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	Discharge of conditions 10 (overheating), 11 (thermal mass and natural ventilation), 15 (architectural details), 16 (final details of plots 276, 278, 288 and 289), 19 (external building materials), 24 (vision splays), 25 (road surface treatments), 53 (existing and proposed site levels),  60 (adoptable highways), 69 (surface water drainage) and 82 (bat, bird and invertebrate accommodation) of 10/01780/HYBRID
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	Delegated



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 10 (overheating), 11 (thermal mass and natural ventilation), 15 (architectural details), 16 (final details of plots 276, 278, 288 and 289), 19 (external building materials), 24 (vision splays), 25 (road surface treatments), 53 (existing and proposed site levels),  60 (adoptable highways), 69 (surface water drainage) and 82 (bat, bird and invertebrate accommodation) 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
Cherwell District Council:
Landscape Architect: No concerns with this application in respect of section 38 requirements, and landscape maintenance for SUDS (Owners Manual).

Building Control: No objection in terms of site levels (c53).
Oxfordshire County Council:
Single Response: Overall, no objection. Comments below:
Condition 24: no objection to vision splays as marked

Condition 25: no objection to proposed materials for adoptable areas

Condition 60: no objection, subject to technical audit. Drainage manholes are showing in the centre of streets – these will need to be moved over to one side to allow for maintenance.  Our Road Agreements team are in discussion with the designers so this detail will hopefully be sorted out for the S38 submission.

Condition 69:  no objection as there is no discharge from private areas into highway, and permeable paving is proposed as approved on phase 1.

Other External Consultees:
Bioregional: Initial concerns in relation to Condition 10 and 11 but now satisfied. 
5. Appraisal
The overheating report submitted in relation to Condition 10 was amended and resubmitted on 13 April 2016 to take into account Bioregional’s concerns regarding plot 281 showing a ‘RISK’ within the overheating results for the period of 2040. The methodology of the report was reassessed and resolved that the calculations to create interpolation 2040 was not correct nor recognised within the professional field. Subsequent conversations with experts have led to a feeling of agreement with this assessment. Nevertheless the weather data for 2050 resulted in all plots not overheating providing that the combined mitigation features are utilised (night time cooling and internal blinds) and therefore this condition is satisfied. 
Bioregional also raised concerns with regard to night cooling and the extent of the window opening. Following discussions with the consultant I am of the opinion that the window openings are satisfactory and do not propose a risk for residents.

Condition 11 requires certain dwellings (3 within phase 2) to be constructed with passive ventilation and Thermally Massive Floors (TMF). The proposed passive ventilation with heat recovery system (PVHR) is proposed for plots 281, 282 and 283. 
Although Bioregional had concerns that the thermally massive floor (TMF) was essentially the same as other dwellings with the surface treatment being the only difference, the proposed is a satisfactory TMF and therefore meets the condition requirements. Although the view is shared that the purpose of the condition was to trial new and innovative design, it is regrettable that this has not been pushed further albeit it is positive that all plots are built to TMF standards. 

Condition 15 requires architectural details to be submitted for approval. It is in my view that the details are satisfactory and are similar to what was approved as part of Residential Phase 1.

In relation to condition 16, the re-design of the identified plots within phase 2 were agreed by way of a non-material amendment and it is therefore considered that these are acceptable. These plans reflect those previously agreed. 
In relation to condition 19, the materials to be used for the external finishes of the buildings are considered to be acceptable and they are similar to those used on Phase 1. During the course of this application additional documents were submitted in relation to condition 19, which included detached garage drawings to illustrate the material choice for each. These are also acceptable. 
Condition 24 and 25 require details in relation to vision splays and road surface treatment respectively. OCC have raised no objection and the choice of road surface material is similar to phase 1. In an email the colour was confirmed as ‘morning light’ and ‘Midnight’ from the Marshalls range http://www.marshalls.co.uk/commercial/block-paving/products/myriad-priora-permeable-block-paving-webfa039060. However the detail of these are on the PRP landscaping drawings and therefore the colour shall be approved via Condition 31.
Condition 53 requires details of existing and proposed site levels, including finished floor levels. Building Control did not object to the submitted plans and the details are therefore considered acceptable. The site levels were updated as part of a separate application (river corridor levels), which superseded those submitted as part of this application and therefore the latest plan revisions shall be cleared as part of this condition. However it must be stressed that this only approves Residential Phase 2 levels and NOT the river corridor. 

