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29th May 2025
Dear Sir/ Madam

TOWN AND COUNTRY PLANNING ACT 1990

Application No.: 25/01064/S0O
Applicant’s Name: Barwood Land
Proposal: Screening opinion in relation to the above site for a residential development of up to

250 dwellings, public open space, pedestrian and cycle links, play area, drainage,
landscaping, and all other related works, including the removal of fuel storage tanks
and associated engineering/remediation works, and demolition of associated
structures and buildings (‘the Proposed Development’).

Location: Esso Petroleum
Petrol Filling Station
Bletchingdon Road
Islip
Kidlington
OX5 2TQ

Parish(es): Islip

| write with respect to the above Screening Opinion request, received on 23" April 2025, which
represents a formal request for a Screening Opinion under Regulation 6 of the Town and Country
Planning (Environmental Impact Assessment) Regulations 2017 (as amended) as to whether the
proposal set out in your submission requires an Environmental Impact Assessment (EIA).

Summary of Determination

The proposal is considered to be an urban development project falling within Schedule 2 (10b) of
the Regulations and the relevant threshold would be exceeded. The site is not within a ‘sensitive
area’ as defined by Schedule 3 of the Regulations. For the development to be considered EIA
development, it would be likely to have significant effects on the environment by virtue of factors

M disability
B confident

= EMPLOYER =—




such as the developments nature, size or location. The Local Planning Authority considers that this
proposal is unlikely to have significant environmental effects for the purposes of the EIA
Regulations and that the proposal is not EIA Development. An Environmental Statement is not
therefore required to be submitted for the reasons set out in the assessment below

Reason for determination

The site consists of 13.48 hectares of the former Islip Fuel Depot which has been
decommissioned. The site consists of an area of grassland with 16 no. large semi-buried storage
tanks, a series of smaller above ground tanks, 2 no. loading gantries, a former railway-serviced
fuel distribution facility, 2 no. underground distribution pipelines and various pump houses
associated with the use.

The proposed development consists of 250 dwellings with provision of public open space and
green/blue infrastructure, SuDs and site access from Bletchingdon Road.

The Proposed Development is classified in Schedule 2 under item 10 (b) of the EIA Regulations as
‘urban development projects’ as listed in Column 1. For 10(b) of Schedule 2 ‘Urban Development
Projects’ to be ‘Schedule 2 Development’ consideration must be given to whether the site is either:

a) located in a ‘sensitive area’ (as defined under Regulation 2); or b) one where the relevant
screening thresholds and criteria for paragraph 10(b) categories of development are met or
exceeded, which in this case are that:

(i) The development includes more than 1 hectare of urban development which is not
dwellinghouse development;

or (ii) The development includes more than 150 dwellings;

or (iii) The overall area of the development exceeds 5 hectares. Only if the criteria for at least one
of (a) or (b) above are satisfied does consideration need to be given to whether significant
environmental effects are likely, and whether an EIA is required.

With regards to the above criteria, the development is for approximately 250 dwellings and as such
exceeds criteria (ii) above. As such, the proposed development is required to be screened by the
Local Planning Authority to determine whether significant environmental effects are likely which
would trigger the requirement for an EIA.

The PPG states that “When screening Schedule 2 projects, the local planning authority must take
account of the selection criteria in Schedule 3 of the 2017 Regulations. Not all of the criteria will be
relevant in every case. Each case should be considered on its own merits in a balanced way.
When the local planning authority or Secretary of State issues its opinion they must state the main
reasons for their conclusion with reference to the relevant criteria listed in Schedule 3. Where it is
determined that the proposed development is not Environmental Impact Assessment development,
the authority must state any features of the proposed development and measures envisaged to
avoid, or prevent what might otherwise have been, significant adverse effects on the environment”
(Paragraph 018 Reference ID: 4- 018-20170728).

