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Dear Sir/Madam
Application Ref
14/00038/SO
Location
Land East Of Evenlode Crescent And South of Langford Lane, Kidlington
Proposal
Screening Opinion – New build Technology Park comprising 38,000 square metres of office, laboratory, storage and ancillary space
I write with regard to the above application, received on 27th May 2014, which represented a formal request for a ‘Screening Opinion’ under Part 2, Regulation 5 of the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011, as to whether the proposal set out in your submission requires an Environmental Impact Assessment (EIA). This letter constitutes a Screening Opinion of the Local Planning Authority of the proposed development under Regulation 5 of the Town and Country Planning (Environmental Impact Assessment) Regulations 2011.
The Local Planning Authority considers that the proposal is Schedule 2 development by virtue of the proposed development being an Infrastructure Project (Schedule 2, section 10(a) industrial estate development projects greater than 0.5ha). For the development to be considered an EIA development, it would be likely to have significant effects on the environment by virtue of factors such as its nature, size or location. The EIA Regulations are supplemented by the Planning Practice Guidance which superseded Circular 2/99 on 6th March 2014. The Local Planning Authority considers that the proposal is unlikely to have significant environmental effects for the purposes of the EIA Regulations and that the proposal is not EIA Development and does not require an Environmental Statement to be submitted.
Consideration of the proposal has been given to the selection criteria for screening Schedule 2 developments in Schedule 10a of the Regulations and the Planning Practice Guidance and its Annex: Indicative screening thresholds. This Annex states that an EIA is unlikely to be required unless the site area of the new development is more than 20 hectares. The Annex indicates that in addition to this, key issues to consider include the potential increase in traffic, emissions and noise. 
However, in determining whether significant effects are likely, the location of a development is of crucial importance.  Furthermore the thresholds should only be used in conjunction with the general guidance on determining whether an EIA is required and, in particular, the guidance on environmentally sensitive areas.

The land is calculated as being approximately 8.5 hectares in area and is situated within a field to the north-west of Kidlington, adjacent and to the south of Oxford Spires Business Park and Oxford Airport and adjacent and to the west of Oxford Motor Park. The site lies on the south side of Langford Lane, a classified road. 
The proposal seeks to develop the site with a Technology Park comprising 38,000 square metres of office, laboratory and ancillary space. The site within close proximity to a Site of Special Scientific Interest (Rushy Meadows SSSI), which is approximately 200 metres to the south east of the site. That said, given the nature of the development, the Cherwell District Council Ecology Officer is of the opinion that an EIA would not be required, but notes that Natural England need to be consulted on any planning application since it is within 500m of the SSSI as the proposed development could potentially affect the feature of interest.  
Furthermore the site is just over 3KM away from the the Oxford Meadows Special Area of Conservation (SAC). The proposed development would lead to an increase in vehicular activity locally, which the Ecology Officer notes the SAC is sensitive too. However, given the distance of this SAC and the scale of the proposal, the Ecology Officer is of the opinion that the proposal is unlikely to require an EIA. 
An assessment of the sites’ other planning constraints has revealed that there are records of legally protected species within the locality including Spotted Flycatcher and Grey Wagtail. There are no public footpaths within the site and there are no other ecologically sensitive matters on or adjacent to the site. There is a record of contaminated land within the site.
The Local Planning Authority has considered the factors above, the criteria in Schedule 3 to the EIA Regulations 2011 and Planning Practice Guidance and thresholds and criteria set out in the Annex, the particular aspects of the proposal, characteristics of the potential impact and the sensitivity of this particular location. On that basis, given that the site in is relatively close proximity to the SSSI and SAC, it is concluded that the site is in a ‘sensitive area’ as defined by the regulations. However, it does not follow that every Schedule 2 development affecting these sensitive areas will automatically require an assessment. In making the determination, the Local Planning Authority has judged whether the likely effects on the environment of that particular development will be significant in that particular location.
Whilst you are not required to provide an ES with an application for the proposed development the submission should still adequately cover the following constraints which have been identified and should be addressed in any submission:

· Visual impact;

· Emissions;

· Noise;
· Ecology (Phase 1 Ecological Survey should be submitted);

· Traffic generation;

· Contamination risk;
· Existing trees and hedges.
If you have any further queries, please contact the Case Officer Stuart Howden (Planning Officer).
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