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1. Application Site and Locality 
Bicester Eco Town Exemplar site was granted planning permission (reference 10/01780/HYBRID) for 393 residential dwellings, a primary school, commercial and retail units.  The exemplar site is a development that constitutes part of the larger North West Bicester Eco town, located on the eastern edge.  
2. Description of Proposed Development
The current application seeks to discharge conditions 8 (Daylighting), 20 (Green roofs), 63 (Surface water run-off into Highway) and 90 (Fire hydrants) of 10/01780/HYBRID in relation to Phase 2.  
3. Relevant Planning History
	App Ref
	Description
	Status

	

	

	10/01780/HYBRID
	Development of Exemplar phase of NW Bicester Eco Town to secure full planning permission for 394 residential units and an energy centre (up to 400 square metres), means of access, car parking, landscape, amenity space and service infrastructure and outline permission for a nursery of up to 350 square metres (use class D2), a community centre of up to 350 square metres (sui generis), 3 retail units of up to 770 square metres (including but not exclusively a convenience store, a post office and a pharmacy (use class A1)), an Eco-Business Centre of up to 1,800 square metres (use class B1), office accommodation of up to 1,100 square metres (use class B1), an Eco-Pub of up to 190 square metres (use class A4), and a primary school site measuring up to 1.34 hectares with access and layout to be determined.  
	PER

	

	


4. Response to Consultation
Below is a summary of the consultation responses received at the time of writing this report. Responses are available to view in full on the Council’s website, via the online Planning Register.
Cherwell District Council:

LANDSCAPING: No objection to condition 20 or 63.

Oxfordshire County Council:
LOCAL HIGHWAYS AUTHORITY: No objection, following meeting with ICS and OCC Drainage team. RE Condition 20 & 63
FIRE AND RESCUE SERVICE: Approve condition 90.
Other External Consultees:
BIOREGIONAL: No objection, following further information - Initial concerns in relation condition 8 and 20.
5. Appraisal
Condition 8 requires details of how each dwelling within that phase achieves good day lighting by achieving at least 2 points of the Code for Sustainable Homes level 5. There were a number of points (raised by Bioregional and I) around the summary submitted within the application that needed further clarification. These were addressed in an email from PRP, which included an example in excel. The report used information from the original Farrells report, which has since been superseded by PRP’s design. The actual calculations were based on the approved house type/design.
Condition 20 requires details of the construction and planting of green roofs, together with a maintenance programme. Amendments were made to the green roof seed mix during the application. To achieve additional credits, a wild flower seed mix with a higher number of species will be used – see comment below. Consultees were concerned around the maintenance of the green roofs. A2 dominion will only be responsible for the green roofs associated with affordable units and the onus is on the owners of the private units to maintain the green roofs. In my view it is out of planning’s control to ensure owners maintain the green roofs. Although not necessary to satisfy the condition, it has been suggested to include detailed information on green roof maintenance in the ‘shimmy’ (a real time information system).
We have also been informed by the project ecologist that if we specify a wild flower seed mix with a higher number of species, to the green roofs, we can claim additional eco credits under CfSH. We have therefore updated the seeding mix on the attached green roof type & location plan which now refers to the 'Educational Wildflower Mix' from Nicky's Nursery, or similar.

Amended plans have been submitted for Condition 63 following discussions between OCC drainage and ICS. These are now satisfactory to clear the condition for phase 2.
Condition 90 requires fire hydrants to be provided in accordance with details previously submitted. OCC have confirmed that the proposed plan submitted for fire hydrants is acceptable and therefore the condition shall be cleared as part of this application.
6. Conclusion
In my view the details submitted pursuant to condition 8, 20, 63, and 90 of planning permission 10/01780/HYBRID are acceptable, and as such it is recommended that these said conditions are partially discharged to cover Residential Phase 2 ONLY.
7. Recommendation
Condition 8

The study demonstrating that the design of the dwellings within residential phase 2 ONLY is such that at least 2 points of the Code for Sustainable Homes level 5 are achieved as detailed within document titled ‘Daylight calculation summary AE4989 11 February 2016’, and email from PRP, dated 18 May 2016 with attached breglobal spreadsheet Rev00.1. 
Condition 20

The details of the green roofs within residential phase 2 ONLY as shown in the drawing numbered ‘AA2699C(2) 2515’ and document titled ‘Bauder Biodiversity Green Roof Systems V2 November 2015’ submitted with application and ‘2016-02-11(RS) Rev.D’ submitted 24 May 2016 via agent email.
Condition 63
The details of the scheme to prevent surface water run-off draining onto the Highway within residential phase 2 ONLY as shown in report titled Surface Water Drainage Strategy ICS1859.07.001 (February 2016) submitted with application; Proposed Drainage Plan drawings numbered 15-1859-03-1 P03, 15-1859-03-2 P04, 15-1859-03-3 P05, and 15-1859-03-4 P03 submitted 11 July 2016 and Appendix B: ‘SuDs Maintenance Guide – Owners Manual’ (ref: ICS1859.07.003) submitted 01 August 2016 via email from ICS.
Condition 90

The details of the location of fire hydrants as shown in ‘C00086’ submitted with application.
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