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OXFORDSHIRE COUNTY COUNCIL’S RESPONSE TO 
CONSULTATION ON THE FOLLOWING DEVELOPMENT 

PROPOSAL 
 
District: Oxford City 
Application no: 16/00177/FUL 
Proposal: Demolition of former Royal Mail Sorting Office (B8) and Vehicle Maintenance 
Depot (B2) and the redevelopment of the site with the Use Classes B1(c), B2 and B8 and 
ancillary offices (B1(a)). 
Location: Royal Mail Sorting Office And Vehicle Maintenance Depot  7000 Alec Issigonis 
Way Oxford 
 

 

Purpose of document 
 
This report sets out Oxfordshire County Council’s view on the proposal.  
 
This report contains officer advice in the form of a strategic localities response and 
technical team response(s). Where local member have responded these have been 
attached by OCCs Major Planning Applications Team 
(planningconsultations@oxfordshire.gov.uk).  
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District: Oxford City 
Application no: 16/00177/FUL 
Proposal: Demolition of former Royal Mail Sorting Office (B8) and Vehicle Maintenance 
Depot (B2) and the redevelopment of the site with the Use Classes B1(c), B2 and B8 and 
ancillary offices (B1(a)). 
Location: Royal Mail Sorting Office And Vehicle Maintenance Depot  7000 Alec Issigonis 
Way Oxford 
 

 

Strategic Comments 
 
 
Comments: 
 
Clearly it would be desirable to bring this large disused employment site back into use.  The 
location is sustainable in many respects, being close to a large district centre and benefitting 
from good existing bus, pedestrian and cycle links to the city centre, Headington and the 
surrounding residential areas.  The county council’s Oxford Transport Strategy includes 
proposals to further improve these sustainable transport connections in future. 
 
The surrounding road network is already under considerable pressure, particularly at peak 
times, so it is particularly important that the county council is able to understand fully the 
impacts of any development proposals in the area to avoid making this situation worse. 
 
This application is poorly defined and evidenced, to the point where it is impossible for the 
county council to assess adequately the impacts of the development proposed.   
 
The principal issue is that the application includes a broad range of possible uses on the site, 
but only provides a transport assessment for the single use which would probably have the 
least impact in transport terms.   
 
Even that assessment (which would not be acceptable even if had been well carried out) has 
flaws which call into question its validity.  
 
In light of these substantial uncertainties, and other concerns detailed below, the county 
council objects to the application.   
 
As ever we would be happy to work with the city council and applicant to try to tackle these 
problems and identify a suitable – specific – development proposal for the site. 
 
Officer’s Name: Martin Kraftl 
Officer’s Title: Principal Infrastructure Planner                                                                           
Date: 02 March 2016 
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District: Oxford City 
Application no: 16/00177/FUL 
Proposal: Demolition of former Royal Mail Sorting Office (B8) and Vehicle Maintenance 
Depot (B2) and the redevelopment of the site with the Use Classes B1(c), B2 and B8 and 
ancillary offices (B1(a)). 
Location: Royal Mail Sorting Office And Vehicle Maintenance Depot  7000 Alec Issigonis 
Way Oxford 
 

 

 
 

Transport 

 

Recommendation: 
 

Objection 
 

 
 

Key issues: 
 
The county council was involved in limited pre-application discussions regarding this site and 
raised concerns with the proposed methodology to be used in the Transport Assessment. 
Following these discussions, no further pre-application discussions were undertaken.  
 
The concerns raised at pre-application stage have not been addressed in full by the 
submitted Transport Assessment; therefore the county council is not in a position to support 
the proposal. In summary, the key issues are as follows: 
 

1. Lack of clarity on the proposal’s use classes; 
2. Overprovision of car parking;   
3. Lack of details on cycle parking and shower provision;  
4. Lack of robust traffic impact analysis; and  
5. Lack of swept path analysis for a fire tender.  

 
The proposal is considered to be contrary to the ambitions of the Local Transport Plan 4, 
namely: 
 

 ‘To reduce the impact of transport on the environment and help tackle climate change; 
and 

 To promote healthy, safe and sustainable travel.’ 
 

