                                         

	Land East Of Evenlode Crescent And South Of

Langford Lane, Kidlington


	17/01542/REM

	Case Officer: 
	Stuart Howden
	Recommendation: Approve

	Applicant: 
	Oxford Technology Park Limited


	Proposal: 
	Reserved Matters to 17/00559/F - Phase 1 of Oxford Technology Park including details of siting, design, layout and external appearances of units referred to as 1 and 3.



	Expiry Date:
	19 October 2017


	Extension of Time:
	



1. APPLICATION SITE AND LOCALITY 

1.1. The application site, on the northern edge of Kidlington, is a 1.44 hectare rectangular piece of relatively flat land, located on the southern side of Langford Lane. The site forms part of a larger agricultural field. To the west of this field are the South Central Ambulance Service Resource Centre and Campsfield House Immigration Removal Centre. To the north, on the opposite side of Langford Lane, are buildings/hangers serving London Oxford Airport and to the east is the Oxford Motor Park which is home to a number of car dealerships. The southern boundary of the agricultural field abuts a large agricultural field which separates the application site and Campsfield House from the northern edge of Begbroke.
1.2. The site is part of larger site which is the subject of outline planning permission for a technology park comprising 40,362sqm of office, research and development and storage and ancillary space, subject to a number of parameters and restrictions as set out in conditions and a planning obligation associated with the consent.

1.3. The application site lies inside the Oxford Green Belt. The development site is ecologically sensitive with a number of protected species having been identified within the vicinity; it has also been assessed as a possible UKBAP grassland habitat and is within 2km of the Rushy Meadows SSSI. The land falls within a mineral consultation area and is potentially contaminated.

2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The application seeks approval of all of the reserved matters that were left to later consideration as part of the outline consent (14/02067/OUT and later 17/00559/OUT). A phase plan has been submitted with this reserved matters application (as required under Condition 5 application 17/00559/OUT) and this application relates to Phase 1 of this plan. The application is therefore pursuant to conditions 1 and 5 of 17/00559/OUT.
2.2. The proposals are for two buildings, these being Units 1 and 3. Unit 1 is proposed to be a 3 storey building at a height of 16.4 metres, and would be sited at the entrance to the site and front Langford Lane. Unit 1 would have a GIA of 3,796m2 and a GEA of 4089m2 and is proposed to accommodate office space (B1a). Unit 3 is proposed to be a two storey building at a height of 11.1 metres, and would be sited to the rear (south) of Unit 1. Unit 3 would have a GIA of 2,779m2 and a GEA of 2,909m2 and is proposed to accommodate Research and Development space (B1b).
2.3. The buildings would have flat roofs and are proposed to be constructed from a mixture of glass fibred reinforced concrete cladding, Kingspan Long Span Louvre profile insulated panels, Kingspan insulated flat panel cladding and Kingspan Box Profile insulated wall panels.

2.4. The proposals also include the start of the central spine road from Langford Lane and this will incorporate footways either side to accommodate pedestrians. The parking serving Unit 1 (100 spaces) would be located to the rear of this building and would be accessed directly off the spine road. The parking serving Unit 3 would be located to the front (west) of this building (46 spaces) and would be accessed directly off the spine road. Unit 3 also has a servicing area proposed to the east side of the building. Cycle parking is also proposed to serve both units. Soft landscaping is proposed on the site, including between the two units and adjacent the spine road.  
2.5. The outline consent did specify a clear amount of floor space within its description, but this reserved matters application only comprises the first phase of development.  Condition 20 of 17/00559/F specified that the floor space approved is to be permitted for uses in Classes B1 and B2 and both Units are proposed to have a B1 use.
2.6. Condition 16 of 17/00559/OUT requested a full technical safeguarding study to be undertaken, so as to assess the effects of the development on London Oxford Airport's navigations aids and radar equipment and shall be submitted as part of the reserved matters application(s). Such a document has not been submitted with the application. However, London Oxford Airport have responded to this reserved matters application stating that they have no objections to the proposal subject  to the buildings not be constructed higher than hangers adjacent Langford Lane. Having contacted London Oxford Airport myself I am confident that Units 1 and 3 would not exceed the height of the hangers which are at a height of 19 metres. The applicant has also assured the Local Planning Authority that these buildings would not exceed the height of these hangers. It is therefore considered unreasonable to request more information that this at this stage and it is considered that the proposal is in accordance with 17/00559/OUT. 
2.7. The Section 106 agreement requests financial contributions relating to highway improvements, but this reserved matters application would not run contrary to this legal agreement.
2.8. A screening opinion (ref: 16/00064/SO) issued by Cherwell District Council on November 2017 stated that an Environment Statement was not required for this application.
3. RELEVANT PLANNING HISTORY

