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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 for residential phase 2. The conditions are explained in more detail as well as the acceptability of the information submitted in the appraisal section below. 
2.2. As part of this submission to clear planning conditions, information has been submitted in respect to a number of conditions, which have been removed from this pack for the following reasons: 
· Condition 5 (Solar PV) – a number of queries arose within comments received from the Council’s Sustainability Consultant. As there are links between the information required to clear this condition for phase 2 and the wider site (i.e. how the solar PV overall will contribute to meeting the zero carbon requirements), it was suggested that this condition be removed from this pack, separate discussions take place and then a resubmission be made to clear this condition. 
· Condition 6 (district heating system) – this condition is a compliance only condition and therefore does not require formal discharge of details. 

· Condition 12 (high speed broadband) – this condition is a compliance only condition and therefore does not require formal discharge of details. In addition, it has been confirmed that the broadband services are identical to those available in Phase 1 and that the fibre IRS dishes and aerials are the same equipment as used for phase 1 and they are already located on the roof of the energy centre. 
· Condition 30 (rainwater harvesting) – this condition is a compliance only condition providing the scheme complies with a planning approved drawing through the original HYBRID approval (if not, a scheme is required for approval). Upon querying this further, additional information has been received, which demonstrates that the scheme generally accords with the drawing. The element that is now confirmed is that around the overflow, however, based upon the information received, I am content that the scheme does not require formal approval. Given this, the condition has been removed from this pack. 

· Condition 36 (allotment management) – the information submitted was insufficient to meet the requirements of this condition. Rather than this condition be refused, the applicant has withdrawn the condition from this pack to allow this to progress and a resubmission to clear this condition will be required. 

Consultation responses received in relation to the above mentioned conditions are available on the file but are not summarised below. The appraisal therefore concentrates only on the three conditions to be discharged through this application. 
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 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

· A number of focussed consultations were undertaken with relevant consultees to the information submitted as follows: 

· OCC (Highways) – Objection as some of the parking and turning areas do not conform to the specifications set out in Oxfordshire County Council’s Residential Roads Design Guide: 
· Condition 22 – The Road Agreements Team have completed a technical audit on the stretches of access road marked in yellow (carriageway and shared space areas) and red hatching (maintenance margins). These are due to be adopted as public highway and there are no issues with these areas so this condition can be discharged in relation to these areas. However some of the un-adopted access roads do not meet the dimensions given in the Design Guide (i.e. some areas are too narrow in terms of being shared space areas, which would not allow two cars to pass each other safely). 

· Condition 29 – The dimensions of the parking and turning areas appear to adhere to the standards set out in the Residential Roads Design Guide. Therefore no objections are raised to this condition being discharged. 

· CDC (Arboriculture) – No adverse comments. The proposed planting discharges the scheme satisfactorily. 
7. APPRAISAL

Condition 22
7.1
Condition 22 requires specification details of the proposed vehicular accesses, driveways, parking courts and parking and turning areas that serve dwellings to be approved prior to the first of occupation of a dwelling. 
7.2
The submitted plans include S38 agreement plans and surface finishes and kerb type plans as well as section details for the construction of adoptable and private areas. In addition, the landscape plans submitted also show paving types and some additional detail around surface type and colour. The Highway Authority have raised no objections to the details submitted pursuant to adoptable areas, however has raised some concern with regard to the widths of access routes that are within un-adopted areas.
7.3
Whilst the concerns raised are noted, layout of the site has been approved by the approval of the planning permission (later amended through an NMA). The purpose of a planning condition could not be to require layout changes, which may affect other areas of the site, indeed the wording of this planning condition is seeking specification details for construction for vehicular access routes etc to be approved. In the circumstances that the Highway Authority raise no objections to the specification details (and the same details are for approval for condition 29, where it is noted no objections are raised), it is considered reasonable for the condition to be approved on the basis of the information submitted. 

Condition 29
7.3
Condition 29 requires specification details of parking and manoeuvring areas to be approved prior to the occupation of any building. 
7.4
In line with the details received relating to condition 22, the submitted plans include S38 agreement plans and surface finishes and kerb type plans as well as section details for the construction of adoptable and private areas. The Highway Authority raises no objections to the clearance of this planning condition and no comments are made with respect to the specification details. As such, it is considered reasonable for the condition to be approved on the basis of the information submitted. 

