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1. APPLICATION SITE AND LOCALITY 

1.1. The application relates to Phases 3 and 4 of the Exemplar phase at NW Bicester now known as Elmsbrook. The site is being constructed by Crest Nicholson Regeneration and was part of the development site granted planning permission by 10/01780/HYBRID. 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The application seeks to discharge various planning conditions that are phased relating to Phases 3 and 4. The detailed reasons for the conditions and the reason for them being imposed will be set out below in the appraisal section of this report. 
3. RELEVANT PLANNING HISTORY

3.1. The relevant planning history is predominantly the original application that granted permission for the site – 10/01780/HYBRID. There has been a number of discharge of condition and non-material amendment applications pursuant to this application. 
4. RESPONSE TO CONSULTATION

4.1 Consultations have been carried out with various parties relevant to the conditions the details relate to. Responses will be reported throughout the appraisal relevant to the condition referred to. 
5. APPRAISAL

5.1 The application was submitted with a range of information and a number of the documents have been amended through the processing of the application to respond to consultee or Officer comments to achieve an acceptable position. The following explains this relevant to each condition applied for. 
Condition 8

5.2 Condition 8 requires that details be submitted of how each dwelling within each phase achieves good day lighting, evidenced by achieving at least 2 points of the Code for Sustainable Homes level 5 for daylighting. The reason for the imposition of the condition was to prevent increased energy use and to enable zero carbon development to be achieved.  
5.3 The applicant has submitted a Daylight Calculation Summary report prepared by PRP. The initial version of the report identified that all dwellings would achieve a minimum of 2 credits under the Code for Sustainable Homes for daylight; however it did not provide information as to how the conclusions were reached (i.e. a methodology). A revised version of the document was submitted, which included some referenced to how the assessment for daylighting is undertaken. Given this, it is considered that the document is complete in respect of the information provided and this continues to demonstrate that each plot will achieve at least two credits. As such, the requirements of condition 8 are satisfied for phases 3 and 4. 
Condition 10
5.4 Condition 10 requires the provision of a study to demonstrate that the design of the dwellings within the phase is such that overheating will not occur and that heat island effects have been minimised. The reason for the imposition of the condition was to address the impacts of climate change. 
5.5 The application was supported by a document setting out the information required by condition 10. Tyrens suggested that some further information was provided and answers to the queries provided were reviewed further. Whilst the application does not provide details of the ventive system, these have been received and approved for condition 11 and therefore it is considered that the details submitted are acceptable for the purposes of condition 10. 
Condition 14
5.6 Condition 14 requires the provision of details of the boundary enclosures for each dwelling to be approved by the LPA on a 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. 

5.7 The proposals for boundary enclosures have been amended through the consideration of the application following advice I provided. Generally, this has been to reduce the amount of close boarded timber fencing in prominent areas of the site and replace these with brick/ stone walls. The applicant has amended their proposal in line with my advice other than in some less prominent locations where the position has been agreed. The detailed plans for each boundary treatment type are acceptable and generally follow the details approved on phases 1 and 2. 
Condition 15
5.8 Condition 15 requires that details of the fenestration, roof verge and eaves, cills, lintols and infill panels for each house type in a phase be approved by the LPA. The reason for the imposition of the condition is to ensure a high quality development. 
5.9 The information submitted are plans showing the detailing as required by the condition and a document showing detailed location references. Whilst I had some queries when first reviewing the information submitted, these were satisfactorily answered by responses. In particular, the reduction of the weathering overhang is proposed to achieve a sharper, crisp and modern detail, however there may be an overhang but in any event, there will still be protection from weathering. As such, the details are considered to be acceptable in accordance with the submitted details. 
Condition 16
5.10 Condition 16 requires that details of revised designs of various plots be submitted to and approved, a number of which sit on phases 3 and 4. The reason for the imposition of the condition is to ensure the delivery of a satisfactory street scene with a high quality of design. 
5.11 A drawing has been submitted to demonstrate the details of the revised design for plots 139-142 which are the only plots on phases 3 and 4 (the other plots quoted in condition 16 are sat on plots 1 and 2). The design of the plots follows the details for these plots previously approved by 17/00116/NMA. As such, the details are considered acceptable for the purpose of condition 16.
Condition 17
5.12 Condition 17 requires 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. 

5.13 The application is accompanied by plans showing a parking scheme (i.e. the layout of parking spaces compared to the dwellings they serve). These plans have been reviewed and assessed by the Local Highway Authority who raise no objections to the discharge of the condition (whilst there was some concern raised regarding manoeuvring areas and the size of roads to allow cars to move, these have been resolved by some minor road widening which are shown on other plans and which do not affect the parking scheme itself). 
Condition 18
5.14 Condition 18 requires that 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 the phase. The reason for the imposition of the condition is to ensure the delivery of satisfactory streets that deliver the green infrastructure, play and other features necessary to create a successful place and to accord with a high standard of design. 

5.15 Condition 18 brings together a number of details considered through other conditions (mostly within this pack of conditions to discharge) for Phases 3 and 4. As such, the assessment of each of the above issues is covered by the assessments relating to other conditions. The plans to be approved are in accordance with those considered and referred to elsewhere. 
5.16 The proposal does not provide details of the lighting design as street lighting has not progressed at the moment. The applicant is aware that condition 18 will require re-discharging once street lighting has been agreed. 