3.1. The following planning history is considered relevant to the current proposal: 
· 14/02067/OUT - OUTLINE (all matters reserved) - New build Technology Park comprising 40,362 sq m of office, research and development, laboratory, storage and ancillary space - APPROVED on 10th October 2016. It was estimated by the applicants at this stage that the technology park would create between 770 and 1,500 jobs. An indicative plan of the layout of the site was submitted with this application (see below) and the position of Units 1 and 3 in this reserved matters application are in a similar position and have a similar footprint as Units 1 and 3 shown on the indicative plan. Indicative elevations and floor plans for Units 1 and 3 were also submitted at outline stage and these are similar at this reserved matters stage. 
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· 16/00533/DISC - Discharge of Conditions 6 (means of access), 10 (surface water drainage scheme), 11 (drainage strategy), 12 (air quality impact assessment), 14 (low emission transport plan), 15 (reptile method statement), 16 (method statement for enhancing tree or shrub planting, areas of species rich grassland, habitat boxes for birds) and 18 (bird control management plan) of 14/02067/OUT – APPROVED on 12th April 2017.
· 17/00559/F - Variation of conditions 1, 2, 3, 5, 7, 9 and 21 of 14/02067/OUT to enable proper phasing of the development – APPROVED on 5th June 2017. Permission was granted to revise the wording of the outline planning conditions to enable the development to come forward in phases and details to be submitted relevant to different phases of development rather than applying site wide. Condition 5 of the permission stated that a phasing plan covering the entire site shall be submitted to and approved in writing by the Local Planning Authority with the first reserved matters application that is submitted and this has been submitted under this reserved matters application and this application refers to Phase 1 of this plan. 
	

	


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 been publicised by way of a site notice displayed near the site, by advertisement in the local newspaper, and by letters sent to all properties immediately adjoining the application site that the Council has been able to identify from its records. The final date for comments was 14.09.2017, although comments received after this date and before finalising this report have also been taken into account. 
5.2. No comments have been raised by third parties.
6. RESPONSE TO CONSULTATION

6.1. 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.

PARISH/TOWN COUNCIL AND NEIGHBOURHOOD FORUMS

6.2. KIDLINGTON PARISH COUNCIL: No objections. 
STATUTORY CONSULTEES

6.3. NATURAL ENGLAND: No objections in relation to statutory nature conservation sites. 
6.4. ENVIRONMENT AGENCY: No comments received. 

6.5. THAMES WATER: No comments received. 

6.6. OCC HIGHWAYS: Object to the application on the grounds of insufficient on-site parking provision. 
6.7. OCC DRAINAGE: No comments received. 
NON-STATUTORY CONSULTEES

6.8. CDC ARBORICULTURE: No comments received.
6.9. CDC ECONOMIC DEVELOPMENT: No comments received. 

6.10. CDC ENVIRONMENTAL PROTECTION: No objections. 
6.11. CDC PLANNING POLICY:  No comments received. 

6.12. CDC LANDSCAPE SERVICES: No objections subject to a landscaping scheme. 
6.13. LONDON OXFORD AIRPORT: No objections subject to all buildings being constructed to the same height or lower than Oxford Airport Hangers located adjacent Langford Lane. 
7. RELEVANT PLANNING POLICY AND GUIDANCE

7.1. Planning law requires that applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise.

7.2. The Cherwell Local Plan 2011-2031 - Part 1 was formally adopted by Cherwell District Council on 20th July 2015 and provides the strategic planning policy framework for the District to 2031.  The Local Plan 2011-2031 – Part 1 replaced a number of the ‘saved’ policies of the adopted Cherwell Local Plan 1996 though many of its policies are retained and remain part of the development plan. The relevant planning policies of Cherwell District’s statutory Development Plan are set out below:

CHERWELL LOCAL PLAN 2011 - 2031 PART 1 (CLP 2031 Part 1)

