
 
 
Please note this form has two parts: 
 
Part A – Your details 
Part B – Your consultation response 
 
Please ensure you complete both parts of the form. Where possible, we would 
prefer responses are provided using our online consultation system econsult. 
To respond in this way, please follow this link:  www.oxford.gov.uk/mainmods  
 
Responses should be limited to the Main Modifications and the Sustainability 
Appraisal of the Main Modifications. Comments will be considered by the 
independent Planning Inspectors undertaking the examination of both Local 
Plans 
 

All responses must be received by 4pm on 27th March 
2020 to: 

 
  

 
 
 
 
 
 
 
 
 

Oxford Local Plan 2036 
Main Modifications Consultation 

Response Form 
 

Planning Policy 
Oxford City Council 
St Aldate’s Chambers 
109-113 St Aldate’s  
Oxford  
OX1 1DS 
Email: planningpolicy@oxford.gov.uk 

 











 

 
 
 
 
 
 
 
 
 
 
 
 
 

Oxford Local Plan 2036 Main 
Modifications Consultation  
 
Consultation Response  
 
Policy SP54: No 1 Pullens Lane, Oxford  
 
 
 
 
 
 
 
 
 
 
 
March 2020  
 



 

Copyright JPPC 2020 1 

 
 
1. INTRODUCTION  
 

1.1. These representations are made to Oxford City Council (‘the council’) on behalf 
of Grange Mill Developments Ltd who have an option for development on land 
at No.1 Pullens Lane (‘the site’). The comments are tabled in response to the 
main modifications of the Local Plan 2036 Proposed Submission Document, 
specifically in relation to the proposed amendments to Policy SP54. .  
 

1.2. The Oxford Local Plan 2036 was submitted for examination in March 2019, and 
public hearings took place in December 2019. As part of this examination 
process, the independent Local Plan inspectors identified various amendments 
that they consider necessary to ensure the Plan is 'sound'. These are known 
as 'Main Modifications'.  

 
1.3. No.1 Pullens Lane has been identified in the Proposed Submission Draft of the 

2036 Local Plan (Policy SP54) as being a site suitable for providing housing. 
However, following the examination process, the site was listed within the 
schedule of proposed main modifications which stated that ‘Planning 
permission will be granted for residential dwellings at the No.1 Pullens Lane 
site. The minimum number of homes to be delivered is 11. Other 
complementary uses will be considered on their merits.’ 
 

1.4. This paper offers an overview of the site and our comments in response to the 
main modifications of the site, specifically relating to the addition of a minimum 
housing delivery of 11 units.  

 
2. BACKGROUND  

 
2.1. The site is located to the western side of Pullens Lane in Headington and 

presently contains a detached 1960s two-storey dwelling (‘Hillslope’) which is 
in an unkempt and tired state with overgrown gardens. The site also features a 
garage, which provides a self-contained flat.  
 

2.2. The site sits within the Headington Hill Conservation Area. The site has a 
boundary to the south and west with Pullens Lane allotments, while to the north 
is the neighbouring residential property Pullens Gate and Pullens Lane along 
the length of the eastern boundary with the residential property of Elm Gate 
Cottage on the opposite side of the lane. 

 
2.3. Pullens Lane is a narrow lane and serves a number of large, detached buildings 

set back from the road. The buildings are generally screened by gateways and 
vegetation screening, primarily encompassing a mix of residential and 
educational uses.  
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2.4. Hillslope is not listed and there are no listed buildings near to the site, nor any 
within a catchment area such that their setting would be affected by proposed 
development. 

 
2.5. Vehicular and pedestrian access is achieved central along the eastern 

boundary from the private access road of Pullens Lane. 
 

2.6. At present, due to the overgrown vegetation and trees within the site and its 
boundaries, there are limited views into the site of Hillslope which does not 
positively contribute to the street scene or the site context. 

 
 

3. PLANNING HISTORY  
 
3.1. The site has been the subject to a number of planning applications between 

1952-1973, however more recently there were three applications for a 55-
bedroom care home (references 18/00890/FUL, 15/03611/FUL & 
14/00983/FUL). The 2014 and 2018 schemes were refused, and the 2015 
scheme withdrawn. 

