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DISTRICT COUNCIL
NORTH OXFORDSHIRE




	NOTICE OF DECISION

	
	TOWN AND COUNTRY PLANNING ACT 1990

(AS AMENDED)



	Name and Address of Agent/Applicant :

The Oxford Diocesan Board Of Finance

c/o Hives Planning

Mr Barry Cray

46 Queen's Road

Reading

Berkshire

RG1 4AU


	

	Date Registered : 18th November 2009



	

	Proposal :
	Reserved Matters (Ref: Outline 05/01563/OUT) B1 Office development with associated parking, turning and landscaping areas - (As amended by plans received 9 December 2010)



	Location :
	Land North West Of Launton Road Roundabout Adjoining Skimmingdish Lane Caversfield

	Parish (es):
	 Launton

 

	UPRN :
	010011904596


APPROVAL OF RESERVED MATTERS SUBJECT TO CONDITIONS

	The Cherwell District Council, as Local Planning Authority, hereby APPROVES details of the matters reserved in the outline permission reference No. 05/01563/OUT, as described in the above-mentioned application, the accompanying plans and drawings, and any clarifying or amending information   SUBJECT TO THE CONDITIONS SET OUT IN THE ATTACHED SCHEDULE. 

The reason for the imposition of each of the conditions is also set out in the schedule.


	Cherwell District Council

Bodicote House

Bodicote

Banbury

Oxon

OX15 4AA

	Cherwell District Council

Certified a true copy
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Strategic Director

Planning, Housing & Economy




	Date of Decision : 20th May 2011
	Strategic Director

Planning, Housing & Economy


	SCHEDULE OF CONDITIONS


 1
Except where otherwise stipulated by conditions attached to this permission, the development shall be carried out strictly in accordance with the following approved plans:


•
Location Plan



Drawing no-2354-25


•
Site Plan



Drawing no-2354-12B


•
Elevations/Floor Plans-Unit A 
Drawing no-2354-13B


•
Elevations/Floor Plans-Unit B 
Drawing no-2354-14B


•
Elevations/Floor Plans-Unit C1
Drawing no-2354-15B


•
Elevations/Floor Plans-Unit C2 
Drawing no-2354-26


•
Elevations/Floor Plans-Unit D

Drawing no-2354-16B


•
Elevations/Floor Plans-Unit E 
Drawing no-2354-17B


•
Elevations/Floor Plans-Unit F 
Drawing no-2354-18B


•
Elevations/Floor Plans-Unit H 
Drawing no-2354-27


•
Elevations/Floor Plans-Unit I 

Drawing no-2354-21B


•
Cycle and Refuse Store

Drawing no-2354-22


•
Pole Sign



Drawing no-2354-23


•
Landscape Framework Proposals 
0385.1.3


•
Soft Landscape Proposals

0385.1.4


•
Schematic Surface Water Drainage Strategy-Drawing 3284.410 Rev B


•
Floodplain compensation (option 2)-Drawing 3284.502 Rev A


Reason - For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority, to comply with Policy BE1of the South East Plan 2009 and to comply with Central Government guidance contained in PPS1: Delivering Sustainable Development.

 2
That the external walls and roof(s) of the proposed  individual buildings shall be constructed in accordance with a schedule of materials and finishes which, together with samples of all facing materials, shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the works hereby approved. 


Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy BE1 of the South East Plan 2009 and Policy C28 of the adopted Cherwell Local Plan.

 3
All plant, machinery, mechanical ventilation equipment and ducting, other than that shown on the approved plans, shall be installed internally. No other plant, machinery, mechanical ventilation equipment, flues or ducting shall be placed on the outside of the building without the prior written permission of the Local Planning Authority.


Reason: In the interest of visual amenity and to comply with policy C28 of the adopted Cherwell Local Plan

 4
That all planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building(s) or on the completion of the development, whichever is the sooner;  and that any trees and shrubs which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent for any variation.


Reason - In the interests of the visual amenities of the area, to ensure the creation of a pleasant environment for the development and to comply with Policy C4 of the South East Plan 2009 and Policy C28 of the adopted Cherwell Local Plan.

 5
That, before any part of the development is first occupied the vehicle access via the Skimmingdish Lane Roundabout and the complete internal roads and footpaths network shall be constructed, surfaced, laid and marked out, drained, lit and completed in accordance with specification details to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development.


Reason - In the interests of highway safety, to ensure a satisfactory standard of construction and layout for the development and to comply with Government advice in PPG13: Transport.

 6
That before the development is first occupied, the parking and manoeuvring areas shall be provided in accordance with the plan hereby approved and shall be constructed, laid out, surfaced, drained and completed in accordance with specification details to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development, and shall be retained unobstructed except for the parking and manoeuvring of vehicles at all times thereafter.


Reason - In the interests of highway safety and to comply with Government advice contained in PPG13: Transport.

7
(i) Before the use commences screened provision for the storage of refuse and recycling facilities shall be made in accordance with details as shown on the approved plans. Thereafter the facilities shall be retained solely for their intended purpose and refuse and recycling items shall be placed and stored only in this storage area.