Condition 20
5.17  Condition 20 requires details of the construction and planting of the green roofs within each phase, together with details of the maintenance programme to ensure the delivery and long term maintenance of the roofs to be agreed. The reason for the imposition of the condition is to ensure the delivery of green infrastructure and biodiversity gain. 
5.18 The application is accompanied by a plan showing where roof materials are provided (demonstrating green roofs to garages across the site), a section detail showing a flat green roof and which shows details of the construction of the green roof and information from Bauder relating to Biodiversity Green Roof Systems (which provides advice on maintenance arrangements). The Landscape Officer considered these details to be acceptable but did query the seed mix to be utilised on the green roofs. The seed mix was later provided (described as being an educational mixture 100% wildflower mix with details of the species provided) and the Landscape Officer considered these and agreed that the details were appropriate to be tried. Given this, I am content that the details submitted of the construction, planting and maintenance of the green roofs meet the requirements of planning condition 20 and should therefore be approved for any green roofs within phases 3 and 4.   
Condition 24
5.19 Condition 24 requires full design and construction details, including vision splays, bridge details, surfacing, planting, traffic calming of the roads, paths, bridges and other parts of the access routes to be agreed. The reason for the imposition of the condition is in the interests of highway safety and the appearance of the area. 
5.20 A number of plans have been received relating to highway matters and these have been assessed by the Highway Authority which resulted in a response of no objections. The series of plans provided demonstrate the required details (there are no bridges within phases 3 and 4 so these details are not submitted) and given the response of no objection, the details are considered to be acceptable. The plans have been amended following some discussion regarding final surface treatment (explained in respect of condition 25) so the plans for approval reflect those that have been updated, considered and agreed. 
Condition 25

5.21 Condition 25 requires details of the final surface treatment of each road to be agreed. The reason for the imposition of the condition is to ensure the satisfactory appearance of the completed development and to safeguard the privacy of the occupants of the existing and proposed dwellings. 

5.22 As above, the highway plans have been considered and the Highway Authority raised no objections. I did however raise a query regarding the final surface treatment and how the proposal reflected the original design intention for the northern fields which intended a character more reflective of the rural setting this part of the site has, as well as a number of streets being designated as Exemplar Homezones and Green Lanes. The Exemplar Homezones were intended to be flexible environments to encourage play. Following discussion, it was agreed that the play element was less important due to the provision of formal play areas well located in the northern fields, but that the surface treatment is important in terms of the character to be established. The approach to drainage has changed (discussed later), meaning that there is more reliance on infiltration rather than on SUDs features and permeable block paving is important to this. As such, a compromise position has been reached whereby the majority of roads within the northern fields remain as block paved streets, with some streets around the edges of the phases being changed to a tarmac mastertint in colour buff with swales around the edges for the drainage. The result is not as varied as I would have liked, but on balance and given the drainage requirements I consider that the proposal is now acceptable particularly as there are variations in the colour of grey permeable block paving proposed. Overall, I agree that the final surface treatment now proposed is acceptable and that a satisfactory appearance to the completed development will result. 

Condition 30
5.23 Condition 30 requires all properties to be provided with rainwater harvesting in accordance with details shown on a plan unless another scheme is agreed. The reason for the imposition of the condition is to reduce the use of water. 

5.24 The details for approval are the plot drainage drawings, which have been amended through the application and have been confirmed as being acceptable by the OCC Drainage Team. Some detailed technical information has also been provided of the rainwater harvesting system itself and this too has been considered and has been concluded to be acceptable. 
Condition 31
5.25 Condition 31 requires details of a landscape scheme for each phase including various details. 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. 

5.26 The application is accompanied by a landscape scheme, which has been considered and amended through the application process taking into account comments from the Council’s Landscape Team. Whilst there are still some minor outstanding points in terms of consultee comments, I consider that on balance the scheme is now acceptable. These outstanding points relate to tree species and the mix, which appear to be related to a different view (albeit amendments have been made to ensure diversification) and the proximity of some trees in relation to garden walls/ play areas. The one area that I have some reservation in relation to it the trees to be provided within the central open space adjacent to the spine road as this is one area that a meaningful large native tree species could be provided as there is space available to accommodate this. The proposed tree, a Tilia Cordata is a native tree which is relatively large once established. It is considered that on balance, the landscape scheme for phases 3 and 4 is acceptable and will contribute towards creating a pleasant environment for the development. Details of SUDs features only relate to those around the edge of the site given the drainage approach (discussed later) and details of these are included on the landscape plans. Levels changes are approved by way of planning condition 53 so are not referred to again here. 
Condition 33
5.27 Condition 33 requires details of the provision, landscaping and treatment of open space/ play space within each phase to be agreed. The reason for the imposition of the condition is in the interests of amenity and to ensure the creation of a pleasant environment for the development with appropriate open space/ play space. 

