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UNIT 1 KINGS MEADOW, OSNEY MEAD, FERRY HINKSEY ROAD, OXFORD, OX2 0DP 
 
PLANNING STATEMENT 
 

 
 
INTRODUCTION 
 
The Kings Meadow estate is located at the entrance to the Osney Mead industrial estate, and 
is accessed directly off the mini-roundabout at the junction of Ferry Hinksey Road with Osney 
Mead. It comprises 21 units of a similar design dating from the early 1990’s. 
 
The owner of Unit 1 Kings Meadow is Urbanoid Workspace Oxford Ltd (UWO Ltd), who is 
also the applicant.  UWO Ltd also own Unit 3 Kings Meadow, and previously implemented 
planning consent 14/01078/FUL at that property. 
 
UWO Ltd has identified the need to undertake alteration works to Unit 1 in order to: 
 

1. Generally modernize the property for operational purposes, 
 

2. To take the opportunity to introduce pandemic mitigation measures, 
 

3. To take the opportunity to replace primary components of the existing building fabric 
which are in the later stages of their serviceable lives,  

 
4. To provide additional on-site secure bicycle spaces, and  

 
5. To take the opportunity to enhance the Unit’s presence at the entrance to the Kings 

Meadow estate, and the entrance to the broader Osney Mead Industrial Estate within 
its existing context. 

 
ASSESSMENT 
 
The 21 units within the Kings Meadow estate are currently in B1/B8, B1, B1(a), D1 or Sui 
Generis Uses. 
 
Unit 1 is in B1(a) Use for which a Certificate of Lawful Use was granted in response to 
application 05/00667/CEU. 
 
Planning Policy constraints currently listed for this property on the planning portal are: 
 
CS11; WE14  Flooding 
HE.10    View cones 
EC.2    Protection of employment sites 
CS28  Protected key employment sites 
Article 4 Changes of Use from offices to residential 
The City of Oxford Smoke Control Order No. 5 
 
The Kings Meadow estate comprises 4 blocks with a total of 21 units with common design 
features: 
 

- Pitched profiled sheet metal roofing with overhanging eaves, fascias & soffits 
incorporating both hipped and gable ends, 
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- Brick external walls with piers expressing structural bays, 
 

- Metal framed windows and entrance doors with red polyester powder coated finish,  
 

- Profiled sheet metal clad external wall panels over original high access bays. 
 
The applicant has previously implemented new north and south facing dormers within the 
height of the pre-existing roof to its property at Unit 3 Kings Meadow under 14/01078/FUL.  
This is the middle unit in the front block of Units 1-5 facing north onto Osney Mead. 
 
The front block is the largest of the 4, and is only visible as a whole at oblique angles from 
Ferry Hinksey Road and Osney Mead.  The application property is at the more prominent 
western end of this frontage block and includes a hipped end of block roof form with window 
bays on each of its three elevations at each level.  
 
No. 1 is the only unit in this block that can be seen at a distance along Ferry Hinksey Road, 
which is also the only vehicular route into the Osney Mead industrial estate and the Kings 
Meadow estate. 
 
It includes a hard surfaced & canopied main entrance and an area of hedging on its north side 
facing Osney Mead; a grassed area to the west; and hard surfaced parking area sufficient for 
5 vehicles to the south. 
 
The property’s metal / translucent sheet roofing no longer presents well, and the eaves 
guttering has failed through corrosion on all three elevations.  Over the past months this has 
increasingly allowed internal water ingress, and is in urgent need of significant repair / 
replacement. 
 
Apart from a new panel of windows on the south elevation at ground level which replaced the 
original high bay access door under 14/00270/FUL, all the windows are the original single 
glazed units.  Seals and catch assemblies are increasingly failing, and so the windows are 
also in need of significant repair / replacement. 
 
The applicant is in the process of vacating the building to facilitate either the repair / 
replacement of these primary components, or to implement broader works such as might 
obtain planning consent. 
 
In recent years the applicant has liaised with OCC in exploring development options for this 
property, and here attempts a summary of the most recent relevant advice received: 
 

1. The authority will support the principal of proposals that support more efficient use of 
land while relating to site context, 

 
2. The character and appearance of the Kings Meadow buildings is crucial and would be 

awarded great weight in any future planning application. 
 

3. The appearance character and layout have been designed sensitively and have 
resulted in a good quality commercial environment.  Any proposal would therefore 
need to respect and consider this existing environment. 

 
4. The historic views into and out of the city should be considered, especially the 

western hills around Boars Hill and Raleigh Park View Cones. 
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There appears to be an opportunity to: 
 

i) Retain the existing B1(a) planning Use, 
 
ii) Adapt the property’s roof form from hip into gable.  The new gable would retain the 

same pitch and ridge level, and would keep within the existing roof plan area,  
 

iii) Add north and south facing dormers of a similar height and depth to those previously 
introduced to Unit 3 under 14/01078/FUL, 

 
iv) Alter the internal layouts and upper floor levels to better suit current and anticipated 

operational need, and to also introduce pandemic mitigation measures, 
 

v) Incorporate replacement windows which maximize use of the existing window 
apertures in the retained elevation bays, and which maximize new window area in the 
altered west elevation bays.  The general intention would be to optimize natural light 
into the new design, and to optimize views into & from the new internal spaces, and 
to 

 
vi) Convert some of the existing external soft landscaped area to provide additional 

secure bicycle spaces. 
 
It also appears that this could be done in a way that enhances the property while responding 
positively to the character and appearance of its context. 
 
 
THE PROPOSALS 
 
Use: 
 
It is proposed to retain the existing B1(a) planning Use. 
 
