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Introduction

The purpose of this application is to provide an additional
bedroom, bathroom and storage room so that the appli-
cant’s childen (7 year old boy & 5 year old girl) can have their
own bedrooms, whilst enabling the ‘box’ room to serve as
a home office and occasional guest room for visiting family.
The applicants wish to remain in Headington and make the
most efficient use of the application site due to the sustain-
able location of the dwelling; they are currently able to walk
their children to school and cycle to their permanent places
of work in the centre of Oxford.

Due to the highly constrained nature of Oxford, there is an
acute housing shortage making the existing housting stock
within the City, and Oxfordshire, largely unaffordable. There-
fore, in order for the applicants to retain their existing, sus-
tainable lifestyle within Headington, they need to extend rath-
er than buy a larger home as the latter is simply not feasible.

Site Description

The site is located in Headington, to the east of central Ox-
ford, with the application site located at the southern end of
Stile Road. Stile Road is characterised by its varied age of
properties, built form, roof pitches and ridge heights. Facing
materials are a mix of red brickwork, white render, pebble-
dash and hung-tile, with pitched, tiled roofs of varying types.
The application site, no. 36 and no. 34 are set further back
from the highway than the dwellings to the north by approxi-
mately 1.8m, as illustrated opposite.

Aerial View (Image Source: Google)
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As mentioned previously, the applicants would like to main-
tain their sustainable lifestyle within Headington.

The NPPF sets out a presumption in favour of sustainable
development and the Core Principles encourage the ef-
ficient use of previously developed land. Policies S1 and
RE2 of the Oxford Local Plan 2036 are consistent with this
approach. Policy RE2 requires that development proposals
must make best use of site capacity, in a manner compatible
with the site itself, the surrounding area and broader consid-
eration of the needs of Oxford.

The development proposal must have a density appropriate
for the proposed use, with an appropriate scale and mass-
ing, maximise the appropriate density with a built form and
site layout appropriate to the capacity of the site.

This application is a resubmission which seeks to address
all officer concerns in relation to the original application
(23/01834/FUL) and, in doing so, adhere to the policies with-
in the NPPF and the Oxford Local Plan 2036 as a whole. Our
design response will be detailed on the following pages.

Planning Context & Design Approach
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Prior to developing proposals for full planning permission, we
explored options for development utilising Permitted Devel-
opment rights.

Class B

Due to the gable-fronted design of the existing property the
loft would need to be extended via side dormers, resulting
in a disproportioned dwelling which we felt did not positively
contribute to the surrounding context.

Additionally, due to the restricted ceiling heights of the exist-
ing property, it would involve lowering floors which would re-
sult in cramped, poor-quality accommodation and substan-
tial disruption.

Class A

A rear two-storey extension would also result in an impratical
layout with poor daylighting, whilst having a more significant
impact on neighbouring properties.

Class AA

We also considered an application for ‘prior approval’ for an
additional storey under Class AA, however, we considered
that a more modest roof extension with altered roof pitch
would be more appropriate within its context.

Summary

For the reasons noted above, these PD options were dis-
counted in favour of a well-considered and high-quality loft
conversion requiring full planning permission.

Permitted Development Options

Class B
Illustrative 3D Overview - PD Loft Conversion (50 m3)

Class B
Illustrative Streetview - PD Loft Conversion (50 m3)

Ground Floor

First Floor

Red brick

Pebbledash

Tiled roof

Concrete tiled
roof - brown

Red brick

White uPVC
windows

Recessed
entrance door

White uPVC windows

Ground Floor

First Floor

Concrete tiled roof - brown

Red brick

Concrete tiled roof - brown

Render finish - cream

Black rainwater goods

Pebbledash

White uPVC
windows

Rooflight

White uPVC
windows

Previous Extension

Ground Floor

First Floor

White uPVC bi-fold doors

Render finish - cream

Concrete tiled roof - brown

Red brick

Concrete tiled roof - brown

White uPVC windows

Ground Floor

First Floor
Pebbledash

White uPVC
windows

Red brick

Concrete tiled
roof - brown

Render finish -
cream

Concrete tiled
roof - brown

Rooflight

Previous Extension

0 1 2 3 4 5m

1:100 This scale bar should measure 100mm at A1 and 50mm when scaled to A3

10m

PROJECT TITLE:

DOCUMENT TITLE:

FIRST ISSUE DATE:

DOCUMENT NO.: REVISION:STATUS: SCALE @ A1: SCALE @ A3:

Drawing numbering as per BS 1192
This drawing is © copyright by Fox-Groves Architecture Ltd

Status:Zone:

The contractor must check dimensions on site. Only figured dimensions
to be worked from. If in doubt, ask.