5.28 The plans submitted for condition 31 apply for the plans submitted for condition 33 given that they demonstrate the landscaping and treatment of open space and play space within phases 3 and 4. The assessment for condition 31 is therefore relevant for condition 33 and the same plans can be considered to meet the requirements of condition 33. The plans are therefore considered acceptable. 
Condition 63
5.29 Condition 63 requires that no surface water from the Exemplar development shall be discharged directly onto the adjoining highway and a scheme for that phase to prevent this occurrence to be agreed. The reason for the imposition of the condition is in the interests of highway safety. 
5.30 The application is accompanied by the drainage details for the site and these have been considered to be acceptable with input taken from the OCC Drainage Team and Thames Water. A statement has also been prepared explaining that the vertical design of the buildings, roads and external spaces as well as levels means that the development will not be significantly elevated above the surrounding roads (existing or new) so that surface water runoff should not run onto it. In addition, between the site and the B4100 is an existing ditch and filter drain that should further mean runoff will not drain onto the carriageway. The proposal is therefore considered acceptable and will mean that the reason for the imposition of the condition will be satisfied. 
Condition 65
5.31 Condition 65 requires a drainage strategy detailing any on or offsite drainage works to be submitted and approved. The reason for the imposition of the condition was due to the risk that the development may lead to sewerage flooding and so to ensure that sufficient capacity is made available to cope with the new development and in order to avoid adverse environmental impact upon the community. 
5.32 The drainage strategy has been reviewed by the OCC Drainage Team and Thames Water who have confirmed that they have no objections to the scheme proposed. On this basis, I have no reason to disagree and as such, the scheme is considered to be acceptable. 
Condition 67
5.33 Condition 67 requires that a scheme to avoid the risk of ground water flooding has been submitted and approved. The reason for the imposition of the condition is to reduce the risk of flooding to the proposed development and future occupants. 
5.34 The application is accompanied by drainage details and these have been assessed by the OCC Drainage Team and Thames Water. In addition a statement was prepared to demonstrate that site investigations have been undertaken which have not uncovered groundwater and that groundwater flooding therefore poses no risk to the development. As such no precautionary measures are required. I have no reason to disagree with the conclusions reached and to depart from considering the scheme acceptable. 
Condition 69

5.35 Condition 69 requires a surface water drainage scheme for each phase to be approved. It sets out a number of requirements for what the scheme should include. The reason for the imposition of the condition is to ensure that a scheme can be designed into the development to effectively manage and reduce flood risk, to improve water quality and improve habitat and amenity. 

5.36 The application is accompanied by a surface water drainage scheme. There has been much discussion through the application process to reach an acceptable scheme and the final scheme has now been considered acceptable by the OCC Drainage Team. This involved the provision of soakage testing to demonstrate that the scheme works technically. The drainage scheme does not propose drainage features on the phase (such as swales, drainage channels etc) and this is a changed approach from that shown through the outline. However, the approach is to rely on infiltration, which remains a SUDs system and which, if it works in favourable conditions, is the most natural way of dealing with drainage. This also relies on permeable paving. The evidence submitted demonstrates that this proposed scheme works and OCC have no objections to it. As referred to previously, some non-permeable road surface finishes are now proposed in certain areas to enable the character aspects of the site to be achieved and in these locations, roadside SUDs have been introduced. These have also been assessed to be acceptable. The other matter that has needed consideration is that the loss of features could impact the ability of the site to achieve a net biodiversity gain, which relied upon drainage features. An updated biodiversity calculation has been provided and whilst it is difficult to fully appreciate (because the original calculation was site wide and the applicant has considered residential phases 3 and 4 only), it would appear that there will be no significant change from the original biodiversity net gain calculations. Whilst the Ecologist has raised some queries with the way the calculation has been undertaken, which could result in a loss of biodiversity, ultimately it is unclear how the original calculation was undertaken and therefore whether this is the case. In addition, the scheme itself is considered to be acceptable therefore on balance it is considered appropriate to discharge the condition on the basis of the information provided. Planting details for the SUDs features are included on the landscape plans and are referred to within this decision notice. 
Condition 80
5.37 Condition 80 requires full details; specification and construction methods for all purpose built tree pits and associated ground level surfacing materials within each phase to be approved. The details to be provided are specified. 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 other structures are not adversely affected by the tree roots and in the interests of the visual amenities of the development. 

5.38 The application is accompanied by a drawing showing typical tree planting details. No comments have been received from the Council’s Arboricultural Officer but the details submitted have been reviewed and appear to be acceptable as well as generally appearing to follow details that have been approved on earlier phases. As such, the details are considered to be acceptable and to address the concerns as to why the condition was originally imposed. 
5.39 Given the above assessment, I consider that the details submitted for the various conditions are acceptable and that the conditions can therefore be approved as set out below. 
	6. RECOMMENDATION
That the details submitted for the conditions applied for be approved in accordance with the following: 
Condition 8
The details within the report titled ‘Daylight Calculation Summary (condition 2) Code for Sustainable Homes’ reference AE4989C Issue number 02 dated 21 June 2018 prepared by PRP are acceptable to demonstrate that each dwelling within Phases 3 and 4 achieves good daylighting by achieving at least 2 points of the Code for Sustainable Homes Level 5 for daylighting. The development must be carried out in accordance with the approved details. 
Condition 10
The following information demonstrating that the design of the dwellings within Phases 3 and 4 is such that overheating will not occur and that heat island effects have been minimised is considered to be acceptable to address the impacts of climate change. The development must be carried out in accordance with the approved details. 

