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DELEGATED REPORT 
 
Application Number: 21/00035/ADV 

  
Decision Due by: 4th March 2021 

  
Proposal: Display of 2no. externally illuminated fascia signs. 

  
Site Address: 16 Covered Market Market Street Oxford Oxfordshire 

  
Ward: Carfax Ward 

 
Agent:  Miss Ella Quinton Applicant:  Mr Kakit Yau 
 
 
 

 
Recommendation: 
 
APPLICATION BE APPROVED 
 
For the following reasons: 
 
1 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. 

 
2 The Council considers that the proposal, subject to the conditions imposed, 

would accord with the special character, setting, features of special 
architectural or historic interest of the listed building.  It has taken into 
consideration all other material matters, including matters raised in response 
to consultation and publicity. 

 
 3 The Council considers that the proposal, subject to the conditions imposed, 

would accord with the special character and appearance of the conservation 
area.  It has taken into consideration all other material matters, including 
matters raised in response to consultation and publicity 

 
Subject to the following conditions, which have been imposed for the reasons stated:- 
 
1 Five year limit   
 
2 Develop in accordance with approved plans   
 
3 Advert - statutory conditions   
 
4 Satisfactory removal of adverts   
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5 No alteration to adverts   
 
6 Signage finish   
 
7 Removal of existing lighting   
 
8 Illumination levels   
 
Main Local Plan Policies: 
 
Oxford Local Plan 2036 
 
S1 - Sustainable development 
DH1 - High quality design and placemaking 
DH3 - Designated heritage assets 
DH6 - Shopfronts and signage 
 
Other Material Considerations: 
 
National Planning Policy Framework 
This application is in the Central Conservation Area.   
The development is affecting a Grade II Listed Building. 
Planning Practice Guidance 
 
Relevant Site History: 
 

 
20/03057/FUL - Installation of 1no. roller shutter to east elevation and 1no. roller 
shutter to north elevation. Alterations to signage. Alterations to lighting.. PDE . 
 
20/03058/LBC - External and internal alterations including the installation of 2no. 
aluminium roller shutters above counters; replacement fascia boards; new fascia 
signs; replacement of existing external lights with 4no spotlights; replacement 
counters; internal alterations. (Amended description. Additional plans.). PDE . 
 

 
Representations Received: 
 
None Received 
 
Statutory Consultees: 
 
None Received 
 
Issues: 
 

I. Design and Heritage 
 
Officers Assessment: 
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Site: 
 
The application site is unit 16 of Oxford’s Covered Market. Located along avenue 
1 towards the northern end of the market at the junction with the entrance to the 
service yard, the unit is small in size with stall counters and an open frontage. 
The interiors consist of modern shop fittings and finishes.  
 
The Covered Market is grade II listed sited at the core of the Central 
Conservation Area and surrounded by a number of listed buildings. The earliest 
parts of the market date to 1772-74 built to the designs of John Gwynn. Between 
1834 and 1840 the market was enlarged by Thomas Wyatt the Younger and 
further alterations were made in the late-19th century when new avenues and 
additional roofs were added. The heritage significance of the Covered Market, as 
detailed in the Councils Heritage Assessment (2013), comprises a number of 
elements, including its rarity as a market still remaining in its original use today, 
and architectural value in its vaulted roof structures, grid pattern and long 
avenues, and the existence of original and historic parts of market stalls (i.e. 
shopfronts, fascias, columns, internal finishes).  
 
Unit 16 is sited within the second phase of the market; ‘New Market’ designed by 
Wyatt with an iron roof construction between 1834 and 1840. The unit forms part 
of the same construction as units 11-15 which sit independently from the primary 
market building structure. Although there is limited historic fabric visible within unit 
16, there is potential for earlier historic fabric to remain beneath the existing 
modern finishes which could reveal information about the earlier form of the 
market and its various phases of change.   
 
Proposal 
 
This application proposes the display of two new fascia signs, which would 
feature black lettering on white painted timber. The sign dimensions would be the 
same as the existing signs although new external illumination is required in the 
form of new stainless steel spotlights.  
 
Assessment:  
 
Design and Heritage 
 
Policy DH1 of the Oxford Local Plan 2036 states that planning permission will 
only be granted for development of high quality design that creates or enhances 
local distinctiveness. Proposals must be designed to meet the key design 
objectives and principles for delivering high quality development, set out in 
Appendix 6.1. 
 
Policy DH3 of the Oxford Local Plan 2016 states that planning permission will be 
granted for development that respects and draws inspiration from Oxford’s unique 
historic environment (above and below ground), responding positively to the 
significance character and distinctiveness of the heritage asset and locality. For 
all planning decisions, great weight will be given to the conservation of that asset 
and to the setting of the asset, where it contributes to that significance or 
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appreciation of that significance. Where a development proposal will lead to less-
than-substantial harm to a designated heritage asset, this harm must be weighed 
against the public benefits of the proposal, which should be identified by the 
applicant. 
 
Policy DH6 states planning permission will only be granted for new or changed 
shopfronts and advertisement consent will only be granted for signage and other 
forms of advertisement where the design, positioning, materials, colour, 
proportion and illumination are not detrimental to assets with heritage significance 
or visual or residential amenity, as demonstrated through the criteria set out in the 
policy, all of which should be met. 
 
The proposed signage would be sympathetic to the character and appearance of 
the surrounding market, listed building and conservation area by improving the 
overall appearance of the unit through a more sympathetic advertisement 
scheme and more subtle lighting. 
 
Conditions are recommended requiring the a sympathetic finish for the signage, 
avoiding high gloss finishes, as well as sympathetic illumination levels and the 
removal of the existing lighting fixtures.   
 
Considering the above, the proposal is considered acceptable in terms of its 
design and heritage and would accord with Policies DH1, DH3 and DH6. 
 
Regard has been paid to paragraph 192 of the NPPF in reaching a decision. 
When applying the test outlined in paragraph 196, it is considered that the 
proposal would cause no harm to the significance of the heritage assets. 
Therefore, the proposals would be acceptable in terms of their impact on this 
designated heritage asset. 
 
Special attention has been paid to the statutory test of preserving or enhancing 
the character and appearance of the designated heritage assets under Sections 
66 and 72 of the Planning (Listed Building and Conservation Areas) Act 1990, 
which it is accepted is a higher duty. It has been concluded that the development 
would preserve the character and appearance of the heritage assets, and so the 
proposal accords with Sections 66 and 72 of the Act. 
 
Conclusion: 
 
It is considered that advertisement consent should be granted, subject to conditions 
 
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. 
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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 approve, officers consider that the proposal will not 
undermine crime prevention or the promotion of community safety. 
 
Background Papers:  
 
20/03058/LBC  
21/00035/ADV 
20/03057/FUL 
Oxford City Council, The Covered Market, Heritage Assessment, June 2013  
Historic England, Good Practice Advice in Planning, Note 2: Managing 
Significance in Decision-Taking in the Historic Environment 
 
Contact Officer: James Paterson 
Date: 18th February 2021 
 
 


