increase in parking 
(JR Surgery) or no net reduction, now the Inspector wants to reduce this still further. 
 

Proposed Transport Plan Requirement Is Ineffective 
 
A Transport Plan is a planning condition, imposed after conditional acceptance, it is therefore not subject to scrutiny 
either by citizens via consultation, or the LTA (Oxfordshire County Council) or their representatives via Planning 
Committee therefore it is not effective as OCC Officers cannot know all the facts concerning a development as it is outside 
of their jurisdiction. 
 
In effect only the developer has a chance to put its case. 
 
The target of “no net increase” is completely unacceptable given the scale of the traffic problems in Oxford and the heavy 
use of commuter routes to the JR and the Churchill by schoolchildren whose schools are located on the same roads. (Refer 
earlier submission) 

Appendix 1 – Other Sites Causing Parking Issues 
 
(Relevant as illustrates the JR in context) 
 

 

 
 



 
 

 

 
 
  



Appendix - 2 – Earlier Submission 
Policy SP42 – John Radcliffe Hospital (The JR) 
 

John Radcliffe – Key Points 
 
The policy is not effective, justified or positively prepared as heritage protections have been weakened, and the health 
emergency, in large part caused by the acres of car parking available at the JR has not been formally addressed with a 
proportionate plan. 
 

• The JR green is not formally protected from development although located in an area of severe green space 
deprivation (Central Headington) 

• Cuckoo Lane has been removed from the the site-specific policy 

• No effective, positively prepared plan fulfilling the duty to cooperate with Oxfordshire County Council, the 
Highway Authority, to reduce car parking places with clear linkage to planning permission and clear joint strategy 
with Oxfordshire County Council to protect the inhabitants and in particular vulnerable sections of the population 
as schools, hospitals, colleges and universities as been articulated 

• Has not been prepared with the active involvement of local highways authorities, … neighbouring councils (NPPF 
p.104) 

The fundamental point about traffic in Headington is: 

• The total number of traffic movements to the JR (ie cars) is equivalent to the entire inbound number of cars coming 

into Oxford via Marsh Lane 

See Appendix 2 - Access to Headington Objection below for the analysis. 
 

Heritage and Green Space 
The new policy significantly weakens the previous policy in particular: 
 

JR Sites (2013) SP23 JR Local Plan 2016 Site Protection 

Headington conservation area, to 
which the open space and trees on the 
site make an important contribution. 

Proposals must consider 
their impact upon the Old 
Headington Conservation 
Area 

Reference to JR Green (open 
space) and trees removed 
 

The pedestrian and cycle way of 
Cuckoo Lane along the southern edge 
of the site is 
enclosed by mature vegetation and 
should be retained as a green route 

Removed Cuckoo Lane is now a local 
heritage asset, and part of the 
OHCA why has this been 
removed? 

 

Cuckoo Lane 
 
The important heritage features of intersecting treelines of Cuckoo Lane and Osler Road both of which have existed for 
hundreds of years are shown below: 



 
Figure: Cuckoo Lane – A Local Heritage Asset and In OHCA 

 
Cuckoo Lane and Osler Road treelines (YELLOW)  
 



 
JR Green looking South to Cuckoo Lane and now built JR Surgery extension 

 
Fine Historic Treeline with Osler Road Grade II Listed Wall – The JR Curtilage  
 
 
OHCA p.74 
 

Air Quality and Traffic Issues 
 
The statement: 

Improvements to public transport access and the reduction in car parking provision on site will be required, in 
accordance with Oxfordshire County Council’s Local Transport Plan.  

Is not positively prepared,  as it offers no actual plan to achieve it other than a vague indication of conforming to the 
Oxfordshire County Council’s LTP – NOT ONE SINGLE planning permission relating to the JR has resulted in the loss of a 
single parking space while increasing demand by extra employment, further, in the case of Manor Surgery, destination 
parking spaces were increased by approximately 10 in contradiction of the OCCs own policies. 
 

The Scale of the JR Traffic Problem 
 
The traffic generated by the vast staff car parks is equivalent 100% of the traffic flows via Marsh Lane, one of the most 
important arterial commuter routes into the city, polluting the entire Headington area. 
 

Vulnerable Populations on Commuter Routes  
The following map shows the schools, colleges, and universities affected by the traffic in Headington, note the following 
which are located close to arterial routes to the JR Hospital, or routes used by children going to the same: 
 

• Cheney School 

• St Andrews Primary 



• Headington School (inc Primary) 

• Rye St Antony 

• St Josephs 

• Oxford Brookes 

• Windmill Primary 

• OIC 
 
 
 

 
Figure: Schools, Nurseries, Colleges, Universities and Hospitals 

JR Green 
 

 
Figure: JR Green 
 

Significant View Lines 
 
The significant view lines both to and from the old JR in still extant fine parkland that constitute the Manor/original JR 
grounds are shown below: 
 



  
Figure – View Line to the JR Manor and JR Green (Main JR Hospital to left) note Sports Ground 

 
Significant View Lines in OHCA Appraisal 
 
The factors listed in the OHCA Appraisal (2011) support the total protection of this precious green space: 
 
Significance 

• Lack of significant intrusion from later infill development  

• “Green and open spaces contribute to rural character and setting” 

• Quality of views through the area 

  



Vulnerability 

• Development that undermines the distinctive character or appearance of the area 

• Loss of green and leafy character through depletion of the mature tree stock and Hedgerows 

• Loss of quality in the public realm through poor quality interventions 

• Some boundary treatments are considered out of keeping with the character of adjacent buildings or detracting 

from the quality of spaces such as Cuckoo Lane 

Setting of Headington Manor 
 
The setting of the listed buildings at Headington Manor has been greatly affected by the construction of the 
massive, monolithic structures of the John Radcliffe Hospital. Whilst the public benefits provided by the hospital 
are such that an adverse impact to the setting of the listed buildings might be deemed acceptable, concern has 
been expressed that the design of the buildings, including their cladding, fenestration and form might have been 
more sympathetically designed to reduce their intrusion.  
Within the open spaces to the south of the Manor House, an area of ornamental planting has been created to 
screen views of the car park in front of the building. This has now grown to height that obscures the manor 
house from the parkland, resulting in a loss of most of its contribution to the area’s character and appearance. 
Maintenance, including thinning of this shrub planting would help to restore the building to views across its green 
open space.  
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