PRP document titled ‘Overheating Analysis and Climate Change Mitigation’ dated December 2017.  
Letter from PRP dated 25 May 2018 providing answers to numerous questions arising from the PRP document submitted with the application

Email dated 01 October 2018 from Strutt and Parker

Document AE4989C ‘Elmsbrook Bicester Phase 3 and 4’ showing the likelihood of overheating in 2030 with blinds and night cooling.  

Brochure for the Ventive passive ventilation system

Condition 14
The details of the boundary enclosures for each dwelling within Phases 3 and 4 as demonstrated on the following drawing numbers are considered to be acceptable and will ensure a satisfactory appearance of the development and safeguard the privacy of the occupants of the dwellings. The boundary enclosures must be provided in accordance with the approved details. 
Drawing number 14790/5704 Rev P2 titled ‘Boundary Proposals Sheet 1 of 2’ 

Drawing number 14790/5705 Rev P2 titled ‘Boundary Proposals Sheet 2 of 2’ 

Drawing number 14790/5605 Rev P2 titled ‘Brick Wall Details’ 

Drawing number 14790/5606 Rev P2 titled ‘Bekstone Wall Details’ 

Drawing number 14790/5607 Rev P2 titled ‘Northern Gateway Bin Store Details’

Drawing number 14790/5608 Rev P1 titled ‘Post and Wire Fence Details’ 

Drawing number 14790/5609 Rev P1 titled ‘Timber 5 Rail Fence Details’ 

Drawing number 14790/5610 Rev P1 titled ‘Close Board Fence Details’ 
Drawing number 14790/5611 Rev P1 titled ‘Bin Store Area Details’ 

Drawing number 14790/5604 Rev P2 titled ‘Bin Store Details – Plots 124-144’

Condition 15
The details of the fenestration, roof verge and eaves, cills, lintols and infill panels for each dwelling on Phases 3 and 4 as demonstrated on the following drawing numbers are considered to be acceptable to ensure a high quality development. The buildings shall be constructed in accordance with the approved details. 
Document titled ‘Condition 15 - Detailed Design Detail Location References dated 06 December 2017 prepared by PRP Architects (with example house types included)

Drawing number AA2699C(3) 2510 titled ‘Details – Sheet 1’ 

Drawing number AA2699C(3) 2511 titled ‘Details – Sheet 2’ 

Drawing number AA2699C(3) 2512 titled ‘Details – Sheet 3’ 

Condition 16
The revised designs of plots 139-142 on Phases 3 and 4 as demonstrated on the following drawing number is considered to be acceptable to ensure the delivery of a satisfactory street scene with a high quality of design. Plots 139-142 shall be constructed in accordance with the revised approved details. 
Drawing number AA2699C(3)/2520 titled ‘Condition 16 – Details of revised design – Relevant plots 139-142’

Condition 17
The parking scheme for phases 3 and 4 as demonstrated on the following drawing numbers are considered to be acceptable in the interests of highway safety. The approved parking shall be provided in accordance with the approved plans. 
Drawing number AA2699C(3)/2530 titled ‘Condition 13 – Parking Scheme Sheet 1 of 2’
Drawing number AA2699C(3)/2531 titled ‘Condition 13 – Parking Scheme Sheet 2 of 2’ 

Condition 18
The details of the streetscape including boundary treatment to any buildings, treatment of street parking, street landscape, hard and soft landscape details, street furniture and play features in community streets for Phases 3 and 4 as demonstrated on the following drawing numbers are considered to be acceptable to ensure the delivery of satisfactory streets that deliver the green infrastructure, play and other features necessary to create a successful place and to accord with a high standard of design. 
Drawing number 14790/5704 Rev P2 titled ‘Boundary Proposals Sheet 1 of 2’ 

Drawing number 14790/5705 Rev P2 titled ‘Boundary Proposals Sheet 2 of 2’ 

Drawing number 14790/5605 Rev P2 titled ‘Brick Wall Details’ 

Drawing number 14790/5606 Rev P2 titled ‘Bekstone Wall Details’ 

Drawing number 14790/5607 Rev P2 titled ‘Northern Gateway Bin Store Details’

Drawing number 14790/5608 Rev P1 titled ‘Post and Wire Fence Details’ 

Drawing number 14790/5609 Rev P1 titled ‘Timber 5 Rail Fence Details’ 

Drawing number 14790/5610 Rev P1 titled ‘Close Board Fence Details’ 

Drawing number 14790/5611 Rev P1 titled ‘Bin Store Area Details’ 
Drawing number 14790/5604 Rev P2 titled ‘Bin Store Details – Plots 124-144’

Drawing number 14790TA-3201 Rev T11 titled ‘Site Layout Sheet 1 of 2’ 

Drawing number 14790TA-3202 Rev T11 titled ‘Site Layout Sheet 2 of 2’