· PSD1 - Presumption in Favour of Sustainable Development 

· SLE4 - Improved Transport and Connections
· ESD1 - Mitigating and Adapting to Climate Change

· ESD2 - Energy Hierarchy and Allowable Solutions

· ESD3 - Sustainable Construction
· ESD4 - Decentralised Energy Systems

· ESD5 - Renewable Energy 

· ESD6 - Sustainable Flood Risk Management

· ESD7 - Sustainable Drainage Systems
· ESD8 - Water Resources
· ESD10 - Protection and Enhancement of Biodiversity and the Natural Environment
· ESD13 - Local Landscape Protection and Enhancement

· ESD14 - Oxford Green Belt
· ESD15 - The Character of the Built and Historic Environment

· Kidlington 1 - Accommodating High Value Employment Need

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)
· C28 - Layout, design and external appearance of new development
· ENV1 - Development likely to cause detrimental levels of pollution

· ENV12 - Contaminated land

7.3. Other Material Planning Considerations

· National Planning Policy Framework (NPPF)

· Planning Practice Guidance (PPG)
· Kidlington Masterplan Part 1 (December 2016)
8. APPRAISAL

8.1. The key issues for consideration in this case are:

· Principle of the Development;
· Principle of the Development in the Green Belt;

· Design, and Impact on the Character of the Area;
· Residential Amenity;
· Highways Safety;

· Ecological Impact;

· Flooding Risk and Drainage;

· Sustainability and Energy Efficiency; 
· Other Matters. 
Principle of the Development

8.2. The principle of this technology park development with a floor space 40,362m2 on this site was considered acceptable in the outline applications 14/02067/OUT and 17/00559/OUT. As a result, both the principle and amount of development on this site has been established and is no longer for consideration. Thus, having established that the proposals are broadly consistent with that granted outline consent, the scope of consideration of this application extends solely to matters directly associated with the access, appearance, layout, scale and landscaping of the approved development.
Principle of the Development in the Green Belt
8.3. The site is in the Oxford Green Belt and so the development is assessed against Green Belt policy. Paragraph 89 of the NPPF states that: “A local planning authority should regard the construction of new buildings as inappropriate in Green Belt.”
8.4. Paragraph 87 notes that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. Paragraph 88 of the NPPF states that: “When considering any planning application, Local Planning Authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.”
8.5. Policy ESD14 of the Cherwell Local Plan Part 1 notes that within the Green Belt, development will only be permitted if it maintains the Green Belt’s openness and does not conflict with the purposes of the Green Belt or harm its visual amenities.
8.6. In this case and as noted above, the principle of the development of a technology park with a floor space of just over 40,000m2 in the Oxford Green Belt has been accepted (this was on the basis of a very special circumstances argument). The original outline application approved in 2016 displayed 2 and 3 storey buildings in indicative plans and the officer did not raise any concerns within this in relation to the impact on the Green Belt. Thus, I am of the opinion that it is reasonable to consider that buildings up to 3 storey in height (like Units 1) were envisaged at the reserved matters stage and therefore I consider that Units 1 and 3 constitute appropriate development  in the Green Belt. 
Design, and Impact on the Character of the Area

8.7. Government guidance contained within the NPPF requiring good design states that good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people. Further, permission should be refused for development of poor design that fails to take the opportunities for improving the character and quality of an area and the way it functions.
8.8. Policy ESD13 of the Cherwell Local Plan Part 1 notes that development will be expected to respect and enhance local landscape character, securing appropriate mitigation where damage to the local landscape character cannot be avoided. Policy ESD13 also states that: “Proposals will not be permitted if they would:
· Cause undue visual intrusion into the open countryside;

· Cause undue harm to important natural landscape features and topography;

· Be inconsistent with local character;

· Impact on areas judged to have a high level of tranquillity;

· Harm the setting of settlements, buildings, structures or other landmark features; or 