Informatives: 
 
Bus rapid transit proposals exist for the Garsington Road and Hollow Way, as a means of 

providing a much more efficient means of travel in this area. This will include bus priority 

measures to ensure that the frequent future bus services can travel through this area at peak 

times without delay. Indicative plans are shown in the Oxford Transport Strategy.  An 

additional traffic lane will be required on both Hollow Way and Garsington Road, adjacent to 

this development to accommodate a bus lane, or similar feature in the future. The junction of 

Hollow Way and Garsington Road also needs to be re-designed to accommodate these bus 

lanes and changed priorities.  
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Legal agreement required to secure: 
 
A Unilateral Undertaking is required to secure Framework Travel Plan monitoring fees of 
£1240.  
 

Conditions: 
 
Should the Local Planning Authority be minded to grant this planning application, the county 
council would recommend attaching the following planning conditions: 
 
Construction Traffic Management Plan (CTMP) 
A Construction Traffic Management Plan should be submitted to the Local Planning Authority 
and agreed prior to commencement of works. This should identify; 

  

 The routing of construction vehicles and management of their movement into and 
out of the site by a qualified and certificated banksman, 

 Access arrangements and times of movement of construction vehicles (to minimise 
the impact on the surrounding highway network), 

 Details of wheel cleaning / wash facilities to prevent mud, etc from migrating on to 
the adjacent highway,  

 Contact details for the Site Supervisor responsible for on-site works, 
 Travel initiatives for site related worker vehicles, 
 Details of times for construction traffic and delivery vehicles, which must be outside 

network peak and school peak hours, 
 Engagement with local residents and neighbours. 

  
Reason: In the interests of highway safety and to mitigate the impact of construction vehicles 
on the surrounding network, road infrastructure and local residents, particularly at peak traffic 
times. 
 
Travel Plan 
A framework Travel Plan prior to occupation is required to be submitted for approval. This will 
be sent to the Travel Plan Team at Oxfordshire County Council for approval. 

  

Reason: To encourage the use of sustainable modes as a means of transport. 
 
Access 
A drawing showing the proposed access arrangements to the site should be provided for 
approval to the local planning authority prior to construction.  
 
Reason: In the interests of highway safety.  
 
Servicing and Delivery Management Plan 
A Servicing and Delivery Management Plan will be required prior to occupation of the first 
unit and each unit therefore, bespoke to each occupier, for approval by the local planning 
authority.  
 
Reason: In the interests of highway safety and network management.  
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Car parking  
The car parking on site will be used by the occupiers on site and will remain so unless prior 
agreement is sought by the local planning authority.  
  
Reason: In the interest of highway safety.  
 
 Drainage 
Development shall not begin until a surface water drainage scheme for the site, based on 
sustainable drainage principles and an assessment of the hydrological and hydro-geological 
context of the development, has been submitted to and approved in writing by the local 
planning authority. The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed. The scheme shall also include: 

 Discharge Rates, 
 Discharge Volumes, 
 Maintenance and management of SUDS features (this may be secured by a 

Section 106 Agreement) , 
 Sizing of features – attenuation volume, 
 Infiltration in accordance with BRE365, 
 Detailed drainage layout , 
 SUDS (list the suds features mentioned within the FRA to ensure they are carried 

forward into the detailed drainage strategy), 
 Network drainage calculations ; and, 
 Phasing. 

  

Details and soakage test results are to be provided. 
  

Reason: To prevent flooding affecting the highway. 
 
 

Detailed comments:  
 
Lack of clarity on the proposal’s use classes 
 
The application form does not clarify under what use class the proposal falls as the proposed 
floor area is set out under ‘please specify’ (and is not specified), however the Transport 
Assessment and Planning Statement states that the floor area is a mixture of B1, B2 and B8. 
The exact floor areas under each use class should be provided. Without this clarification, the 
applicant could occupy the units under any of these use classes and each of the quoted use 
classes has very different traffic generation patterns and parking requirements.  
 
Lack of robust assessment  
 
The above leads to a lack of a robust assessment as the Transport Assessment assesses 
the parking requirements and trip generation of the proposal based on B8 uses. However, the 
Transport Assessment clearly states that there is a range of B1, B2 and B8 uses on site. The 
Transport Assessment states that the B1 use is ancillary to the B2 and B8 use, however no 
further breakdown of the separate B2 and B8 uses is provided.  Better understanding of the 
proposal is required before the county council is able to comment on this aspect.  
 