Drawing number 14790TA-3207 Rev T7 titled ‘Road Construction Details 1 of 2’

Drawing number 14790TA-3208 Rev T9 titled ‘Road Construction Details 2 of 2’ 

Drawing number 14790/5020 Rev T1 titled ‘Homezone Proposals’
Drawing number 14790/5706 Rev P2 titled ‘Surfacing Proposals Sheet 1 of 2’ 

Drawing number 14790/5707 Rev P2 titled ‘Surfacing Proposals Sheet 2 of 2’ 
Drawing number 14790/5001 Rev P5 titled ‘Landscape Proposals Sheet 1 of 12’

Drawing number 14790/5002 Rev P5 titled ‘Landscape Proposals Sheet 2 of 12’

Drawing number 14790/5003 Rev P6 titled ‘Landscape Proposals Sheet 3 of 12’

Drawing number 14790/5004 Rev P4 titled ‘Landscape Proposals Sheet 4 of 12’

Drawing number 14790/5005 Rev P6 titled ‘Landscape Proposals Sheet 5 of 12’ 

Drawing number 14790/5006 Rev P5 titled ‘Landscape Proposals Sheet 6 of 12’

Drawing number 14790/5007 Rev P6 titled ‘Landscape Proposals Sheet 7 of 12’

Drawing number 14790/5008 Rev P6 titled ‘Landscape Proposals Sheet 8 of 12’

Drawing number 14790/5009 Rev P6 titled ‘Landscape Proposals Sheet 9 of 12’ 

Drawing number 14790/5010 Rev P6 titled ‘Landscape Proposals Sheet 10 of 12’ 

Drawing number 14790/5011 Rev P4 titled ‘Landscape Proposals Sheet 11 of 12’ 

Drawing number 14790/5012 Rev P6 titled ‘Landscape Proposals Sheet 12 of 12’ 

Drawing number 14790/5013 Rev P7 titled ‘Eastern Open Spaces’

Drawing number 14790/5014 Rev P5 titled ‘Central Open Spaces’ 

Drawing number 14790/5015 Rev P5 titled ‘Western Open spaces’ 

Drawing number 14790/5016 Rev P4 titled ‘Northern Gateway’ 

Drawing number 14790/5017 Rev P3 titled ‘Community Gardens Sheet 1 of 2’ 

Drawing number 14790/5018 Rev P4 titled ‘Community Gardens Sheet 2 of 2’ 

Drawing number 14790/5020 Rev T1 titled ‘Homezone Proposals’
Drawing number 14790/550 Rev P1 titled ‘Typical Tree Planting Details’ 

Drawing number 14790/5601 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 1 of 3’ 

Drawing number 14790/5602 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 2 of 3’ 

Drawing number 14790/5603 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 3 of 3’ 

Drawing number 14790/5700 Rev P1 titled ‘Eastern Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5701 Rev P1 titled ‘Central Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5702 Rev P1 titled ‘Western Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5703 Rev P1 titled ‘Informal Open Space Play Equipment’ 
The applicant is reminded that the details required by condition 18 relating to lighting design have not been approved and this element of condition 18 will require a further submission. 
Condition 20
The details of the construction and planting of the green roofs as well as details of the maintenance programme for any green roofs for buildings within Phases 3 and 4 as demonstrated within the following information are considered to be acceptable to ensure the delivery of green infrastructure and contribute to biodiversity gain. Any green roofs shall be constructed and maintained in accordance with the approved details. 
Drawing number AA2699C(3)/2006 titled ‘Roof Materials’ 

Drawing number AA2699C(3)/2550 titled ‘Green Roof Details’ 
Bauder Biodiversity Green Roof Systems brochure including maintenance guidelines

Document showing seed mix – described as ‘educational mixture wildflower mix’ with a suggested mix identified

Condition 24
The design and construction details, including vision splays, surfacing, planting, traffic calming of the roads, paths and other parts of the access routes for extent of infrastructure in Phases 3 and 4 as demonstrated within the following information is considered to be acceptable in the interests of highway safety and the appearance of the area. The infrastructure shall be constructed in accordance with the approved details. 
Drawing number 14790TA-3201 Rev T11 titled ‘Site Layout Sheet 1 of 2’ 

Drawing number 14790TA-3202 Rev T11 titled ‘Site Layout Sheet 2 of 2’

Drawing number 14790TA-3207 Rev T7 titled ‘Road Construction Details 1 of 2’

Drawing number 14790TA-3208 Rev T9 titled ‘Road Construction Details 2 of 2’ 

Drawing number 14790/5706 Rev P2 titled ‘Surfacing Proposals Sheet 1 of 2’ 

Drawing number 14790/5707 Rev P2 titled ‘Surfacing Proposals Sheet 2 of 2’ 

Drawing number 14790TA-3203 Rev T2 titled ‘Road Longitudinal Sections 1 of 4’ 
Drawing number 14790TA-3204 Rev T2 titled ‘Road Longitudinal Sections 2 of 4’ 
Drawing number 14790TA-3205 Rev T3 titled ‘Road Longitudinal Sections 3 of 4’ 