Any discrepancies must be reported to the architect before proceeding

This drawing should only be used for the purpose intended

DRAWING CONVENTIONS:

NOTES:

For ease of reading,View Tags (Elevation, Section markers etc.)
indicate last 4 digits of Document no. only

a 53 Chichester Road, Tonbridge, Kent TN9 2TJ
t 07792 678 564
w www.fg-architecture.com

PLANNING

CLIENT:

P01

38 Stile Road, Headington

Existing Floor Plans & Elevations

25.07.23

S1 1:100 1:200183-FGA-01-GF-DR-A-0100

S101

Mr & Mrs Coppock

1 : 100
Ground Floor Plan

1 1 : 100
First Floor Plan

2 1 : 100
Roof Plan

3

1 : 100
North-East (Front) Elevation.

4 1 : 100
North-West Elevation.

5 1 : 100
South-West Elevation.

6 1 : 100
South-East Elevation.

7

Indicative extension diagram under Class AA



Fox-Groves Architecture 738 Stile Road, Headington - Design Statement

Design Proposals

Form and Massing
As mentioned on the previous page, to ensure sufficient space
and head-height is provided, the proposal involves raising
the eaves approximately 1m and the ridge by approximately
1.3m, along with the construction of a modest side dormer to
provide sufficient head-height to accommodate a staircase.
The changes slightly increase the pitch of the roof which has
the benefit of balacing the proportions of the house and re-
sponds to the streetscape described previously.

Layout
The new loft space would accommodate a new double bed-
room, bathroom and storage room (existing storage is limit-
ed). The principal window would be located to the rear eleva-
tion with daylight supplemented by rooflights. Any windows
located on side elevations are to be obscure-glazed and non-
openable below 1.7m. The proposed roof is extended slightly
to the rear to provide solar shading to the principal bedroom
window whilst also mitigating any perceived overlooking.

Materials and Appearance
To improve energy efficiency, rendered external wall insula-
tion is proposed to all elevations giving the dwelling a high-
quality, uniform appearance - this also addresses the issue
of mismatching brickwork commonly found on extensions.
As mentioned previously, external finishes along Stile Road
and St Leonard’s Road vary (and include white render) and
therefore the proposals would not appear incongruous in this
context. The dormer would be clad in hung tile to match the
colour of the roof.

Summary
It is considered that the proposal would accord with the re-
quirements of Local Plan policy DH1 in that it would provide a
high quality design that would enhance the local distinctive-
ness of the immediate surrounding area.
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Officer’s Comments on Previous Application & Design Response

In relation to the previous application (23/01834/FUL - With-
drawn) the officer raised concerns in relation to the following:

1. The scale and design of the development and its impact
on the streetscene

2. Amenity Impact on a neighbouring site (64 St Leonard’s
Road)

We have revised the proposals in response to the officer’s
comments, which are summaried below.

The scale and design of the development and
its impact on the streetscene

The side dormer has been significantly reduced in size (to
enable stair access only) and the ridge height of the propos-
als has also been reduced by approximately 350mm com-
pared to the previous application. The dormer would be clad
in hung tile to match the colour of the roof to visually reduce
prominence. We believe that this mitigates any potential ‘vis-
ual harm’ to the streetscene.

Additionally, as illustrated on earlier pages, the streetscape
and roofscape varies significantly and we believe that the
modest increase to the ridge ‘balances’ the proportions of
the house following the modest roof extension and sits well
in the streetscape. Streetscape sketch views, illustrating the
proposals in context, are included as an Appendix.

Amenity Impact on a neighbouring site (64 St
Leonard’s Road)

The officer had concerns regarding the amenity impact of 64
St Leonards Road, highlighting a specific ground floor win-
dow/door.