Furthermore, the county council raised significant concerns at pre-application stage regarding 
the assessment of the proposal as B8 (warehousing). The Town and Country Planning Act 
includes both warehousing and parcel distribution uses under use class B8. However, 
warehousing generates significantly less vehicular traffic in comparison to parcel distribution 
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which is evident when trip rates for the two uses are extracted from the TRICS database. 
Therefore, the county council felt that without a mechanism through which the proposed units 
could be restricted to warehousing use only, the proposal should be assessed on the higher 
traffic generating use which is parcel distribution. The applicant has not been able to 
demonstrate that a mechanism is available either via planning law or by way of a condition 
restricting the use of the site, that the units could not be converted from warehousing to 
parcel distribution.  
 
To address the concerns raised, a report titled ‘Parcel Distribution Suitability’ has been 
submitted which sets out the opinion of two agents (Savills and BNP Paribas) on the 
suitability of the proposed units for occupation by parcel distribution operators. Although the 
report provides some comment on this, it lacks hard evidence to provide sufficient comfort for 
the county council. The county council is only in a position to accept this argument with a 
restriction placed on the proposed units making it possible for use for warehousing purposes 
only.   
 
The current Transport Assessment therefore does not provide a robust assessment of the 
impact of the proposal and given the junctions surrounding the site are sensitive to increases 
in traffic (and these junctions need to be protected for network management purposes and to 
aid the delivery of the Rapid Transit proposals contained in the Oxford Transport Strategy), 
the county council is therefore not in a position to accept the findings of the Transport 
Assessment.  
 
Access 
 
The proposal seeks to use the existing vehicular access to the former sorting office with the 
exception being Unit 3 which will be served by reconfiguring the existing access for the 
maintenance depot.  
 
Preliminary highway drawings of the reconfiguration of the access to the maintenance depot 
have not been provided for consideration, this is required. 
 
The Transport Assessment submitted as part of the application describes a preference for 
more trips to be made to the site by more sustainable means including walking and cycling to 
reduce dependency on the private car. Cycling and walking are credible options from the 
surrounding residential areas and beyond. This site is located on the edge of Cowley centre, 
where excellent bus routes are also provided, which could deliver a good proportion of 
employees to work at peak times.  
 
However, where now there is an access to the site from Hollow Way allowing access for 
pedestrians and cyclists, the proposed development proposes a single entrance to the site 
via Alec Issigonis Way. This will not promote the use of more sustainable means of traveling 
to the site. Having to access the site only via Alec Issigonis Way will add 5-10 minutes onto 
people’s journey to work if they are walking or cycling from the direction of Cowley 
Road/Cowley Centre/Hollow Way. On that basis is essential that access provision on either 
Hollow Way or Garsington Road is provided, particularly given that Hollow Way is a 
designated Cycle Super Route in the Oxford Transport Strategy, in order to encourage 
walking and cycling to the site. It is recognised that the Hollow Way pedestrian/cycle access 
has been removed as part of a covenant preventing cross over rights, however access could 
be provided for staff only in the form of a gated swipe in system from either Hollow 
Way/Garsington Road. 
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Car Parking  
 
Paragraph 5.7 of the Transport Assessment states:  
 
‘While the proposed levels of car parking at the site marginally exceed the parking standards, 
this was discussed at a pre-application meeting with OCityC and OCC, and deemed 
acceptable given that the redevelopment of the site will lead to a net loss of 64 spaces.’ 
 
It should be noted that although the use of the adopted standards were agreed at pre-
application stages, the discussions around the level of car parking to be provided were not 
progressed to reach agreement as the more fundamental issues of the scheme were being 
discussed at the time (such as the proposed land use type). The county council does not 
accept overprovision of car parking as an excessive number of car parking spaces would 
undermine travel by foot, cycle and public transport.  
 
