                                         

	Bicester Eco Town Exemplar Site

Banbury Road

Bicester


	16/00300/DISC

	Case Officer: 
	Caroline Ford
	Recommendation: Approve

	Applicant: 
	A2 Dominion Group


	Proposal: 
	Partial Discharge of Conditions 13 (bicycle and bin stores), 14 (boundary enclosures), 17 (parking scheme), 18 (streetscape), Condition 26 (lighting scheme), 31 (landscape design), 33 (open-play space), 34 (RW harvesting to allotment sites), 75 (tree protection), 80 (tree pits) and 81 (ecology checks) of 10/01780/HYBRID relating to Phase 2



	Expiry Date:
	29 August 2016


	Extension of Time:
	30 November 2016





1. APPLICATION SITE AND LOCALITY 

1.1. The site forms phase 2 of the Exemplar development under construction at NW Bicester. The site was granted planning permission (10/01780/HYBRID) for 393 dwellings, a primary school, commercial and retail units. The exemplar site forms part of the allocated site via Policy Bicester 1 and it is located to the north of the town. 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The application seeks to discharge the planning conditions mentioned above, specifically for Phase 2. The conditions are varied and the requirements and acceptability of the information submitted for each is set out in the appraisal section below. 
3. RELEVANT PLANNING HISTORY

3.1. As referred to above, the most relevant planning history relates to the permission granted for the whole of the Exemplar site 10/01780/HYBRID. Since this approval, there have been numerous applications made to discharge planning conditions from this permission, in relation to Phases 1 and 2. Further applications will be required for Phases 3 and 4 in due course. 
4. PRE-APPLICATION DISCUSSIONS

4.1. No pre-application discussions have taken place with regard to this proposal.
5. RESPONSE TO PUBLICITY

5.1. This application has not been publicised given it relates to the discharge of planning conditions only. 
6. RESPONSE TO CONSULTATION

6.1. A number of focussed consultations were undertaken with relevant consultees to the information submitted as follows: 
6.2. CDC Landscape – Various detailed comments on the planting plans, proposed trees, the planting strategy and the play area near the school. 
6.3. CDC Arboricultural – Condition 80 – tree pits must have a soil bulk volume of 15m³ and detail of the soil structure within the tree pits is also required. 
6.4. CDC Ecology – Condition 81 has been fulfilled as additional updated surveys and recommendations have been carried out and prepared as part of the submission documents. The condition can be cleared on the basis of the information submitted. 
6.5. OCC (Transport) – No objections to conditions 13, 17 or 26. No objections are also raised in relation to condition 34 as all surface water leaving the rainwater harvesting units is subsequently discharged either into cellular soakaways located within the rear gardens or areas of private permeable block paving. 

6.6. Bioregional – 

· Condition 13 (bicycle and bin stores) – appear to be the same as phase 1 so would be happy. However, we would like to promote the use of bikes as much as possible, so would like to see these at the front of homes, but unsure if this is now feasible as design details have been fixed.
· Condition 26 (lighting) – all are LED lights but no comment on the locations

· Condition 33 (open/ play space) – no detail on the play space as it is only a landscape schematic. Proposals for the play area need to be provided. 

· Condition 34 (RW harvesting to allotment sites) – looks like a standard roof collection (water butt) system
· Condition 81 (ecology checks) – no comments except to ensure recommendations get followed and taken forward. This will be part of the monitoring strategy. 
7. APPRAISAL

Condition 13
7.1 This condition requires details of bicycle and bin stores on each phase to be approved. The reason for the imposition of this condition was to ensure convenient bicycle and bin stores to encourage cycling and sorting of waste and a high standard of design. 