· Harm the historic value of the landscape.”
8.9 Policy ESD15 of the Cherwell Local Plan Part 1 states that: “New development will be expected to complement and enhance the character of its context through sensitive siting, layout and high quality design. All new development will be required to meet high design standards.”
8.10 Saved Policy C28 of the Cherwell Local Plan 1996 exercises control over all new developments to ensure that the standards of layout, design and external appearance are sympathetic to the character of the context.
8.11 The site is not within close proximity to conservation area, the nearest being the Oxford Canal Conservation Area over 300 metres away, nor is it close to any listed buildings, the nearest being located over 850 metres away within Thrupp. Given these separation distances, the amount of built development between these heritage assets and the site and the 3 storey scale of the development, it is considered that the proposed development would not cause harm to the significance or setting of any conservation area or any listed buildings. 
8.12 The application site is largely flat and is not within a sensitive landscape. The site is surrounded on its north, east and west side by other development, including the relatively high hangers at Oxford Airport.
8.13 Unit 1 is proposed to be three storeys in height, whilst Unit 3 is proposed to be two storeys in height. Similar buildings for Units 1 and 3 were displayed in the indicative plans at the outline stage and officers raised no concerns with the layout, mass, scale and appearance of such buildings. In fact the officer report went on to note that the indicative plans show that it is possible to design a scheme which would not look out of context with the surrounding built environment. 
8.14 I consider that the layout and scale of the proposed two buildings in this reserved matters application are acceptable given the above and that they would not appear out of character given the relatively large hangers to the north of the site. 

8.15 In terms of the appearance, there is an eclectic mix of buildings in the surrounding area in terms of design, a number of which have a relatively functional appearance with the use of simplistic materials, including the hangers to the north of the site and the car showrooms to the east of the site. Given this and that officers raised no serious concerns at the outline stage in relation to the appearance of Units 1 and 3, it is considered that the appearance of the proposed buildings would not appear out of keeping within this area.   
8.16 In relation to landscaping, the Council’s Landscape Officer has commented on this reserved matters application and has noted that Unit 1 has a significant visual impact on Langford Road receptors. Thus, the Landscape Officer has requested that a planting scheme is submitted on the Langford Lane frontage to provide visual mitigation (highway vision splay and site entrance permitting). The Landscape Officer goes on to state that for on-site amenity and amelioration of the of the heat island effect, tree planting is necessary between Units 1 and 3. The Landscaping Officer is of the opinion that the western elevation of Unit 3 should be visually mitigated with shrubs in a border along the length of the building and a wild flower verge between the parking bays and the shrubbery.