A parking accumulation analysis is provided which shows there is always some parking 
capacity on the site. However, other business on the Business Park experience high parking 
demand, with some employers even leasing out spaces in the local area to other businesses. 
Therefore, we do not believe the assessment is sufficiently robust and it does not reflect local 
circumstances. If parking is never at full capacity then the number of spaces provided is not 
justified. Either parking is fully occupied, which should be reflected in the trip rates, or 108 car 
parking spaces are not required.  Given the anticipated travel patterns, the number of parking 
spaces suggested is far too high, in the context of the inability of Garsington Road to 
accommodate additional peak car traffic.  
 
Cycle Parking  
 
The proposed levels of cycle parking (80 spaces) exceeds adopted cycle standards set out in 
Oxford City Council’s ‘Transport Assessments, Travel Plans and Parking Standards’ SPD. 
This is welcomed.  However, the type of cycle parking to be provided needs to be clarified 
(for example, is it covered?).  
 
Furthermore, the above standards also include a standard for shower provision to encourage 
cycling amongst staff. The proposal does not provide any details of shower facilities to be 
provided within the site.  
 
Trip Generation  
 
All assessments of trip generation are undermined by the fundamental problem that the 
application does not specify the use classes for which planning consent is being sought, 
which makes adequate assessment of trip generation impossible.  
 
Furthermore, the methodology of the developer’s Transport Assessment is flawed and 
displays an optimistic account of the likely transport impact of the proposed land uses. The 
fundamental issue for this location is the impact of additional car traffic at peak times on the 
adjacent road network, particularly on Garsington Road, which cannot currently struggles to 
accommodate the demands made on it for peak time car access to and from the adjacent 
Business Park. The previous Royal Mail Centre operated on a three shift pattern in the region 
of 06:00, 14:00 and 22:00 or similar when the surrounding road network (Garsington Road, 
Hollow Way) has ample capacity at these times to deal with employee car trips. It is far more 
likely that employees of the proposed development will have standard business work times, 
starting between say 07:30 and 09:30 and finishing between 16:00 and 18:00, times when 
Garsington Road suffers from significant congestion issues.   
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The trip generation of the extant use of the site, as a sorting office, has been assessed using 
data from the TRICS database (which is based on one survey, so the representativeness of 
this survey to the operation of the former sorting office is questionable). For this reason, at 
pre-application discussions the county council advised that perhaps a more robust approach 
would be to survey the relocated and now operational sorting office in Swindon or to 
interrogate the TRICS database under vehicular trips only rather than multi-modal trips. The 
submitted Transport Assessment makes reference to these discussions and presents the trip 
rates used in the planning application for the sorting office at Swindon as sensitivity test. 
Although, this goes some way to reflect the advice given by the county council at pre-
application stage, it does not present the actual operational trip generation of a sorting office.   
 
The trip impact of the proposals is based on the premise that the proposed units will not be 
occupied by parcel distribution operators, therefore it does not provide an assessment of the 
impact of the proposals on the local junctions and mitigation measures have not been 
considered. However, the submission does not provide sufficient evidence to support this 
premise, therefore the county council is not in agreement with the methodology employed 
and does not see fit to comment further on the trip assignment set out in the Transport 
Assessment.  
 
Travel Plan  
 
Given the already over-congested state of Garsington Road, it is essential that the impact of 
this development on the adjoining road network at peak time is minimised, through and 
binding Travel Plan, which limits the number of cars which access the site at peak times.  
 
A framework travel plan will be required in support of this application. This will set out the 
overall travel plan requirements for this site and will act as the blueprint for the subsequent 
travel plans which will be required for all future site occupiers whose premises are above the 
travel plan thresholds for their business type. Subsequent travel plans will also be liable for 
travel plan monitoring fees. 
 
Servicing and Delivery  
 
Given that this is a detailed planning application, the county council advised at pre-
application stage that swept path analyses for delivery vehicles and fire tender would be 
required. The drawings show a swept path analysis for a 15.4 metres HGV, which show the 
loading bays within the site can be accessed and the vehicles are able to exit the site in 
forward gear.  
 
The swept path analysis for a fire tender showing access to all units from the proposed 
access points and exiting to Alec Issigonis Way is also required for consideration.  
 
Officer’s Name: Chanika Farmer                    
Officer’s Title: Principal Transport Planner                       
Date: 29 February 2016 

 
 