Condition 35
7.5
Condition 35 requires a scheme to be approved to enable new residents to choose a fruit tree for their garden or to be provided elsewhere on the site. 
7.6
The information submitted forms the landscaping plans for phase 2 (which accord with the details approved for other landscaping conditions) and which detail that fruit trees to rear gardens could be either discovery apple, Victoria plum or conference pear with the indicative location shown. The type of fruit tree accords with that previously proposed and agreed. The details submitted do not include the level of detail that the previously agreed scheme included in respect to the selection procedure, the proposals for the planting of the trees and the future maintenance arrangements – by residents and where they are located within communal gardens. Given the previously submitted scheme was approved and applies site wide, I consider it sensible to refer to this previously approved scheme alongside approving the plans submitted. As noted above, the Arboricultural Officer also does not object to the clearance of this condition. 
7.7
Given the assessment as set out above pursuant to the conditions within this discharge of condition pack, it is recommended that the conditions be discharged as below. 
	8. RECOMMENDATION
That the conditions applied for be discharged in accordance with the following plans and documents: 

Condition 22
The specification details of the proposed vehicular accesses, driveways, parking courts, parking areas and turning areas that serve dwellings on phase 2 as shown on drawing numbers: Job number 15-1859 20-1 C02 (S38 agreement plan sheet 1/3), 20-2 C03 (S38 agreement plan sheet 2/3), 20-3 C01 (S38 works plan sheet 3/3), 10 C02 (Adoptable construction details), 04-1 C07 (Surface finishes and kerb type plan sheet 1/4), 04-2 C06 (Surface finishes and kerb type plan sheet 2/4), 04-3 C05 (Surface finishes and kerb type plan sheet 3/4), 04-4 C05 (Surface finishes and kerb type plan sheet 4/4), 11 C01 (Private construction details), AL4908-2001 Rev F (Landscape GA 1 of 5), AL4908-2002 Rev E (Landscape GA 2 of 5), AL4908-2003 Rev E (Landscape GA 3 of 5), AL4908-2004 Rev E (Landscape GA 4 of 5) and AL4908-2005 Rev E (Landscape GA 5 of 5). 
Condition 29

The specification details of the parking and manoeuvring areas that serve dwellings on phase 2 as shown on drawing numbers: Job number 15-1859 20-1 C02 (S38 agreement plan sheet 1/3), 20-2 C03 (S38 agreement plan sheet 2/3), 20-3 C01 (S38 works plan sheet 3/3), 10 C02 (Adoptable construction details), 04-1 C07 (Surface finishes and kerb type plan sheet 1/4), 04-2 C06 (Surface finishes and kerb type plan sheet 2/4), 04-3 C05 (Surface finishes and kerb type plan sheet 3/4), 04-4 C05 (Surface finishes and kerb type plan sheet 4/4), 11 C01 (Private construction details), AL4908-2001 Rev F (Landscape GA 1 of 5), AL4908-2002 Rev E (Landscape GA 2 of 5), AL4908-2003 Rev E (Landscape GA 3 of 5), AL4908-2004 Rev E (Landscape GA 4 of 5) and AL4908-2005 Rev E (Landscape GA 5 of 5). 
The parking and manoeuvring areas should be retained unobstructed except for the parking and manoeuvring of vehicles at all times thereafter.

Condition 35

The details of the scheme to enable each new resident to choose a fruit tree for their garden or to be provided elsewhere on the site as shown on drawing numbers AL4908-2001 Rev F (Landscape GA 1 of 5), AL4908-2002 Rev E (Landscape GA 2 of 5), AL4908-2003 Rev E (Landscape GA 3 of 5), AL4908-2004 Rev E (Landscape GA 4 of 5), AL4908-2005 Rev E (Landscape GA 5 of 5), AL4908-2021 Rev E (Planting Plan 1 of 5), AL4908-2022 Rev D (Planting Plan 2 of 5), AL4908-2023 Rev D (Planting Plan 3 of 5), AL4908-2024 Rev D (Planting Plan 4 of 5) and AL4908-2025 Rev D (Planting Plan 5 of 5) and within document titled ‘NW Bicester Fruit Tree Scheme’, previously approved by discharge of condition application number 15/00292/DISC. 
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