Schedule 3 of the EIA Regulations 2017 requires the characteristics of the development, location
of the development, and type and characteristics of the potential impacts, to be considered when
screening Schedule 2 development. Therefore, the screening assessment by the Local Planning
Authority will consider these issues as detailed below.
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Characteristics of development
The size and design of the whole development

The proposed development would seek to demolish and remove any buildings and tanks on site
associated with the former petroleum depot and erect up to 250 residential dwellings, provision of
open space, green/blue infrastructure including play areas, sustainable urban drainage and an
access from Bletchingdon Road on the site of a former petroleum storage depot, that served local
RAF bases as well as the train line to the south-east.

Cumulation with other existing development and/or approved development

The site lies to the north-west of the village of Islip, which lies to the east of the settlement of
Kidlington and north of the City of Oxford. Islip is a compact village situated on the River Ray. The
site lies within the Oxford Green Belt. As such, there is no other substantial existing or approved
development within the vicinity of the site.

The use of natural resources, in particular land, soil, water and biodiversity

There will be use of natural resources through the demolition and operational phases of the
proposed development, as considered normal for the erection of dwellings. As such, impacts are
not considered to be environmentally significant.

The production of waste

The proposed development will result in the production of waste from the demolition and
operational phases of the proposed development, including the removal of the fixtures and fittings
of the existing petroleum depot.

Control over the removal of waste can be covered by a Construction Environmental Management
Plan which could be conditioned as part of any subsequent planning application, if approved.

Given this, production of waste is not considered to be environmentally significant.
Pollution and Nuisances

The proposed development seeks to remove the existing fixtures and fittings of the petroleum
depot, and these are likely to be contaminated. This could be controlled by a ground contamination
report required as a validation requirement of the planning application.

During the construction phase dust will be generated as well as emissions from plant and vehicles.
Emissions would result from the residential development relating to the number of private vehicles.

Dust would be controlled on site via environmental legislation. The Construction Environmental
Management Plan would control construction vehicle movements. A travel plan is proposed to be
implemented and controlled via a planning obligation if permission was granted, which would
promote sustainable and active travel for residents. Oxfordshire County Council may request
financial contributions towards bus services as mitigation via a planning obligation.

Given the scale of the proposed development, it is unlikely that it would result in increased levels of
air pollution and the site does not lie within an Air Quality Management Area.

With regard to the above, it is clear that mitigation could be included as part of a planning
permission and controlled by conditions or legal obligation on any subsequent planning permission,
if approved. As such, the impacts are not likely to be environmentally significant.
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The risk of major accidents and/or disasters relevant to the development concerned, including
those caused by climate change

The proposal is for a medium sized residential scheme and is unlikely to result in any major
accidents. Development will be controlled outside of planning legislation by health and safety
regulations.

The site is outside Flood Zones 2 and 3 and is therefore not at risk of fluvial flooding. The site lies
on a minor aquifer. Whilst the previous use of the site is likely to have resulted in some ground
contamination, this would be controlled via a ground contamination report that would be a
requirement of validation of any planning application.

The site lies close to the railway line, which serves east west rail services. East West Rail have
recently consulted on their proposals for the next phase of East West Rail which would involve
more services using the line. Your proposals should consider this as to whether the railway would
impact development on the site and whether there are measures that might be required to be
included to mitigate for any impacts that might arise.

The current site is in a Control of Major Accident Hazard Zone (COMAH) due its previous use. As
such, the proposed use as residential is much less likely to result in a major accident.

Given the above, the impacts are not considered to be environmentally significant.
The risk to human health

The development is for approximately 250 dwellings and some infrastructure. It is unlikely that the
development itself will result in any harm to human health.

As stated above, the existing use is within a COMAH zone and the residential use of the site would
not be covered by this zoning. Any existing contaminants on site will be controlled by a ground
contamination report to be submitted as part of any subsequent planning application and
conditioned should development be approved.

Location
The existing and approved land use

The existing and approved land use is a petroleum depot that had historic use for the RAF bases in
the area and the railway to the south-east of the site.