8.17 Given the above and that the landscaping plans submitted are not highly detailed (for example, little detail is given about the proposed tree species), a landscaping scheme has been requested as a condition. 
8.18 The siting of the bins stores is considered to be acceptable as they are away from highway boundaries therefore they are not considered to be unduly prominent from the public domain. The cycle stores are also considered to be sited in an acceptable location.
8.19 Thus, subject to conditions, it is considered that the proposal would not detrimentally affect the visual amenities of the locality.
Residential Amenity
8.20 Policy ESD15 of the Cherwell Local Plan Part 1 states that new development proposals should consider the amenity of both existing and future development, including matters of privacy, outlook, natural lighting, ventilation, and indoor and outdoor space. Paragraph 17 of the NPPF notes that planning should always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings. 
8.21 Saved Policy ENV1 of the Cherwell Local Plan 1996 states that development which is likely to cause materially detrimental levels of noise, vibration, smell, smoke other types of environmental pollution will not normally be permitted.
8.22 The distances to the nearest residential properties are relatively large in this case (minimum of ~220m to the west on Evenlode Crescent). As a result, the two proposed buildings would not cause undue harm to any residential properties in terms of loss of light, overlooking or loss of privacy, or the creation of an overbearing effect. 
8.23 In terms of noise, B1 and B2 uses have been considered acceptable on this site under the original outline permission and a condition was also attached to this permission requiring that any noise originating from the site is at an acceptable level. Thus, it is considered that proposal would not cause nuisance or disturbance to any residential properties and that the proposal complies with Policy ESD15 of the Cherwell Local Plan Part 1 and saved Policy ENV1 of the Cherwell local Plan 1996.
Highways Safety
8.24 Policy ESD15 of the Cherwell Local Plan Part 1 states that: “New development proposals should be designed to deliver high quality safe, attractive, durable and healthy places to live and work in. Development of all scales should be designed to improve the quality and appearance of an area and the way it functions.”
8.25 The Local Highways Authority has objected to the proposal on the grounds of lack of appropriate levels of vehicular parking for Unit 3. 
8.26 The Local Highways Authority has referred to the Homes and Communities Agency’s document in employment density which was published in 2015 which states that, on average in relation to parking standards, and this documents notes that the gross internal area of buildings with B1(a) office tended to be 80% occupied by employees. 
8.27 On the back of this guidance and when using Cherwell District and Oxfordshire County Council’s Parking Standards, the Local Highways Authority has requested 101 spaces for Plot 1. 100 spaces are proposed for Plot 1 and the Local Highways Authority has considered that the parking is adequate. However, the applicant’s agent has stated that 15 more spaces could potentially be accommodated on the site if some of the grass land between Units 1 and 3 are occupied. I do not consider it necessary to provide further spaces because the Local Highways Authority considers the amount of spaces for Unit 1 adequate.
8.28 Regarding Plot 3, the Local Highways Authority state that 74 spaces are required for this Unit, but only 31 spaces have been proposed and the Local Highways Authority has objected to the proposal on the lack of sufficient parking provision for this Unit. 
8.29 Whilst I acknowledge what is noted by the Local Highways Authority, the parking provision was not referred to in the response from the Local Highways Authority in relation to the original outline application at the site, which showed indicative plans with Units 1 and 3 and their parking areas being similar to those set out in this current reserved matters application. Furthermore, the outline application stated the precise floor space that will be constructed within the technology park, therefore if more parking spaces were requested at this reserved matters stage I consider that this would most likely limit the amount of parking that can be achieved elsewhere in the technology park (therefore, the other buildings within the technology park will likely have a larger shortfall when it comes to on-site parking spaces). 
8.30 It is also worth noting that contributions of over £550,000 have been agreed in relation to this outline application towards the provision of cycle infrastructure improvements on Langford Lane and the improvement of bus services serving Langford Lane. It is therefore considered that such a contribution towards sustainable modes of transport would contribute in reducing car usage.  
8.31 However, given the concerns of the Local Highways Officer and that the Local Planning Authority would like to see that sustainable modes of transport are promoted on the site, I consider it reasonable and necessary to request further cycle parking spaces on site, especially given the relatively small amount of on-site cycle parking displayed. Such details can be conditioned. Plot 1 should provide a minimum of 33 cycle parking spaces, whilst Plot 3 should provide a minimum of 25 cycle parking spaces and I am confident that this can be achieved on the site in a r relatively similar position to where the parking spaces are already shown.
8.32 Given the above, it is considered unreasonable to recommend the application for refusal on the grounds of insufficient on-site parking provision, subject to a condition requesting details of cycle parking on site.  
8.33 The Local Highways Authority has requested drawings of vehicular traffic to display that the largest commercial vehicle to use both plots can access, turn in, and exit the development in forward gear. However, the Local Highways Authority has stated that this can be conditioned. It is considered not reasonable to request such a condition as the drawings may display that it is not possible to demonstrate the largest commercial vehicle accessing both plots can access, turn in and exit the development in a forward gear and such a detail should be submitted prior to the determination of the application. That said, given the specific amount of floor space approved at the technology park, increasing the amount of hardstanding on this specific site (if required so as to make vehicular turning possible on this site) may compromise the amount of parking elsewhere as well as the room for vehicular turning for these plots. Thus, I do not consider it reasonable to justify the refusal of the application due to the lack of this detail.
8.34 The Local Highways Authority has requested that a construction traffic management plan is conditioned, but this was conditioned on the outline consent therefore this will not be recommended as a condition should planning permission be approved for this reserved matters application. 
8.35 It is therefore considered that the proposal would not cause adverse harm to the safe and efficient operation of the highway network. 
Ecological Impact
8.36 Ecological surveys have not been submitted with the application. The Council’s Ecology Officer has not commented on this reserved matters application, however the Ecology Officer raised no objections to the original outline application at the site, subject to conditions which were attached to the decision. It is therefore considered that the proposal would not cause adverse harm to protected species. 
Flooding Risk and Drainage
8.37 Policy ESD6 of the Cherwell Local Plan Part 1 states that site specific flood risk assessments will be required to accompany development proposals of 1 hectare or more located in flood zone 1.
8.38 Policy ESD7 of the Cherwell Local Plan Part 1 requires the use of Sustainable Drainage Systems (SuDS) to manage surface water drainage systems. This is with the aim to manage and reduce flood risk in the District.  
8.39 The site lies within Flood Zone 1, which is land which has a less than 1 in 1,000 annual probability of river flooding and the site area is over 1 hectare. 
8.40 The Environment Agency, OCC Drainage and Thames Water have been consulted in relation to this application, but comments have not been received from these consultees. 
8.41 However, a Flood Risk Assessment was submitted with the original outline application and flooding risk and drainage was assessed at the outline stage. At the outline stage, the Environment Agency raised no objections to the proposal subject to a condition requesting a surface water drainage scheme for the site and this was conditioned. Furthermore, Thames Water had no objections to the proposal at the outline stage subject to a drainage strategy and this was conditioned. Both of these conditions have been discharged. Thus, I am of the opinion that the proposal would not increase the flooding risk on site or off the site.
Sustainability and Energy Efficiency 
8.42 Policy ESD1 of the Cherwell Local Plan Part 1 states that measures should be taken to mitigate the impact of development within the District on climate change, and Policy ESD2 of the Cherwell Local Plan Part 1 seeks to achieve carbon emission reductions. Policy ESD3 of the Cherwell Local Plan Part 1 encourages sustainable construction and states that all non-residential development will be expected to meet at least BREEAM ‘Very Good’ with immediate effect. Policy ESD4 of the Cherwell Local Plan Part 1 states decentralised energy systems are encouraged in all new developments and that all applications for non-domestic developments above 1000m2 floor space will require a feasibility assessment for decentralised energy systems. Policy ESD5 pf the Cherwell Local Plan Part 1 states that a feasibility assessment of the potential for significant on site renewable energy provision will be required for all applications for non-domestic developments above 1000m2 floor space. Policy ESD5 goes on to note that where feasibility assessments demonstrate that on site renewable energy provision is deliverable and viable, this will be required as part of the development unless an alternative solution would deliver the same or increase benefit.  
8.43 The application has not been accompanied by a Sustainability and Energy Statement and sustainability should be built into the proposal and it should be demonstrated how the proposal complies with Policies ESD1-5 of the Cherwell Local Plan Part 1. This is a matter that could be addressed by condition should planning permission be granted.
	9. RECOMMENDATION
That permission is granted, subject to the following conditions:
1. Except where otherwise stipulated by conditions attached to this permission, the development shall be carried out strictly in accordance with the details provided by the following plans: 