 
3.2. Looking at the most recent refusal for a care home scheme (reference 

18/00890/FUL) this was refused for the following reasons:  
 

1) Having regard to the overall design of the proposed development including 
the ratio of built form to plot size, together with the associated intensity of its 
use, the proposal would result in a physical overdevelopment of a greenfield  
site that would generate an inappropriate level of traffic generation which 
would fail to preserve the quiet, verdant and rural character and appearance  
of  the Headington Hill Conservation Area. Furthermore, the proposal fails 
to respect the site's context and would harm the special character and 
appearance of the Conservation Area. The development would result in a 
high level of less than substantial harm that would not be outweighed by any 
public benefit derived from the development contrary to the requirements of 
policies CP1, CP6, CP8, CP9, CP10, CP11, NE15 and HE7 of the Oxford  
Local Plan 2001-2016, policies CS2 and CS18 of the Oxford Core Strategy 
2026 as well as policies HP9  and  HP10 of the Sites and Housing Plan  
2011-2026 and GPS4 of the Headington Neighbourhood Plan 2017.  
 

2) The proposed development would fail to achieve high quality design and by 
reason of the height, scale, massing, footprint, siting and architectural form 
would result in an excessively large building that would be out of keeping 
with the character and appearance of the site and its surrounding context. It 
would be unduly prominent within the surrounding area in close proximity to 
its boundaries and due to inadequate retention of important soft landscaping 
features and poor landscaping proposed. Consequently it would have a 
harmful impact on the special character and appearance of Pullens Lane 
and the Headington Hill Conservation Area as identified in the conservation 
area's character appraisal and a harmful impact on the setting of the listed 
building Headington Hill Hall and would fail to preserve the character or 
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appearance of that area or its setting thus failing to meet the duties set out 
in the Planning (Listed Buildings and Conservation Areas) Act 1990 in 
sections 66 and 72 of that  Act.  The proposed design would fail  to meet  
the  objectives  of  national planning policies relating to both design and the 
historic environment set out in the National Planning Policy Framework, 
resulting in a high level of less than substantial harm and any public benefit 
derived by the development would not outweigh the harm in this case. The 
development would be contrary to Oxford Local plan Policies CP1, CP8, 
CP9, CP11, HE3, HE7 and HE10, Policy CS18 of the Council's Core 
Strategy and Policies GPS4, CIP2, CIP3 and CIP4 of the Headington 
Neighbourhood Plan 2017.  
 

3) The proposed development would result in the net loss of a significant 
amount of vegetation and ecological habitat that makes a meaningful 
contribution to local biodiversity that cannot be adequately mitigated or 
compensated for by the proposal. In addition, insufficient information has 
been provided to satisfactorily determine the potential harm to known 
Protect Species on site and any appropriate mitigation necessary.  As such, 
the development fails to accord with the requirements of policies NE22 of 
the OLP and CS12 of the Oxford Core Strategy 2026 and the NPPF. 

 
4) The proposed development would result in removal of a significant amount 

of trees and vegetation that cumulatively contribute significantly to the sites' 
garden setting and the green verdant and sylvan character and appearance 
of the Headington Hill Conservation Area. Due to the overdevelopment of 
the site resulting from the size, scale massing, siting of the building and 
resultant area of land left for landscaping purposes and due to the plant 
species and planting plan proposed, the development would fail to provide 
adequate landscaping of a form and type that would sufficiently mitigate the 
loss of existing trees and vegetation on site, or the impact of the built form 
proposed or to adequately respond  to  its  landscape context. As such  there  
would  be  harm  to  the character  and  appearance  of  the  Headington  Hill  
Conservation Area and consequently  the  proposals  fail  to  accord  with  
the  requirements  of  policies CP1, CP6, CP8 CP11, NE15 and NE16 of the 
Oxford Local Plan 2001-2016, Policy  CS18  of  the  Oxford  Core  Strategy  
2026  and  Policy  GSP3  of  the Headington Neighbourhood Plan 2017 and 
the NPPF.  
 

5) Insufficient information has been provided to assess whether adequate or 
appropriate sustainable drainage design would be provided such that the 
development would not have an adverse impact on the environment or local 
amenities; particularly in light of the inability of the local infrastructure 
identified by Thames Water to accommodate it. As such the proposal is 
contrary to Policies NE14 of the OLP and CS11 of the CS. 

