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DELEGATED REPORT 
 

Application Number: 21/00063/FUL 

  

Decision Due by: 8th March 2021 

  

Proposal: Formation of 2no. rear dormers in association with a loft 
conversion, insertion of 2no. rooflights to the front elevation 
and 1no. rooflight to the rear elevation (amended plans) 
(amended description) 

  

Site Address: 40 Hodges Court Oxford OX1 4NZ  

  

Ward: Hinksey Park 

 

Agent:  Mrs Linda Darby Applicant:  Mr Hanson 

 

 

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. 

 
Subject to the following conditions, which have been imposed for the reasons 
stated:- 
 
1 Development begun within time limit   
 
2 Develop in accordance with approved plans   
 
3 Materials  
 
4 Rooflights  
 
 
 

Main Local Plan Policies: 

Oxford Local Plan 2036 
 

S1 - Sustainable development 

DH1 - High quality design and placemaking 

H14 - Privacy, daylight and sunlight 

RE2 - Efficient use of Land 
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Other Material Considerations: 
 
National Planning Policy Framework 
 
Planning Practice Guidance 
 

Relevant Site History: 
 

91/00710/NFY - Demolition of Grandpont Nursery School, St. Matthews Church 
Hall, Grandstand and small buildings formerlly Oxford City Football Club.  
Redevelopment consisting of 100 retirement flats and wardens accommodation 
in 3 blocks 3/4 storeys high, 16 garages, 35 parking spaces and landscaping.  
Erection of 26x2 storey 1,2,3 and 4 bedroom houses (including new vicarage) 
and 15x1 bed flats with 27 garages and 41 parking spaces.  New vehicular and 
pedestrian accesses from Whitehouse Road and pedestrian access from 
Abingdon Road.. PER 17th August 1992. 
 
92/01262/NF - Erection of satellite antennae on southern elevation of plot 15 
fronting Whitehouse Road and southern flank elevation of plot 49 (situated on 
Nos 9 and 28 Hodges Court). PER 9th February 1993. 
 
93/00767/NF - Amendment to planning permission NFY/710/91 to allow 27 
garages in 6 blocks and 28 parking spaces to serve retirement housing element 
of development under construction (currently 16 garages and 35  parking spaces 
permitted)(amended plans). PER 13th January 1994. 
 
94/00444/NF - Amendment to proposed blocks A to D of Pegasus Court 
including repositioning of buildings, alterations to elevational treatment, 
additional accommodation at roof level, and substitution of apartment for 
conservatory to Abingdon Road to provide 54 apartments, (totalling 92 in blocks 
A to G inclusive).  (Amendment to permission NFY/710/91 as amended  and 
NF/767/93 permitting 95 retirement apartments, 27 garages and 28 parking 
spaces).. PER 10th June 1994. 
 
20/03205/CPU - Application to certify that the proposed loft conversion with 2no. 
rooflights to front roofslope and dormer to rear is lawful development.. WDN 7th 
January 2021. 

 

Representations Received: 

 
None received 
 

Statutory and Internal Consultees: 
 
None received 
 

Issues: 

 
I. Design 

II. Impact on Residential Amenity 
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Sustainability: 

 
N/a 
 

Officers Assessment: 

 

Site: 
The application site is a two storey terraced dwelling located in South East Oxford. 
The property sits on the East side of Marlborough Road but address Hodges Court. 
The property has been constructed under a tiled roof and finished in yellow brick. 
 
This property does not benefit from permitted development rights as condition 19 of 
the original planning permission, 91/00710/NFY, removed these rights for Classes A, 
B, C, E and G of Part 1 of Schedule 2 of the GPDO. 
 

Proposal: 
Planning permission is sought for the erection of 2no. pitched roof connected 
dormers to the rear roof slope. It is also proposed to insert 2no. roof lights to the front 
elevation and 1no. roof light to the rear elevation.  
 
The designs have been amended from the original submission. The original 
submission proposed a full width flat roof box dormer which officers considered to be 
a bulky and incongruous addition that would have been out of character with the 
surrounding area, and was considered to be unacceptable. The applicant 
subsequently revised the designs. Officers considered that re-advertisation was not 
necessary as the proposal had an improved design in addition to the fact that no 
comments or objections were received during the public consultation period. 
 

Assessment: 

 
Design 
 
Policy DH1 of the Oxford Local Plan 2036 states that a 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. 
 
40 Hodges Court, like the rest of the properties in Hodges Court, has had its 
permitted development rights removed, presumably due to the small nature of the 
plots of the properties. Therefore, there is a distinct character and design of dormers 
within the surrounding area. These dormers are all small, pitched roof cottage 
dormers which clearly represents a ‘room in a roof’. This revised proposal would 
clearly read as a characteristic addition and would not look out of place in the area. 
The ‘Nantucket’ dormer design has been implemented two doors down at No.66 The 
Vicarage, therefore a Nantucket design employed at No.40 would not be out of 
character with the area and would represent a room in a roof at No.40. The small 
appearance of the dormer is reflected in the additional roof space it provides; 
approximately 4m2. The dormer would be finished in tiles to match the existing 
property as to ensure it would appear as a congruent addition to the dwellinghouse. 
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Although the 2no. roof lights to the front roof slope would be of different sizes, there 
are a variety of different roof lights along Marlborough Road, of different shapes and 
sizes and therefore, the proposed roof lights would not look out of place in the street 
scene. As permitted development rights have been removed, it has been conditioned 
that the roof lights protrude no more than 150mm from the roof slope in order to 
safeguard the character and appearance of the area. 
 
The proposals are acceptable in design terms and therefore accord with Policy DH1. 
 
Impact on Residential Amenity 
 
Policy H14 of the Oxford Local Plan 2036 states that planning permission will only be 
granted for new development that provides reasonable privacy, daylight and sunlight 
for occupants of both existing and new homes. Policy H14 sets out guidelines for 
assessing development in terms of whether it will allow adequate sunlight and 
daylight to habitable rooms of the neighbouring dwellings. 
 
The proposed dormer would pass the 45/25 degree access to light test, outlined in 
Policy H14. Therefore, the dormer would not impinge on the daylight received by 
either neighbour. Likewise, due to its location, size and scale, it would not result in 
any overbearing or enclosure impacts to either property. As the glazing is 
concentrated solely to the rear elevation, they would not provide direct views into 
neighbouring gardens or habitable rooms and therefore, no detrimental privacy 
issues would arise. The roof lights to the front and rear elevation would also have no 
impacts to the residential amenity of either neighbouring property. 
 
The proposal is acceptable in terms of its impacts on residential amenity, and 
therefore accords with Policy H14. 
 

Conclusion: 

 
Approve 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. 
 
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 
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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: 91/00710/NFY 

Contact Officer: Charles Refson 

Extension: 2520 

Date: 1st March 2021 
 