· Application Form submitted with the application; 

· Design and Access Statement by UMC Architects dated July 2017 submitted with the application;
· Drawing Numbers: RM1000 Revision P0; RM1001 Revision P0, RM1002 Revision P0; RM1003 Revision P0; RM1004 Revision P0; RM1005 Revision P0; RM1007 Revision P0; RM1020 Revision P0; RM1021 Revision P0; RM1022 Revision P0; RM1025 Revision P0; RM1031 Revision P0; RM1032 Revision P1; and RM1033 Revision P1 submitted with the application; 

· Drawing Number RM1006 Revision P0 received from the applicant by e-mail on 20th October 2017; and
· Drawing Number F024 Revision C received from the applicant by e-mail on 10th November 2017.
Reason - For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority and to comply with The National Planning Policy Framework.
2. Prior to the commencement of the development hereby approved above slab level, a schedule of materials and finishes for the external walls and roof(s) of the development including samples of each material hereby approved shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the development shall be carried out in accordance with the approved schedule. 

Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy ESD 15 of the Cherwell Local Plan Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework. 

3. Prior to the commencement of the development hereby approved, a landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority. The scheme for landscaping the site shall include:-

a) details of the proposed tree and shrub planting including their species, number, sizes and positions, together with grass seeded/turfed areas,
b) details of the existing trees and hedgerows to be retained as well as those to be felled, including existing and proposed soil levels at the base of each tree/hedgerow and the minimum distance between the base of the tree and the nearest edge of any excavation,
c) details of the hard surface areas, including pavements, pedestrian areas, reduced-dig areas, crossing points and steps.
Thereafter, the development shall be carried out in strict accordance with the approved landscaping scheme.
Reason - In the interests of the visual amenities of the area, to ensure the creation of a pleasant environment for the development and to comply with Policy ESD15 of the Cherwell Local Plan Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
4. All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in accordance with BS 4428:1989 Code of Practice for general landscape operations (excluding hard surfaces), or the most up to date and current British Standard, in the first planting and seeding seasons following the occupation of the building(s) or on the completion of the development, whichever is the sooner. Any trees, herbaceous planting and shrubs which, within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the current/next planting season with others of similar size and species.
Reason - In the interests of the visual amenities of the area, to ensure the creation of a pleasant environment for the development and to comply with Policy ESD15 of the Cherwell Local Plan Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
5. Prior to the commencement of development and notwithstanding the details of the cycle parking within Drawing Number RM1033 Revision P0 submitted with the application, a detailed plan showing the proposed cycle parking for plots 1 and 3 of the proposed development should be submitted to and approved in writing by the Local Planning Authority. Thereafter, construction shall only commence in accordance with the approved details.