 
6) Due to the increased  traffic  generation and  general  noise  and  disturbance 

generated by vehicles in close proximity  to  Pullens  Gate,  the  development 
would generate a level of noise and disturbance that would be harmful to 
this property such that the existing amenity derived from the rural tranquillity 
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of this quiet residential area would be harmed. As such it is considered 
contrary to Policy CP1, CP9 and CP21 of the OLP.  

 
7) In the absence of sufficient information to assess the impact of the proposed 

development on Air Quality resulting from dust emissions the development 
is contrary to Policy CS23 of the OLP and the NPPF. 

 
The site layout plan relating to that development is provided below: 

 
 

3.3. The planning history quite clearly determined that the site was not suitable for 
the scale/spread of development proposed and the quantum of development, 
due to the perceived harmful impacts on the character and appearance of the 
area.  
 

3.4. With this in mind, in December 2019 JPPC applied for planning permission 
(reference 19/03223/FUL) for the demolition of the existing dwellinghouse and 
self-contained flat and the erection of 3. No detached two storey 5-bedroom 
dwellings with associated access and landscaping works. This application was 
predicated on the basis of the site’s history, seeking to respond to the refusal 
reasons as stated above, chiefly being the: 

 
– physical overdevelopment of the site 
– ratio of built form to plot size 
– resultant development impacts (traffic etc.) on the quiet, verdant character 

of Pullens Lane 
– loss of significant ecological habitat and vegetation  
– scale, siting and massing of buildings proposed 
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3.5. The scale of development has been reduced from 27.7% building footprint 
(application reference: 18/00870/FUL for the Care Home Scheme) to 12.6% 
(current application for 3 no. dwellinghouses).  
 

3.6. In undertaking an exercise to consider higher density development, it has been 
found that the associated spread of built form and associated hard landscaping 
would, contrary to the planning history, result in an overdeveloped plot build 
ratio and would be detrimental to the site’s role in preserving the verdant, 
spacious character of Pullens Lane Conservation Area. 

 
3.7. In light of the objections raised by officers to Grange Mill Development’s 

planning application, JPPC met with OCC planning officers, including the 
Council’s conservation officer. Our client was advised by officers that a large 
part of the site was unable to be utilised due to the large amount of vegetation, 
the potentially harmful ecological impacts and also the impact upon the 
character of the area. It was opined that the site played an invaluable role in 
the character of the Lane, due to its undeveloped and well screened nature.  

 
3.8. In its most recent correspondence, the applicant has been advised that the site 

is overdeveloped and building should be confined to the northern corner of the 
site, the remainder retained with tree cover and set aside for 
biodiversity/ecological enhancements. However in restricting development to a 
confined element of the site it would not be feasible to cater for increased 
density of development, given that the resultant needs to increased unit 
numbers increasing additional hardstanding for parking, turning and amenity 
space, which would consume the site with domestic paraphernalia and built 
form intervention. A higher density development would be at odds with the 
prevalent character of the lane, which as described in latter sections of this 
representation is characterised by detached single units in spacious plots.  

 
3.9. At the time of tabling this objection the application remains undetermined. It is 

understood that the application will be recommended for refusal but the reasons 
for remain outstanding. 

 
3.10. In light of these circumstances Grange Mill Developments Ltd feel compelled 

to object to the re-wording of Policy SP54 in relation to the number of houses 
the policy now seeks to plan for. The number allocation is an arbitrary figure, 
neither justified nor related to the site’s known constraints and opportunities, 
nor the site planning history.  

 
3.11. The aspirations of policy (to achieve a housing figure beyond the capabilities of 

the site) have therefore in this instance been drafted in complete isolation to 
the specific planning history and development potential of No.1 Pullens Lane.  
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4. COMMENTS UPON PROPOSED POLICY  
 
4.1. The following comments are made in response to the Council’s main 

modification to Policy SP54.  
 

4.2. Policy SP54, as now drafted, states that ‘planning permission will be granted 
for residential dwellings at the No.1 Pullens Lane site. The minimum number of 
homes to be developed is 11. Other complementary used will be considered on 
their merits’. 
 

4.3. The NPPF states at paragraph 35 that in order to deliver a plan to be ‘sound’ a 
Plan should be justified, effective and consistent with national policy in terms of 
enabling the delivery of sustainable development.   
 