Drawing number 14790TA-3206 Rev T2 titled ‘Road Longitudinal Sections 4 of 4’ 

Drawing number 14790TA/3220 Rev T4  titled Swept Path Analysis Refuse Vehicle

Drawing number 14790TA/3221 Rev T3 titled Swept Path Analysis Parking Access – Large Car

Drawing number 14790/5020 Rev T1 titled ‘Homezone Proposals’ 

Condition 25
The final surface treatment of each road in Phases 3 and 4 as demonstrated within the following information is considered to be acceptable to ensure the satisfactory appearance of the completed development. The road infrastructure shall be finished in accordance with the approved details. 
Drawing number 14790TA-3201 Rev T11 titled ‘Site Layout Sheet 1 of 2’ 

Drawing number 14790TA-3202 Rev T11 titled ‘Site Layout Sheet 2 of 2’

Drawing number 14790TA-3207 Rev T7 titled ‘Road Construction Details 1 of 2’

Drawing number 14790TA-3208 Rev T9 titled ‘Road Construction Details 2 of 2’ 
Drawing number 14790/5706 Rev P2 titled ‘Surfacing Proposals Sheet 1 of 2’ 

Drawing number 14790/5707 Rev P2 titled ‘Surfacing Proposals Sheet 2 of 2’ 
Condition 30
The details of rainwater harvesting for the buildings on phases 3 and 4 as demonstrated within the following information is considered to be acceptable to reduce the use of water. The scheme shall be implemented in accordance with the approved details. 

Drawing number 14790TA-3260 Rev T8 titled ‘Plot Drainage Layout Sheet 1 of 6’

Drawing number 14790TA-3261 Rev T10 titled ‘Plot Drainage Layout Sheet 2 of 6’

Drawing number 14790TA-3262 Rev T9 titled ‘Plot Drainage Layout Sheet 3 of 6’ 

Drawing number 14790TA-3263 Rev T8 titled ‘Plot Drainage Layout Sheet 4 of 6’

Drawing number 14790TA-3264 Rev T8 titled ‘Plot Drainage Layout Sheet 5 of 6’

Drawing number 14790TA-3265 Rev T9 titled ‘Plot Drainage Layout Sheet 6 of 6’
Installation Manual for ‘Rain Director’ system

Rainwater Harvesting ‘Technical Documentation’
Condition 31

The scheme for landscaping for phases 3 and 4 as demonstrated within the following information is considered to be acceptable to ensure the creation of a pleasant environment for the completed development. The landscape scheme shall be implemented in accordance with the approved details. 
Drawing number 14790/5001 Rev P5 titled ‘Landscape Proposals Sheet 1 of 12’
Drawing number 14790/5002 Rev P5 titled ‘Landscape Proposals Sheet 2 of 12’

Drawing number 14790/5003 Rev P6 titled ‘Landscape Proposals Sheet 3 of 12’

Drawing number 14790/5004 Rev P4 titled ‘Landscape Proposals Sheet 4 of 12’

Drawing number 14790/5005 Rev P6 titled ‘Landscape Proposals Sheet 5 of 12’ 

Drawing number 14790/5006 Rev P5 titled ‘Landscape Proposals Sheet 6 of 12’

Drawing number 14790/5007 Rev P6 titled ‘Landscape Proposals Sheet 7 of 12’
Drawing number 14790/5008 Rev P6 titled ‘Landscape Proposals Sheet 8 of 12’

Drawing number 14790/5009 Rev P6 titled ‘Landscape Proposals Sheet 9 of 12’ 

Drawing number 14790/5010 Rev P6 titled ‘Landscape Proposals Sheet 10 of 12’ 

Drawing number 14790/5011 Rev P4 titled ‘Landscape Proposals Sheet 11 of 12’ 

Drawing number 14790/5012 Rev P6 titled ‘Landscape Proposals Sheet 12 of 12’ 

Drawing number 14790/5013 Rev P7 titled ‘Eastern Open Spaces’

Drawing number 14790/5014 Rev P5 titled ‘Central Open Spaces’ 

Drawing number 14790/5015 Rev P5 titled ‘Western Open spaces’ 

Drawing number 14790/5016 Rev P4 titled ‘Northern Gateway’ 

Drawing number 14790/5017 Rev P3 titled ‘Community Gardens Sheet 1 of 2’ 

Drawing number 14790/5018 Rev P4 titled ‘Community Gardens Sheet 2 of 2’ 

Drawing number 14790/5020 Rev T1 titled ‘Homezone Proposals’
Drawing number 14790/550 Rev P1 titled ‘Typical Tree Planting Details’ 

Drawing number 14790/5601 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 1 of 3’ 

Drawing number 14790/5602 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 2 of 3’ 

Drawing number 14790/5603 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 3 of 3’ 

Drawing number 14790/5700 Rev P1 titled ‘Eastern Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5701 Rev P1 titled ‘Central Open Spaces Play Equipment and Furniture’ 
Drawing number 14790/5702 Rev P1 titled ‘Western Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5703 Rev P1 titled ‘Informal Open Space Play Equipment’ 
Condition 33
The scheme for the provision, landscaping and treatment of open space/ play space within Phases 3 and 4 as demonstrated within the following information is considered to be acceptable to ensure the creation of a pleasant environment for the development with appropriate open space/ play space. The open space/ play space shall be implemented in accordance with the details approved and retained as open space/ play space. 
Drawing number 14790/5001 Rev P5 titled ‘Landscape Proposals Sheet 1 of 12’