7.2 The details submitted have been considered and after some slight amendments during the processing of this application are now considered to be acceptable. The stores follow those used on phase 1 and their position has been assessed so that they are convenient for use.   
Condition 14
7.3 This condition requires details of boundary enclosures for each dwelling to be approved per phase. The reason for the imposition of the condition was to ensure the satisfactory appearance of the completed development and to safeguard the privacy of the occupants of the existing and proposed dwellings. 
7.4 The boundary treatments proposed are generally considered to be acceptable, with the principle generally of close boarded fencing to rear gardens, with brick or beckstone walls in prominent areas and railings provided to dwellings with a frontage along the spine road. This generally accords with the principles for boundary enclosures used on phase 1. A number of detailed changes have been made through the processing of this DISC application to address comments I have raised. 
7.5 Phase 2 has a number of level changes and in some areas this has resulted in high boundary treatments for some plots (taking into account retaining needed, alongside the presence of a boundary treatment for privacy and security). When comparing the boundary enclosure plans with the levels plans, it is of particular note that the bungalows have a retaining wall of approximately 1m high, with a 1.8m wall above this. The boundary wall would therefore be around 2.5-3m high for some of these units and in my view there is a risk that this could be overbearing, particularly as these gardens are constrained in size. I suggested a lower wall (of around 1m high) be used and the applicant considered this but advised that after taking secured by design advice, they were not able to reduce the height of the walls due to the potential privacy and security issues this could raise. Whilst I have some reservations regarding this matter, I also note the SDB advice and consider that this is a consequence of the challenging levels present on phase 2 therefore on balance is acceptable. The plans to be approved for this condition are quoted in the recommendation table below.  
Condition 17
7.6 This condition requires details of a parking scheme for each phase to be submitted and approved. The reason for the imposition of the condition is in the interests of highway safety and to ensure there is a satisfactory appearance to the development. 
7.7 The parking arrangements are shown on the Landscape GA plans. These plans show other matters and so have been updated; however the parking arrangement is also demonstrated. The Highway Authority has reviewed the plans and has raised no objections. Whilst I raised a few comments regarding the convenience of some parking spaces compared to the houses they serve, this arrangement had been approved by a different condition and the arrangement is not unacceptable in my view, particularly as the Highway Authority have not raised this concern.
Condition 18 

7.8 This condition requires details of the streetscape (including boundary treatments to any buildings), treatment of street parking, street landscape, hard and soft landscape details, street furniture, play features in community streets and lighting design for each phase to be submitted and approved. The reason for the imposition of the condition was to ensure the delivery of satisfactory streets that deliver the green infrastructure, play and other features necessary to create a successful place. 
7.9 Given the assessment related to the other conditions submitted through this condition pack and the various overlaps – in respect to boundary treatments, landscaping, streetscape, lighting design etc (reference is made to play features in community streets, however there are no community streets in phase 2), it is considered that this condition can be cleared subject to reference to various documents/ plans as set out through the other conditions. 
Condition 26
7.10 This condition requires details of a lighting scheme for the pedestrian, cycle and vehicle routes within the phase to be approved. The reason for the imposition of the condition was in the interests of pedestrian and highway safety. 
7.11 The submitted information has been designed by OCC and therefore complies with the specific standards required by them. The OCC Highway team therefore raise no objection. The lighting positions are within the residential area of Phase 2 (not along the spine road as this is the infrastructure phase) and generally appear to be sensibly located; albeit in any event has been designed to meet highway standards. The lighting types themselves are acceptable and given they meet OCC requirements and therefore would be adoptable, these are considered acceptable.
Condition 31
7.12 This condition requires the submission of a landscape scheme for each phase (which shall include a number of details as set out). The reason for the imposition of the condition is in the interests of the visual amenities of the area and to ensure the creation of a pleasant environment for the development. 
7.13 Various comments were raised by the Council’s Landscape Team in relation to the submitted information for condition 31. In general these were addressed through the submission of amendments and the objections, in respect to the majority of the site have been overcome. The outstanding comments relate to the play area to be positioned on the open space area adjacent to the primary school. As there are still outstanding matters in relation to this play area, this element has been removed from this discharge of condition pack. 
7.14 Given the range of information required by planning condition 31, details are also required of SUDs and levels. These matters have been considered through separate planning condition submissions and therefore these details are cross referred to with other approved documents. Overall, the details submitted for this condition are therefore considered to be acceptable. 
Condition 33
7.15 This condition requires details of the provision, landscaping and treatment of open space/ play space within the phase to be submitted and approved by the LPA. The reason for the imposition of the condition is in the interests of amenity, to ensure the creation of a pleasant environment for the development with appropriate open space/ play space. 
7.16 The plan submitted for this condition relates to the play space only. This has raised some comments through the application process from the Landscape Team, including the range of play equipment and features and the detailed requirements around fencing and signage etc. Many of these comments were addressed, however upon further consideration; A2Dominion advised that their safety assessments suggested that concerns were being raised as to the principle of a play area on this area of land.
7.17 As this condition refers to open space as well as play space, it is considered appropriate to partially discharge this condition pursuant to phase 2 but to specifically exclude the play area itself. Contact will be made in respect to this play area to ensure that this matter can be dealt with separately later. The details to be approved are therefore essentially the same as those for condition 31. 
Condition 34
7.18 This condition requires details of the rainwater harvesting for the allotment sites to be submitted and approved. The reason for the imposition of the condition is to reduce the use of water. 