4.4. For these reasons, we consider the proposed policy to render the plan 
unsound. The proposal to provide a minimum of 11 units on the site would, in 
our opinion (and by inference from the planning history, the Council), be an 
over development of the site and would result in the loss of its ecological and 
biodiversity features, whilst also – as opined by the Council – harming the 
character and appearance of the Conservation Area. The figure provided by 
the Council seemingly relates to an indicative potential density for any 
unevaluated site in the City, without being justified in this case with regards to 
the specific constraints and opportunities relating to development of No.1 
Pullens Lane. No evaluative exercise has been tabled to justify the inclusion of 
a figure of 11 houses.  

 
4.5. The site contains mature boundary planting which contributes to the setting of 

the area, as well as the Conservation Area, and therefore any redevelopment 
of the site should include the retention of the trees and vegetation to keep the 
defined space of public and private, with a soft edge and strong sense of 
enclosure of the site. As such, it is important that any proposals to develop the 
site would need to preserve and enhance the character and appearance of the 
Conservation Area and Pullens Lane. Increased unit numbers would inevitably 
compromise this objective, introducing increased and clear domestication of 
the site (including hard-standing, man-made boundary enclosures etc.) to the 
detriment of the street scene and Conservation Area.  

 
4.6. Having regard to the site’s planning history, the Council has in recent times 

opined that built form should be restricted on the site. This direction also by 
inference dictates that there is a finite space available to provide housing, and 
regard therefore needs to be given to ensuring appropriate internal and external 
space standards are achieved for the future developments.  

 
4.7. It can further be drawn from the planning history (condition 1 of planning refusal 

18/00890/FUL) that the associated effects of increased housing numbers would 
result in an associated intensity of use, resulting in a “physical overdevelopment 
of a greenfield site that would generate an inappropriate level of traffic 
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generation which would fail to preserve the quiet, verdant and rural character 
and appearance of the Headington Hill Conservation Area”. It therefore remains 
illogical for the Council to seek for additional units on the site given the formal 
views it has expressed on this matter previously.  

 
4.8. During a character assessment of the site it has been found that whilst it is 

possible to calculate the site area from the site boundary line, consideration 
has to be made for the special qualities and site specific elements such as the 
mature boundary trees which greatly contribute to the setting not only of the 
site but the setting of Pullens Lane and the Conservation Area. With the 
retention of the trees, the site area which can be developed needs to be 
reviewed; as such the retention of the trees reduces the physical developable 
area. The developable area with the retention of the trees greatly reduces to 
50% of the site area. This area takes into consideration RPZ and 1m offset for 
the erection of tree protection against any development works. 

 
4.9. In the locality the density of development as set out within ‘Headington Hill 

Conservation Area Appraisal’ is comprised of large footprints in large 
landscaped plots which create space between buildings and best viewed from 
private gardens. Therefore, with the large amount of vegetation on the site it 
would not be possible to achieve a minimum of 11 dwellings which adhere to 
the character of the surrounding area, whilst also protecting against the loss of 
biodiversity. Consequently it is considered that the current development 
proposal for 3 family homes is the most appropriate density for the site which 
does not overwhelm the site or area and also complements the urban grain with 
similar size footprints and spacing.  

 
4.10. Grange Mill Developments Ltd acknowledge  the ‘site area’ figure 

included within the Council’s HELAA which, like redrafted Policy SP54,  
indicates a capacity of 11 units; however, the site cannot be seen in isolation 
from its features, setting, context or character of the Conservation Area. The 
HELAA is a desk-based arbitrary assessment that fails to consider the ability of 
sites to physically contain the level of housing now proposed.  

 
4.11. Based on robust technical and character analytical judgement, it is our 

view that a more modest density of 3 dwellings would provide a balance of 
developing the site by reviewing the suitability for development against 
potential impacts such as landscape features and the Conservation Area, 
addresses planning constraints and polices with a proposal that evolves the life 
of the site with a respectable and harmonious development.  

 
4.12. We therefore conclude that the policy has not been informed by 

comprehensive assessment of this particular site and the Plan has not been 
correctly prepared. Policy SP54 is therefore unsound as drafted.   

 
 
5. CONCLUSIONS  
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5.1. We are grateful for the opportunity to comment on the Local Plan and trust 
these comments will be taken into account.  
 

5.2. We would be pleased to elaborate upon any of the matters raised and wish to 
be notified of, and participate in, any further consultation or examination in to 
the submitted documents.  
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