The relative abundance, availability, quality and regenerative capacity of natural resources
(including soil, land, water and biodiversity) in the area and its underground

The existing use is likely to have affected the soil on site and this would be controlled by ground
contamination works, with a ground contamination report submitted at planning application stage
and controlled by condition on any subsequent permission.

There are no statutory ecological designations on or immediately adjacent to the site.

Biodiversity is likely to have been affected by the existing use as a petroleum depot and any
subsequent planning application would require 10% biodiversity net gain as per the national
requirements.

There are no known mineral resources on the site.

Given the above, the impacts are unlikely to be significant environmentally.
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The absorption capacity of the natural environment.

The existing use is likely to have affected the soil on site and this would be controlled by ground
contamination works, with a ground contamination report submitted at planning application stage
and controlled by condition on any subsequent permission.

Biodiversity is likely to have been affected by the existing use as a petroleum depot and any
subsequent planning application would require 10% biodiversity net gain as per the national
requirements

Given the above, the impacts are unlikely to be significant environmentally.
Types and characteristics of the Potential Impact

The magnitude and spatial extent of the impact (for example geographical area and size of
population to be affected)

The proposed is a medium sized development of approximately 250 dwellings to the north of the
village of Islip. It covers an area of 13.48 hectares. Islip is a small village to the south of the site
and the development would extend the village to the north-west.

The nature of the impact

The site is not located within or close to any National Landscapes, National Parks or any Areas of
High Landscape Value. It is within the Oxford Green Belt. There are no protected trees on site.
The site is separated from the village by the existing train line. Whilst the site is considered
previously developed land, it will, however, represent a major change to the landscape of the area.

Any subsequent application will have to include an assessment of national and local green belt
policy as to whether the impacts of the scheme are acceptable in this location.

There are existing hedgerows and trees on the boundary of the site. A landscape strategy and a
Landscape and Visual Impact Appraisal (LVIA) would be required to support any subsequent
planning application.

Whilst there would be a major change to the village of Islip as a result of the proposal, the impacts
may be capable of being mitigated via soft landscaping and planting, if the proposal is considered
appropriate in green belt terms. As such, whilst there will be some adverse impacts on the
characteristics of the area, these are not likely to result in significant environmental impacts.

The transboundary nature of the impact
This is not relevant in this location
The probability of the impact

The impact of any development here would be highly probable if planning permission were
granted. However, if that were the case, mitigation would be required in terms of soft landscaping
and tree planting.

The expected onset, duration, frequency and reversibility of the impact

The impact would only be undertaken if planning permission were granted and would take a
number of years to be fully built out. Once built, and the dwellings occupied, it would not be
possible to reverse the impact.
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The cumulation of the impact with the impact of other existing and/or approved development
There are no approved substantial schemes within the vicinity of the proposed development.
The possibility of effectively reducing the impact

Through negotiations on any subsequent planning application or pre-application query, the amount
of development could be reduced if this was deemed necessary.

Conclusions

For the reasons given above, the Local Planning Authority does not consider that a significant
environmental effect is likely in terms of cumulation with existing and proposed development.
Overall, the Local Planning Authority does not consider that the environmental impact would be of
a magnitude necessary to suggest that a scheme of this scale would result in significant
environmental effects which would exceptionally necessitate an Environmental Statement.
Technical assessments should be submitted to support the planning application and these should
demonstrate any embedded mitigation as well as consider how the development can be
accommaodated taking into account site constraints. Should development be supported on the site
then planning conditions and/ or obligations would be used to secure mitigation and any necessary
further mitigation such as construction management plans, contamination remediation schemes
amongst other requirements which will be further considered through the processing of the
planning application.

This opinion has been made by an appropriately authorised officer at the Local Planning Authority.

Yours faithfully

David Peckford
Assistant Director — Planning and Development

Checked by: Caroline Ford
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