(ii) Before the use commences screened provision for the storage of cycles shall be made in accordance with details as shown on the approved plans. Thereafter the facilities shall be retained solely for their intended purpose and cycles shall be placed and stored only in this storage area.


Reason: To protect the amenities of the area, in the interests of sustainability and to encourage the use of cycles, and to accord with policies T5 of the South East Plan 2009 and ENV1 of the adopted Cherwell Local Plan.

 8
The development permitted by this planning permission shall only be carried out in accordance with the approved Flood Risk Assessment (FRA) comprising:

(i) FRA dated Nov 2009 ref 3284.FRA&DS produced by Stuart Michael Assoc.


(ii) Letter dated 11 Aug from RME Hewitt at Stuart Michael Assoc.


(iii) Letter dated 12 Nov form RME Hewitt at Stuart Michael Associates providing 

· micro drainage calculations dated Nov 2010

· drawings: 3284.410 Rev B dated 12 Nov 2010 ‘Schematic Surface water Drainage Strategy’

· SUDS checklist


(iv) Letter dated 17 Dec from Tim Wood at Stuart Michael Associates providing:

· Drawing 3284.502 Rev A dated 12 Nov 2010 ‘floodplain compensation (option 2)’

· Floodplain compensation calculations


and the following mitigation measures detailed within the FRA:


1. Limiting the surface water run-off following development to less than greenfield rates as set out in the letter from Stuart Michael Associates dated 11 Aug 2010

2. floodable voids will be utilised under the buildings to ensure that flood flows are not obstructed and Provision of compensatory flood storage on / or in the vicinity of the site to a 1 in 100 year plus climate change standard as set out in the letter from Stuart Michael Associates dated 17 Dec 2010

3. Finished floor levels are set no lower than 70.075 m above Ordnance Datum (AOD) as set out in the letter dated 11 August 2010


Reasons: To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site, to prevent flooding elsewhere by ensuring that compensatory storage of flood water is provided and to reduce the risk of flooding to the proposed development and future occupants.

 9
No development approved by this planning permission shall take place 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. 


The scheme shall also include:


- Details of how the scheme shall be maintained and managed after completion

- Greenroofs on all buildings, use of porous paving as shown on drainage plan 3284.410  

   Rev B


- Limiting the surface water run-off following development to less than greenfield rates as 
   set out in the letter from Stuart Michael Associates dated 11 Aug 2010


Reason: To prevent the increased risk of flooding, to improve and protect water quality, improve habitat and amenity, and ensure future maintenance. 

10
The development hereby permitted shall be constructed to at least a BREEAM good standard.  


Reason - To ensure energy and resource efficiency practices are incorporated into the development in accordance with Government advice contained in PPS: Planning and ‘Climate Change’ (Supplement to PPSI) and to comply with Policies CC2 and CC4 of the South East Plan 2009.

PLANNING NOTES 

1.
Attention is drawn to the conditions imposed on the "outline" permission 05/01563/OUT granted on appeal by letter dated 19th March 2007 which should be read together with this approval.  Any outstanding requirement of the conditions to submit details for approval by the Local Planning Authority should be particularly noted.

Highways:

2.
The highway works within the site to be adopted by the Local Highway Authority (LHA) will require a S38 Legal Agreement between the developer & the LHA, off site highway works will be within a S278 Agreement.

3.
If the permission hereby given requires work within the public highway, the applicant is advised that he/she should not commence such work before formal consent is secured from the Highway Authority by way of either (a)  A Section 184 Highways Act 1980 notice, or  (b)  the completion of a formal agreement between the applicant and the Highway Authority.  Details of the form of both a) and b) above may be obtained direct from Oxfordshire County Council, the Highway Authority on  Tel. (01865) 844300.

Informative on behalf of the Environment Agency:

4.
Our new modelling shows a large part of this site to be within the functional floodplain, defined by PPS25 as land where water flows or is stored during times of flood. In these areas PPS25 guides developers and Local Planning Authorities (LPAs) to reduce flood risk through the layout and form of development and to relocate existing development elsewhere.

5.
With the above in mind and considering the outline planning permission for this development, our initial minimum requirement for the layout submitted with reserved matters application was for all of the buildings to be located outside the functional floodplain. From the outset we acknowledged that a large proportion of the built footprint would remain within the 1 in 100 year flood extent with an allowance for climate change (the design flood event). 

6.
In a meeting dated 15 July 2010, we agreed that flood storage compensation would be provided for losses of open flood storage by lowering available land on the site or near to it. This is to ensure that the buildings do not displace flood waters onto other areas during flood events, worsening flood risk to others.

In addition to flood storage compensation, we agreed that floodable voids would be provided beneath the buildings to minimise the any obstruction of flood flows. We do not find floodable voids alone to be sufficient to mitigate for lost flood storage due to the tendency for voids to become blocked over the lifetime of developments and cease to function as designed."