7.19 The submitted details show a standard roof collection to water butt system to be attached to stores to be provided as a shared resource to serve the community gardens. The plans have been amended during the course of the application process to provide for two water butts which has the advantage of more water being able to be collected for re-use. On the basis that the amended plan (AL4908-2105 Rev A) demonstrates two water butts to each shed, it is my view that the requirements of this condition have been satisfied. 
Condition 80
7.20 This condition requires details of the details; specification and construction methods for all purpose built tree pits and associated ground level surfacing materials. The details are also required to include specifications for the installation of associated below ground, load bearing root pits and trenches and soil type required to accommodate the planting and future development of the proposed trees. The reason for the imposition of the condition is to ensure that the trees are retained and maintained in a safe and healthy condition and to ensure that the adjacent roads, pavements, screen walls and any other structures are not adversely affected by the tree roots and in the interests of the visual amenities of the development. 

7.21 During the consideration of this discharge of condition application, comments were received from the Arboricultural Officer suggesting that all tree pits must have a soil bulk volume of 15m³ and that detail of the soil structure within the tree pits was required. An amended plan has been submitted (AL4908-2102 Rev C), which demonstrates that where possible the bulk soil volume will be 15m³ as requested (the applicant’s reason for not necessarily being able to provide this in every circumstance is due to the congestion of services in some areas – such as the spine road). Taking into account this amendment to the plan, alongside the lack of further comment from the Arboricultural Officer, it is considered that this plan is sufficient to meet the requirements of condition 80 for this phase. 
Condition 81
7.22 This condition requires ecological checks of the area within the phase to be carried out by a qualified ecologist to ensure there is no presence of protected species that have moved onto the site since previous surveys had been undertaken. Should protected species be found, details of mitigation measures would be required to prevent their harm. The reason for the imposition of the condition was to mitigate the impact of the development. 
7.23 The application is accompanied by a ‘Code for Sustainable Homes Compliant Ecological Assessment’ and an Ecology Report Template. These conclude that the construction zone was of low ecological value with common and widespread habitats and minimal potential for notable or protected species. The recommendations remain in line with those already included within the design; including bird, bat and invertebrate boxes and green roofs and measures including of boundary hedgerows, native species planting and lighting minimisation. The Council’s Ecologist has advised that the requirements of this condition have been fulfilled for Phase 2 as additional updated surveys and recommendations have been carried out and submitted as part of the assessments. As such, it is considered that the requirements of this condition have been met for this phase. 
Given the above assessment, it is concluded that the information submitted is acceptable and therefore the conditions should be partially discharged as below. 
	8. RECOMMENDATION
That the conditions applied for be partially discharged for Phase 2 in accordance with the following plans and documents: 
Condition 13
The details of the positioning of bicycle and bin stores on phase 2 ONLY as shown on the following drawings: 
AL4908-2001 Rev F

AL4908-2002 Rev E

AL4908-2003 Rev E

AL4908-2004 Rev E

AL4908-2005 Rev E

AL4908-2103
AL4908-2104

Condition 14

The details of the boundary enclosures for each dwelling on phase 2 ONLY as shown on the following drawings: 

AL4908-2011 Rev E
AL4908-2012 Rev E

AL4908-2013 Rev E

AL4908-2014 Rev E

AL4908-2015 Rev E

AL4908-2101 Rev C 
AL4908-2109 

E15-070-235 Rev C3

AL6157C_3130 Rev A

Condition 17

The details of the parking scheme for Phase 2 ONLY as shown on the following drawings:

AL4908-2001 Rev F

AL4908-2002 Rev E

AL4908-2003 Rev E

AL4908-2004 Rev E

AL4908-2005 Rev E
Condition 18 (Partially discharged)
The details of the streetscape, including boundary treatments to any buildings, treatment of street parking, street landscape, hard and soft landscape details, street furniture and the lighting design for Phase 2 ONLY (excluding the play area which is NOT approved) as shown on the following drawings: 

AL4908-2000 Rev C

AL4908-2001 Rev F

AL4908-2002 Rev E

AL4908-2003 Rev E

AL4908-2004 Rev E

AL4908-2005 Rev E

AL4908-2011 Rev E

AL4908-2012 Rev E

AL4908-2013 Rev E

AL4908-2014 Rev E

AL4908-2015 Rev E

AL4908-2021 Rev E (with the exception of the play area, which is NOT approved)

AL4908-2022 Rev D

AL4908-2023 Rev C

AL4908-2024 Rev D

AL4908-2025 Rev D

AL4908-2100 Rev C

AL4908-2101 Rev C 

A4408 

HSD/12/304 

HSD/13/005n 

HSD/13/010o 

HSD/14/035e 

HSD/14/045f 

Condition 26

The details of the lighting scheme for the pedestrian, cycle and vehicle routes within Phase 2 ONLY as shown on the following drawings: 
A4408 

HSD/12/304 

HSD/13/005n 

HSD/13/010o 

HSD/14/035e 

HSD/14/045f 

Condition 31 (Partially discharged)
The details of a scheme for landscaping for Phase 2 ONLY (excluding the play area which is NOT approved) as shown on the following drawings: 

AL4908-2000 Rev C
AL4908-2001 Rev F

AL4908-2002 Rev E

AL4908-2003 Rev E

AL4908-2004 Rev E

AL4908-2005 Rev E

AL4908-2021 Rev E (with the exception of the play area, which is NOT approved)
AL4908-2022 Rev D

AL4908-2023 Rev C
AL4908-2024 Rev D

AL4908-2025 Rev D

AL4908-2100 Rev C

Surface water drainage strategy dated February 2016 prepared by Infrastruct CS Ltd – ICS reference ICS1859.07.001 with Appendix A: Drainage and calculations
SuDs Maintenance Guide - Owners Manual' (ref: ICS1859.07.003)

15-1859 03-1 Rev P03

15-1859 03-2 Rev P04
15-1859 03-3 Rev P05 

15-1859 034 Rev P03

15-1859-02-1 Rev P01 

15-1859-02-2 Rev P02 

15-1859-02-3 Rev P05

15-1859-02-4 Rev P02
Arboricultural Method Statement prepared by Oisin Kelly dated 24th March 2015
Condition 33 (Partially discharged)
The details of the provision, landscaping and treatment of the open space Phase 2 ONLY (excluding the play area which is NOT approved) as shown on the following drawings:

AL4908-2000 Rev C

AL4908-2001 Rev F

AL4908-2002 Rev E

AL4908-2003 Rev E

AL4908-2004 Rev E

AL4908-2005 Rev E

AL4908-2021 Rev E (with the exception of the play area, which is NOT approved)

AL4908-2022 Rev D

AL4908-2023 Rev C

AL4908-2024 Rev D

AL4908-2025 Rev D

AL4908-2100 Rev C

Condition 34

The details of the rainwater harvesting for the allotment sites for Phase 2 ONLY as shown on the following drawing: 

AL4908-2105 Rev A
Condition 80

The details, specification and construction methods for all purpose built tree pits and associated ground level surfacing materials within Phase 2 ONLY as shown on the following drawing: 
AL4908-2102 Rev C
Condition 81

The details of the ecological checks carried out pursuant to the Phase 2 area ONLY as detailed within the following documents:
Code for Sustainable Homes Compliant Ecological Assessment for Development provided by Skilled Ecology dated April 2016

Ecology Report Template – completed 22 April 2016 by Skilled Ecology Consultancy
Planning Note
For the avoidance of doubt, the play area within Phase 2 is NOT approved and must be considered by way of a revised discharge of condition application. 
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