










14Project Background and Pre-Application Process

 

December 2016; 

With the agreement of BM, HIA were asked by Frontier Estates to take over the design development 

of the scheme on their behalf. HIA were therefore asked to develop a 55 bed care home scheme, 

taking into account the points raised by the planners.

HIA design response: It was apparent that HIA would need to redesign the scheme in order to 

address the planners key concerns of scale and mass. The interior spaces were tightened and the 

dwellings were combined into four blocks - meaning the overall footprint decreased significantly 

on the site. Any trees that were lost to the development - (depending on its condition) would be 

relocated on the site. HIA planned to replant trees around the proposed parking area and the safe 

garden areas. A heirarchy of scale was established - the sketched design below demonstrates this.

February 2017; 

HIA approached OCC to discuss the design development process. Following initial dialogue it was 

advised that a second, formal Pre-app submission would be the preferred route of OCC in order for 

them to fully evaluate any revised proposals.

March/April 2017; 

HIA met with OHG and Frontier and developed the design in light of planners comments.

HIA design response: The footprint on the western boundary was significantly reduced, the storey 

height and massing was reduced throughtout the design and the building was pulled further away 

from the southern boundary. It was decided to keep the glazed link between the two dwellings, 

as this would provide an interactive frontage and encourage views through the building. Dormer 

windows were introduced to the design to reduce scale and add interest/variation to the elevations. 

Revised sketch design (HIA) Footprint Comparison Sketch (HIA)

Revised Site Layout (HIA) Indicative perspective view (HIA)
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May 2017;

Pre-app submission made to OCC with a request for a meeting to discuss the revised scheme

August 2017; 

Pre-app meeting held with OCC.

September 2017; 

HIA submitted further site layout options to the planners following comments made at the meeting 

held on 15 August 2017.

Revised Appearance (HIA)

October/November 2017;

The pre-app response was received.

Planners pre-application comments - 17/10/17: Options 1, 4 and 5 are still sizeable buildings, 

however options 2 and 3 are slightly better, due to the glazed link. If options 2 or 3 were made 

tighter, with the link being nothing more than a physcial link rather than providing some functional 

space then the footprint would be smallers and would feel more comfortable within the plot. This 

would allow a better balance between built form and open space.

HIA design response: After the planners comments, HIA continued work to develop the Site layout 

Option 3 design. The footprint on the Northern boundary was reduced and the building was pulled 

further away from the western boundary. The front elevation was redesigned completely designing 

more gables to break the elevation up, the link between the two dwellings was also redesigned. 

The link was designed to allow visual connections across the site whilst providing an attractive 

communal space. The existing woodland character of Pullens Lane will be retained and enhanced 

along the site’s frontage.

Site Layout Option 1 (HIA) Site Layout Option 2 (HIA) Site Layout Option 3 (HIA)

Previous Site Layout Option 3 (HIA)
Revised Site Layout Option 3 (HIA)

Footprint comparison (HIA)

Revised East Elevation (HIA)
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January 2018;

The pre-app response was received.

Planners pre-application comments- 24/01/18: There is a need for some hierarchy of scale and architectural detail - the building has been oversimplified, 
which as a result means the elevations lack the richness of detail. 

HIA design response: The form of the building was kept the same - using gables and the glazed link to reduce the scale of the building. However, artstone 
details were added around the windows and  artstone bands were added to reduce the appearance of scale to the frontage. More planting between areas 
of parking was added together with planting around the safe gardens.

Revised Site Layout (HIA)

Revised East Elevation (HIA) Revised West Elevation (HIA)

Revised Elevations (HIA) Revised Elevations (HIA)
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Design Approach - Responding to the setting of Headington Hill 
Conservation Area

Careful consideration has been taken during the design process 

to ensure that the proposal preserves and enhances the special 

character and appearance of the Headington Hill Conservation Area 

and therefore complies with the Policy HE7 of the Local Plan. 

The sketch opposite and text below, summarise the main points that 

need to be addressed to preserve the conservation assets.

1. Pullens Lane Character Area

Rural / Woodland Character; trees and hedges lining up the 

informal lane create a large amount of shade, limited views of the 

built form from the lane; greenery dominates the area.

2. Boundary Treatment

Soft verge, no kerbs; landscape strip with hedgerow & trees; 

potential for railings & gates.

3. Building Settings

The area’s origins as a prestigious, private residential suburb; 

individual building on large plot with the dominance of landscaping. 

4. Building Line

Buildings are set well back from the road; no direct overlooking; 

glimpsed views of the buildings. 

5. Access Road

Historically, the individual large houses were served by elegant 

carriage drives; access road and parking areas need to be 

incorporated into the layout design to ensure attractive approach 

to the building. 

6. Landscaping

Significant landscape context; large landscaped areas between 

buildings and along the lane. 

7. Scale & Massing

Historically large, individual dwellings; several now accommodate 

institutional uses, still preserving the architectural details; recent 

additions are educational. 

The scale varies between 2, 2.5 and 3 storey buildings. 

Headlington Hill Statement of Policy states that:

“4) Any new building to be erected should be in keeping with the 

height of existing buildings and therefore unlikely to exceed three 

storey.”

8. Appearance

Building to be of a residential character to embrace the surrounding 

context and respond to the historic Victorian architecture in terms 

of its style, scale and materials. 

 

 

 

 

Pullens Lane Character Area
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Pullens Lane Character Area

Pullens Lane has a unique, sylvan character 

that is not found anywhere within the city. 

The trees and dense hedgerows line the 

narrow lane. In many places the trees arch 

over the road, creating a heavily shaded 

tunnel of foliage and making the lane dark 

and secluded. Narrow width, roughly managed 

green verges, absence of separate pavements 

and no road markings contribute further to 

the woodland character. 

The properties along Pullens Lane are 

predominantly large, detached and set well 

back from the road in individual spacious 

gardens. The green boundaries provide 

glimpsed views to the houses.   

The proposal recognises the uniqueness of the 

area and is respectful of the context.

The proposed building has been carefully 

positioned in relation to the lane and existing 

vegetation to minimise the impact on the 

woodland character of the area. 

Additional planting is proposed to enhance 

the area. 

Concept Sketch

Proposed Building Line in relation to Pullens Lane

Pullens Lane

Existing conifer planting between the site (southern edge) and the 

allotments 

Pullens Lane looking south