SUMMARY OF REASONS FOR THE GRANT OF PLANNING PERMISSION AND RELEVANT DEVELOPMENT PLAN POLICIES


The Council, as local planning authority, has determined this application in accordance with the development plan unless material considerations indicated otherwise.  The development is considered to be acceptable on its planning merits as the principle of development and other major issues such as access were all resolved at appeal. The revised layout and design have overcome issues of flood risk, subject to imposition of conditions. The design, scale, appearance and landscaping of the development is considered acceptable. Parking is at an appropriate level. The character and appearance of the conservation area will be preserved.  As such the proposal is in accordance with Policies RE3, BE1, CO1, CO2 and CO5 of the South East Plan 2009, EMP1 and C28 of the adopted Cherwell Local Plan and policies D1, D3, D4, TR11, EN1, EN34, EN35, EN36, EN13, EN14 and EN15 the non-statutory Cherwell Local Plan.  For the reasons given above and having regard to all other matters raised, the Council considers that the application should be approved and planning permission granted subject to appropriate conditions, as set out above.
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DISTRICT COUNCIL
NORTH OXFORDSHIRE




	NOTICE OF DECISION

	
	TOWN AND COUNTRY PLANNING ACT 1990

(AS AMENDED)




NOTES TO THE APPLICANT

TIME LIMITS FOR APPLICATIONS 

By virtue of Sections 91-96 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004, planning permissions are subject to time limits.  If a condition imposing a time limit has been expressly included as part of the permission, then that condition must be observed.  Otherwise, one or other of the following time limits will apply :

Where planning permission is given in outline subject to a condition reserving certain matters for subsequent approval, application for approval of such matters reserved must be made not later than the expiration of 3 years beginning with the date of the outline planning permission and further the development to which the permission relates must be begun not later than the expiration of 2 years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last reserved matters to be approved.

Where the planning permission is complete and is not in outline, the development must be begun not later than the expiration of 3 years from the date on which permission was granted.

OTHER NECESSARY CONSENTS

This document only conveys permission or approval for the proposed development under Part III of the Town and Country Planning Act 1990 and you must also comply with all the bye-laws, regulations and statutory provisions in force in the District and secure such other approvals and permissions as may be necessary under other parts of the Town and Country Planning Act 1990 or other legislation.

In particular you are reminded of the following matters :

· The need in appropriate cases to obtain approval under the Building Regulations. The Building Regulations may be applicable to this proposal.  You are therefore advised to contact the District Council’s Building Control Manager before starting work on site.
· The need to obtain an appropriate Order if the proposal involves the stopping up or diversion of a public footpath.

· Data supplied by the National Radiological Protection Board (NRPB) and the British Geological Survey (BGS) suggests that the site of this application falls within an area which is potentially at risk from radon. This may require protective measures in order to comply with the Building Regulations if your consent relates to a new dwelling or house extension. Further advice on whether protective measures are required under the Building Regulations can be obtained by contacting the Building Control Manager on 01295 221597, fax 01295 253153 or E-mail at building.control@cherwell-dc.gov.uk
· The need to obtain a separate “Listed Building Consent” for the demolition, alteration or extension of any listed building of architectural or historic interest from the Local Planning Authority.

· The need to make any appropriate arrangements under the Highways Act in respect of any works within the limits of a public highway.  The address of the Highway Authority is Oxfordshire County Council, Speedwell House, Speedwell Street, Oxford, OX1 1NE.

· It is the responsibility of the applicant to ascertain whether his/her development affects any public right of way, highway or listed building.

APPEALS TO THE SECRETARY OF STATE

If you are aggrieved by the decision of the Local Planning Authority to grant permission or approval subject to conditions, you can appeal to the First Secretary of State in accordance with Section 78(1) of the Town and Country Planning Act 1990.

If you wish to appeal, then you must do so within six months of the date of this notice. Forms can be obtained from the Planning Inspectorate, Temple Quay House, 2 The Square, Temple Quay, Bristol. BS1 6PN, Telephone No. 0117 372 8000.  The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally be prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that permission or approval for the proposed development could not have been so granted otherwise than subject to the conditions imposed by the Local Planning Authority, having regard to the statutory requirements, to the provisions of the development order and to any directions given under the order.

In practice, the Secretary of State does not refuse to consider appeals solely because the Local Planning Authority based its decision on a direction given by him.

PURCHASE NOTICES

If either the Local Planning Authority or the First Secretary of State grants permission or approval for the development of land subject to conditions, the owner may claim that he/she can neither put the land to a reasonably beneficial use in its existing state nor render the land capable of a reasonably beneficial use by the carrying out of any development which has been or would be permitted.

In these circumstances the owner may serve a purchase notice on the District Council.  This notice will require the Council to purchase his/her interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990.

COMPENSATION

In certain circumstances compensation may be claimed from the Local Planning Authority if permission is granted subject to conditions by the Secretary of State on appeal or on reference of the application to him.

These circumstances are set out in the Town and Country Planning Act 1990 as amended by the Planning and Compensation Act 1991.
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