Drawing number 14790/5002 Rev P5 titled ‘Landscape Proposals Sheet 2 of 12’

Drawing number 14790/5003 Rev P6 titled ‘Landscape Proposals Sheet 3 of 12’

Drawing number 14790/5004 Rev P4 titled ‘Landscape Proposals Sheet 4 of 12’

Drawing number 14790/5005 Rev P6 titled ‘Landscape Proposals Sheet 5 of 12’ 

Drawing number 14790/5006 Rev P5 titled ‘Landscape Proposals Sheet 6 of 12’

Drawing number 14790/5007 Rev P6 titled ‘Landscape Proposals Sheet 7 of 12’

Drawing number 14790/5008 Rev P6 titled ‘Landscape Proposals Sheet 8 of 12’

Drawing number 14790/5009 Rev P6 titled ‘Landscape Proposals Sheet 9 of 12’ 

Drawing number 14790/5010 Rev P6 titled ‘Landscape Proposals Sheet 10 of 12’ 

Drawing number 14790/5011 Rev P4 titled ‘Landscape Proposals Sheet 11 of 12’ 

Drawing number 14790/5012 Rev P6 titled ‘Landscape Proposals Sheet 12 of 12’ 

Drawing number 14790/5013 Rev P7 titled ‘Eastern Open Spaces’

Drawing number 14790/5014 Rev P5 titled ‘Central Open Spaces’ 

Drawing number 14790/5015 Rev P5 titled ‘Western Open spaces’ 

Drawing number 14790/5016 Rev P4 titled ‘Northern Gateway’ 

Drawing number 14790/5017 Rev P3 titled ‘Community Gardens Sheet 1 of 2’ 

Drawing number 14790/5018 Rev P4 titled ‘Community Gardens Sheet 2 of 2’ 

Drawing number 14790/5020 Rev T1 titled ‘Homezone Proposals’

Drawing number 14790/550 Rev P1 titled ‘Typical Tree Planting Details’ 

Drawing number 14790/5601 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 1 of 3’ 

Drawing number 14790/5602 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 2 of 3’ 

Drawing number 14790/5603 Rev P2 titled ‘Open Space Surface Finishes and Details Sheet 3 of 3’ 

Drawing number 14790/5700 Rev P1 titled ‘Eastern Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5701 Rev P1 titled ‘Central Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5702 Rev P1 titled ‘Western Open Spaces Play Equipment and Furniture’ 

Drawing number 14790/5703 Rev P1 titled ‘Informal Open Space Play Equipment’ 
Condition 63
The details of the scheme to demonstrate that no surface water from the Exemplar development will be discharged directly onto the adjoining highway for Phases 3 and 4 as demonstrated on the following drawing numbers are considered to be acceptable in the interests of highway safety. The development should be implemented in accordance with these details. 
Drawing number 14790TA-3260 Rev T8 titled ‘Plot Drainage Layout Sheet 1 of 6’
Drawing number 14790TA-3261 Rev T10 titled ‘Plot Drainage Layout Sheet 2 of 6’

Drawing number 14790TA-3262 Rev T9 titled ‘Plot Drainage Layout Sheet 3 of 6’ 

Drawing number 14790TA-3263 Rev T8 titled ‘Plot Drainage Layout Sheet 4 of 6’

Drawing number 14790TA-3264 Rev T8 titled ‘Plot Drainage Layout Sheet 5 of 6’

Drawing number 14790TA-3265 Rev T9 titled ‘Plot Drainage Layout Sheet 6 of 6’

Drawing number 14790TA-3250 Rev T5 titled ‘Main Drainage Layout Sheet 1 of 2’

Drawing number 14790TA-3251 Rev T4 titled ‘Main Drainage Layout Sheet 2 of 2’ 

Drawing number 14790TA-3252 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 1 of 3’

Drawing number 14790TA-3255 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 2 of 3’

Drawing number 14790TA-3254 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 3 of 3’

Drawing number 14790TA-3255 Rev C1 titled ‘Drainage Construction Details 1 of 2’

Drawing number 14790TA-3256 Rev C2 titled ‘Drainage Construction Details 2 of 2’

Drawing number 14790TA-3257 Rev T2 titled ‘Manhole Schedules’

Statement prepared by Reuby & Stagg Ltd dated 21/08/2018 (but not the levels plans attached to the statement). 
Condition 65
The drainage strategy detailing any on or off site drainage works for Phases 3 and 4as demonstrated on the following drawing numbers is considered to be acceptable to ensure that sufficient capacity is provided to avoid sewerage flooding. The development shall be carried out in accordance with the approved details.
Drawing number 14790TA-3250 Rev T5 titled ‘Main Drainage Layout Sheet 1 of 2’

Drawing number 14790TA-3251 Rev T4 titled ‘Main Drainage Layout Sheet 2 of 2’ 