Due to the orientation of the properties, the relation between
the application site and 64 St Leonard’s Road means that
there is no chance of any direct overshadowing of no. 64 due
to it’s position to the south-east of the application site.

Nevertheless, we have also reduced the ridge height of the
revised proposals to ensure that, as well as not causing di-
rect overshadowing, the proposals also consider the recom-
mendations in BRE’s “Site Layout Planning for Daylight and
Sunlight: A guide to good practice” - specifically in relation to
the spacing of houses.

This document suggests that adequate daylight in interiors
is achieved at an unobstructed 25 degree angle from a point
2m above floor level at the facade. Note that this doesn’t con-
sider orientation in relation to sunlight, so the fact that 64 St
Leonard’s is located to the south-east, and no. 38 Stile Road
is only partially opposite, means that any amenity impact of
the revised proposals would not have a material impact.

Furthermore, as illustrated by the section diagram below, the
revised proposals would have no worse an impact than what
could be achieved under PD.
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Impact on Neighbours & Conclusion

The previous page specifically addresses any potential im-
pact on 64 St Leonard’s Road, however, we have considered
the impact of all neighbours whilst developing the proposals,
as detailed below.

The application site sits approximately 11m to the north of
no. 64 St Leonard’s Road, 14m to the north of no. 66 St Leon-
ard’s Road and 2.2m to the south of 36 Stile Road. Dwellings
to the west, fronting Holyoake Road, sit approximately 31m
from the rear wall of the application property.

Privacy

The proposal would involve the installation of rooflights that
would not overlook neighbours fronting St Leonards Road
and any clear glazing is located 1.7m or greater above floor
finished floor level. The side dormer window to the north el-
evation would be obscure glazed to avoid overlooking into
no. 36. In any event, the side windows at no. 36 serve a
non-habitable landing and secondary kitchen window and
therefore it is considered that this proposed window would
not materially impact on privacy. The proposed rear window
would be sited approximately 31m from the nearest facing
neighbouring windows fronting Holyoake Road, a sufficient
distance to avoid overlooking / perceived overlooking and is
similarly located to what could be achieved under Permitted
Development.

Daylight/Sunlight

As above, the application site sits to the north of the nearest
dwellings on St Leonard’s Road and therefore the proposed
loft conversion would not cast a shadow on these neigh-
bours, as described in relation to specific comments in rela-
tion to no. 64 (see previous page). Notwithstanding this, in

response to the original officer concerns, the ridge height has
been reduced by approximately 350mm in order to ensure
that the amenity of these near neighbours is not impacted.
As above, the nearest windows at no. 36 either serve a non-
habitable room or form a secondary window to the kitchen
and, therefore, it is not considered that the proposal would
materially impact on these rooms. The distance from dwell-
ings on Holyoake Road and the scale of developed proposed
would rule out the potential for overshadowing.

Overbearing

Given the modest alterations proposed - particularly in light
of amendments that have been made, distance from neigh-
bours and orientation of the site in relation to neighbouring
dwellings, it is not considered that the proposal would ap-
pear unduly overbearing on neighbours.

Taking all of the above into account, it is considered that the
proposal would not materially impact neighbouring amenity
and would accord with the requirements of Local Plan poli-
cies RE7 and H14.

Conclusion

This proposal seeks to make the best and most efficient use
of a sustainable site by providing additional family living ac-
commodation without having a negative impact on neigh-
bouring amenity or the wider street scene, given the variety
of built form along Stile Road. The proposal is considered
to accord with local and national planning policy and it is
therefore respectfully requested that planning permission is
granted without delay.
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Appendix A: Illustrative Streetscape Views

Existing Streetscape View looking south along Stile Road Proposed Streetscape View looking south along Stile Road
(Note that streetscape is partially concealed by trees)
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Appendix A: Illustrative Streetscape Views

Existing Streetscape View looking north along Stile Road Proposed Streetscape View looking north along Stile Road
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Appendix A: Illustrative Streetscape Views

Existing Streetscape View from Junction with London Road Proposed Streetscape View from Junction with London Road
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