Scale and massing: 
 
The proposals keep within the existing height, within the existing built footprint, and within the 
existing roof plan area. 
 
The proposals increase the property’s massing by adapting the hipped roof form into an open 
gable roof form, and by the addition of back-to-back north and south facing dormers using a 
similar profile to those previously introduced to Unit 3. 
 
The additional floor area proposed is mostly accommodated within the altered roof form at 
roof level. 
 
The additional Gross Internal Area (GIA) is 96.6 m2 and the new total GIA is 442.8 m2. 
 
Landscaping: 
 
There is no proposed decrease to the permeable soft landscaped areas, and there is no 
proposed increase in the paved areas of the property’s external site area. 
 
The existing hedge area is proposed for the most part to be converted to provide a permeable 
gravel surface area for the provision of additional secure bicycle spaces.  The proposed 
gravel specification would match that used at No. 3 Kings Meadow (20mm Newbury Flint) 
under 14/01078/FUL. 
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Layout: 
 
These proposals include new and altered internal partition layouts and floor levels to that of 
the existing building.   These alterations are intended to enhance its management and to be 
suitable for a broader range of occupants than is currently possible.   It is also intended to 
allow for more flexibility in secondary partitioning, and to facilitate social distancing for 
pandemic mitigation. 
 
Energy efficiency: 
 
The existing and proposed sections of roof are all proposed to be converted / constructed to 
become a highly insulated ‘warm roof’.  All of the existing original single glazed windows are 
proposed to be replaced by new double-glazed units with thermally insulated frames, and the 
retained external masonry wall cavities are proposed to be full-filled insulated. 
 
An integrated heat-recovery fresh air ventilation system is also proposed to be installed, and 
this will also offer added pandemic mitigation benefit. 
 
These proposed enhancements will result in significantly increased energy efficiency. 
 
Appearance: 
 
The proposals take the opportunity to modernize and enhance the presence of the building 
with the intention to positively respond to the character and appearance of the Kings Meadow 
buildings. 
 
Unit 1 has the most prominent location in the front block of Kings Meadow estate, which in 
turn has the most prominent location in the estate, although there is little acknowledgment of 
this architecturally in the existing building. 
 
Roof: 
 
The proposed adaptation of the primary roof form into an open gable will follow the eaves and 
ridge lines of the whole block and so it will be no higher than it currently is while increasing 
the perception of the building’s height and therefore its presence at this most prominent 
western end of the front block.  The applicant considers this will accord with its primary 
location within the Kings Meadow estate. 
 
Dormers: 
 
The proposed addition of the secondary dormer roof form will also strengthen the presence of 
the building.  This will create a new focal point within the overall form of the front block while 
keeping to the scale and architectural language of the existing dormers previously installed by 
the applicant at No. 3.  The existing dormers at No.3 form part of the existing character and 
appearance of the font block, and the proposed new dormers will coordinate with these 
architecturally. 
 
West elevation: 
 
The proposed west elevation retains the existing end-bay apertures, but at the first floor 
begins integrating into the new gable with angled window heads.  Both central bays 
incorporate new aperture configuration which directly follows the new internal layout and floor 
levels while maximizing glazing area.  
 
The central face brickwork pier extends vertically to meet the ridge of the new gable and is an 
important visual component intended to integrate the whole elevation into the existing 
architectural language of the estate. 
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The glazing line in each central bay is repositioned to be flush with the external face of the 
brick piers (starting at the ground floor window cill level).  This allows deep internal reveals to 
be expressed in each of the new apertures in these bays, with the overall intended effect 
being that of underlying strength with transparency. 
 
North and south elevations: 
 
The ground floor window and entrance door aperture sizes are retained, while the height of 
those at first floor are increased by about 0.3m to take the place of the existing metal clad 
head panels to maximize glazing area for optimal daylight and transparency.  The eastern bay 
first floor aperture is also proposed to be extended to the full width of its bay with the same 
intention. 
 
Windows: 
 
The proposals include simplified window framing that coordinates with secondary internal 
partitioning that may be introduced to subdivide the internal space between the structural 
bays.  The simplified framing also reflects the reduced need for opening panes facilitated by 
the proposed fresh air ventilation system. 
 
Materials: 
 
The proposed adaptations to the roof will incorporate re-roofing of the whole using matching 
colour-coated profiled metal sheeting roofing, and the proposed GRP cladding and metalwork 
finishing for the new dormers would match that at No. 3. 
 
New metal window frames in the north and south elevation bays (and that wrap-around into 
the end bays of the west elevation), would be polyester powder finished to match the red 
windows used throughout the estate. 
 
New metal window frames, along with spandrel etc infill panels in the central west elevation 
bays would be polyester powder finished in a charcoal colour. 
 
New face brickwork would be selected to match the existing brickwork used throughout the 
estate. 
 
 
Access: 
 
Since no change is proposed to the existing on-site car parking provision, the parking ratio 
would be reduced from 1 space per 69.2 m2 GIA for the existing property, to 1 space to 88.6 
m2 for these proposals given their additional internal floor space. 
 
An additional provision of 24 on-site secure bicycle spaces is proposed so that a total of 30 
on-site bicycle spaces would be provided. 
 
The proposed internal alterations will incorporate a new ambulant access stair to take the 
place of the existing (very narrow) access stair, and they will also incorporate new ground 
floor facilities which will significantly enhance inclusive access into and within the building. 
 
 
Ongoing Discussion: 
 
The applicant will remain open to adjusting these proposals in response to OCC clarifications 
of relevant planning policy and any corresponding suggestions it may consider offering. 