Drawing number 14790TA-3252 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 1 of 3’

Drawing number 14790TA-3255 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 2 of 3’

Drawing number 14790TA-3254 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 3 of 3’

Drawing number 14790TA-3255 Rev C1 titled ‘Drainage Construction Details 1 of 2’

Drawing number 14790TA-3256 Rev C2 titled ‘Drainage Construction Details 2 of 2’

Drawing number 14790TA-3257 Rev T2 titled ‘Manhole Schedules’
Condition 67
The scheme to avoid a risk of ground water flooding on Phases 3 and 4 as demonstrated on the following drawing numbers is considered to be acceptable to ensure that the risk of flooding to the proposed development and future occupants is reduced. The scheme shall be implemented and maintained in accordance with the approved details. 
Drawing number 14790TA-3260 Rev T8 titled ‘Plot Drainage Layout Sheet 1 of 6’

Drawing number 14790TA-3261 Rev T10 titled ‘Plot Drainage Layout Sheet 2 of 6’

Drawing number 14790TA-3262 Rev T9 titled ‘Plot Drainage Layout Sheet 3 of 6’ 

Drawing number 14790TA-3263 Rev T8 titled ‘Plot Drainage Layout Sheet 4 of 6’

Drawing number 14790TA-3264 Rev T8 titled ‘Plot Drainage Layout Sheet 5 of 6’

Drawing number 14790TA-3265 Rev T9 titled ‘Plot Drainage Layout Sheet 6 of 6’

Drawing number 14790TA-3250 Rev T5 titled ‘Main Drainage Layout Sheet 1 of 2’

Drawing number 14790TA-3251 Rev T4 titled ‘Main Drainage Layout Sheet 2 of 2’ 

Drawing number 14790TA-3252 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 1 of 3’

Drawing number 14790TA-3255 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 2 of 3’

Drawing number 14790TA-3254 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 3 of 3’

Drawing number 14790TA-3255 Rev C1 titled ‘Drainage Construction Details 1 of 2’

Drawing number 14790TA-3256 Rev C2 titled ‘Drainage Construction Details 2 of 2’

Drawing number 14790TA-3257 Rev T2 titled ‘Manhole Schedules’

Statement prepared by Reuby & Stagg dated 21/08/2018 with attached letter from Wilson Bailey dated 2 March 2018

Document titled ‘SUDs Maintenance Strategy and Management Plan’
Condition 69
The details of the surface water drainage scheme for Phases 3 and 4 as demonstrated on the following drawing numbers is considered to be acceptable to effectively manage and reduce flood risk, to improve water quality and improve habitat and amenity. The surface water drainage scheme shall be implemented and maintained in accordance with the approved details. 
Drawing number 14790TA-3260 Rev T8 titled ‘Plot Drainage Layout Sheet 1 of 6’

Drawing number 14790TA-3261 Rev T10 titled ‘Plot Drainage Layout Sheet 2 of 6’

Drawing number 14790TA-3262 Rev T9 titled ‘Plot Drainage Layout Sheet 3 of 6’ 

Drawing number 14790TA-3263 Rev T8 titled ‘Plot Drainage Layout Sheet 4 of 6’

Drawing number 14790TA-3264 Rev T8 titled ‘Plot Drainage Layout Sheet 5 of 6’

Drawing number 14790TA-3265 Rev T9 titled ‘Plot Drainage Layout Sheet 6 of 6’

Drawing number 14790TA-3250 Rev T5 titled ‘Main Drainage Layout Sheet 1 of 2’

Drawing number 14790TA-3251 Rev T4 titled ‘Main Drainage Layout Sheet 2 of 2’ 

Drawing number 14790TA-3252 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 1 of 3’

Drawing number 14790TA-3255 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 2 of 3’

Drawing number 14790TA-3254 Rev T1 titled ‘Drainage Longitudinal Sections Sheet 3 of 3’

Drawing number 14790TA-3255 Rev C1 titled ‘Drainage Construction Details 1 of 2’

Drawing number 14790TA-3256 Rev C2 titled ‘Drainage Construction Details 2 of 2’

Drawing number 14790TA-3257 Rev T2 titled ‘Manhole Schedules’
Drawing number 14790TA-3600 Rev P1 titled ‘Design Exceedance Assessment Sheet 1 of 2’

Drawing number 14790TA-3601 Rev P1 titled ‘Design Exceedance Assessment Sheet 2 of 2’
Document titled ‘SUDs Maintenance Strategy and Management Plan’
Statement prepared by Reuby & Stagg Ltd dated 21/08/2018 referring to the Highway Swale Design, attached letter from Wilson Bailey dated 30 May 2018, soakage test results and appended drawing number 14790TA-3209 Rev T2 titled ‘Swale Layout and Typical Construction Detail’ 

Condition 80
The details of purpose built tree pits for Phases 3 and 4 as demonstrated on the following drawing number is considered to be acceptable 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 other structures are not adversely affected by the tree roots and in the interests of the visual amenities of the area. 
Drawing number 14790/5500 Rev P1 titled ‘Typical Tree Planting Details’ 
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