Reason - In the interests of maximising the opportunities for sustainable travel in accordance with Policies ESD1 and SLE4 of the Cherwell Local Plan Part 1 and Government guidance contained within the National Planning Policy Framework.

6. Prior to the commencement of the development hereby approved, a Sustainability and Energy Statement, outlining how sustainability will be built in the approved development, shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, and prior to the first use of this poultry unit, these sustainability measures will be implemented in accordance with the approved details.  

Reason - To ensure sustainable construction and reduce carbon emissions and to comply with Policies ESD1, ESD2, ESD3, ESD4 and ESD5 of the Cherwell Local Plan Part 1 and Government guidance contained within the National Planning Policy Framework.
7. All hard-standing areas within the site must be constructed from a permeable material, or provision must be made within the site for surface water to discharge to soakaway/ SUDS feature. There must be no increase in surface water run-off from the site to the highway or neighbouring properties as a result of this proposal. 

Reason - In the interests of highway safety and flood prevention and to comply with Policy ESD7 of the Cherwell Local Plan Part 1 and Government guidance contained within the National Planning Policy Framework.
PLANNING NOTES
1. Planning permission only means that in planning terms a proposal is acceptable to the Local Planning Authority. Just because you have obtained planning permission, this does not mean you always have the right to carry out the development. Planning permission gives no additional rights to carry out the work, where that work is on someone else's land, or the work will affect someone else's rights in respect of the land. For example there may be a leaseholder or tenant, or someone who has a right of way over the land, or another owner. Their rights are still valid and you are therefore advised that you should seek legal advice before carrying out the planning permission where any other person's rights are involved.
2. In relation to condition 3 the Council’s Landscape Officer has recommended the following:

· A formal hornbeam (Carpinus betulus) hedge with Amelanchier lamarkii and Betula nigra trees planted 3/group with 4 groups; trees planted 5 m apart to the front of the site. 
· Between units 1 and 3 - Platanus orientalis planted into structural cell tree pits, each of 15 m3 minimum volume of tree soil. Four trees should be plant equidistant through the middle of the central parking bay (mature canopy ring indicated).
· All plants should be supplied in accordance with Horticultural Trade Association’s (HTA) National Plant Specification and from a HTA certified nursery.
· All plants should be planted in accordance with BS3936. Trees are to be supplied, planted and maintained in accordance with BS8545.
· All excavated areas should be backfilled with either topsoil from site or imported to be BS3882 – general purpose grade. All top-soiled areas should be clear of rocks and rubble larger than 50mm diameter and any other debris that may interfere with the establishment of plants.
· Delivery and backfilling of all plant material should be in accordance with BS4428/JCLI/CPSE Code of Practice for ‘Handling and Establishing Landscape Plants, Parts I, II and III.
3. Any trees planted must not be of a species not likely to attract large numbers of birds, including berry-bearing species and those likely to grow over 15m in height which may encourage a rookery
4. If cranes are used during construction, there will be a need for the developer to liaise with the London Oxford Airport in accordance with the British Standard Institute Code of Practice for Safe Use of Cranes (BS 7121). Crane permits will be required from London Oxford Airport prior to use.
5. Conditions 8 and 9 original of the original outline consent (ref 17/00559/OUT) require discharging.  
6. The applicant shall draw to the attention of the Local Planning Authority the presence of any unsuspected contamination encountered during development. In the event of contamination to land, water or environment being encountered, no development shall continue until a programme for investigation and/or remedial work, to be performed by a competent person, has been submitted in writing and approved by the Local Planning Authority. No part of the development shall be occupied until remedial, monitoring and certification of works have been undertaken and a remediation and validation reports submitted to and approved by the Local Planning Authority. For further information please contact the Council’s Environmental Protection Officer.
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