The adoptable highways are required to be cleared in each phase under condition 60. OCC (the Local Highways Authority) raise no objection; however note that the drainage manholes would need to be relocated as part of the S38 agreement. 

Amended plans have been submitted for Condition 69 following discussions between OCC drainage and ICS. These are now satisfactory to clear the condition for phase 2.
6. Conclusion
In my view the details submitted pursuant to condition 10, 11, 15, 19, 24, 25, 53, 60, 69, and 82 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 10:

The study demonstrating that the design of the dwellings within residential phase 2 ONLY is such that overheating will not occur and that heat island effects have been minimised as detailed within document titled 'Bicester Eco Town, Oxfordshire Overheating Analysis and Climate Change Mitigation', prepared by PRP, reference AE4989_BEPh2_RevF, dated 13.04.2016, submitted 13 April 2016 and ‘Statement Relating to Planning Condition 10’, dated 05 February 2016 (AB) submitted with application.

Condition 11:

The details of the passive ventilation strategy and thermally massive floors within residential phase 2 ONLY as shown in the ‘Statement Relating to Planning Condition 11’ dated 05 February 2016 (AB) – Rev A – 29.02.16, and Ventive-F Datasheet and Ventive C90 Section No. 1000 submitted 10 May 2016.
Condition 15:

In accordance with architectural details, within residential phase 2 ONLY, as shown in the following drawings numbered: AA269C(2)-2500 submitted with application, and AA269C(2)-2510-A, AA269C(2)-2511-A, and AA269C(2)-2512-A submitted via agents email dated 24 May 2016.
Condition 16:

The revised design of plots 276, 278, 288, 289 and 296-299 as shown on drawings numbered AA2699C(2)-2018, AA2699C(2)-2022, AA2699C(2)-2118, and AA2699C(2)-2122, submitted with application and AA2699C(2)-2125 rev B, and AA2699C(2)-2025 rev B, approved for 14/00122/NMA. 
Condition 19:

The details of the external building materials within residential phase 2 ONLY as shown in document numbered AA2699C(2)-2520 and AA2699C(2)-2521 submitted with agent’s email, dated 13 April 2016 AA2699C(2)_6-01_010 Rev.2 (24.05.16) submitted with agent’s email, dated 24 May 2016.
Condition 24:

The design and details of the roads and paths (including vision splays, surfacing, planting and traffic calming) within residential phase 2 ONLY as shown on drawings numbered 15-1859-04-1 P02, 15-1859-04-2 P02, 15-1859-04-3 P02, 15-1859-04-4 P02, 15-1859-10 P01, 15-1859-20-1 P02, and 15-1859-20-2 P01, submitted with application.
Condition 25:


The details of the final surface treatment of each road within residential phase 2 ONLY as shown on drawings numbered 15-1859-04-1 P02, 15-1859-04-2 P02, 15-1859-04-3 P02, and 15-1859-04-4 P02, submitted with application.
Condition 53:

The details of the existing and proposed site levels and the finished floor levels within residential phase 2 ONLY as shown on drawings numbered 15-1859-02-1-P01, 15-1859-02-2-P02, 15-1859-02-3-P05, 15-1859-02-4-P02, submitted via agent email dated 06 April 2016. 

Condition 60:

The details of the adoptable highways within residential phase 2 ONLY as shown on drawings numbered 15-1859-20-1 P02, and 15-1859-20-2 P01, submitted with application.

Condition 69:

The details of the surface water drainage within residential phase 2 ONLY as shown in report titled ‘Surface Water Drainage Strategy’ (ref: ICS1859.07.001), dated February 2016, with Appendix A: Drainage and calculations - submitted with application, 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 82:

Drawing number 701-122-UA001881-04 titled 'Bird, bat and invertebrate accommodation' approved by discharge of condition application 16/00018/DISC provides details of the bat, bird, owl and invertebrate boxes for the whole Exemplar site. The applicant is advised that the bat, bird, owl and invertebrate boxes to be installed within residential phase 2 shall be installed in accordance with this approved scheme and prior to the occupation of any building on which they are to be located.
PLANNING NOTES

Please note that the colour of the road surface treatment will be approved as part of condition 31 – Landscaping. 

Please note that the condition 53 (proposed site levels) are NOT approved for the River Corridor/ Infrastructure Phase. 
Case Officer: Leanne Turner

DATED: 02 August 2016

