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East Area Planning Committee  3
rd

 July 2019 

 

Application number: 19/00518/RES 

  

Decision due by 21st June 2019 

  

Extension of time TBA 

  

Proposal Details of reserved matters (layout, scale, appearance, 
and landscaping) for third phase of the Barton Park 
development, pursuant of condition 3 of the outline 
planning permission 13/01383/OUT. The works comprise 
the construction of 207 residential units (Class C3) with 
associated means of access and highways works; car 
and cycle parking; hard and soft landscaping; public 
realm works and ancillary structures, including a 
substation. 

  

Site address Land At Barton, Northern By-pass Road, Oxford, 

Oxfordshire – see Appendix 1 for site plan 
  

Ward Barton And Sandhills Ward 

  

Case officer Clare Gray 

 

Agent:  AECOM Applicant:  Redrow Homes 

 

Reason at Committee Major Application 

 

  

1. RECOMMENDATION 

1.1. East Area Planning Committee is recommended to: 

1.1.1. approve the reserved matters application submitted in relation to 
condition 3 of the outline planning permission 13/01383/OUT for the 
reasons given in the report and subject to the required planning 
conditions   

1.1.2. defer the discharge of the following conditions of outline consent 
13/01383/OUT to Acting Head of Planning Services, to discharge 
separate to this application: 

 Condition 6 – Materials 

 Condition 9 – Landscape and Public Realm  

 Condition 11 – Tree Protection Measures  

 Condition 12 – Landscape Management Plan 
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 Condition 15 – Lifetime Homes Standards 

 Condition 16 – Car Parking Standards  

 Condition 17 – Cycle Parking Standards 

 Condition 20 – Travel Plan 

 Condition 23 – Sustainability  

 Condition 25 – Phased Surface Water Drainage 

 Condition 26 – Foul Water Drainage 

 Condition 27 – Flooding 

 Condition 28 – Ground Contamination and Remediation 

 Condition 32 – Noise Attenuation 

 Condition 38 – Repeat Ecological Surveys 

 Condition 39 – Habitat Creation 

1.3 Agree to delegate authority to the Acting Head of Planning Services to 

 Finalise the recommended conditions set out in this report including 
such refinements, amendments, additions, and/or deletions as the 
Acting Head of Planning considers reasonably necessary; and  

 Approve the reserved matters application and  

 Defer the discharge the conditions. 

2. EXECUTIVE SUMMARY 

2.1. This report considers a reserved matters application following the grant of outline 
planning permission for an urban extension to the east of Oxford on allocated 
land off the A40 bypass in October 2013.  That application included a maximum 
of 885 dwellings amongst other uses and was the subject of a Design Code to 
deliver a high quality development.  To date, Phase 1 has been approved and is 
currently being built out on site, while this development proposal will comprise 
the second reserved matters application to come forward seeking provision for a 
significant quantum of housing. 

2.2. This proposal relates to Phase 3 of the phasing masterplan, with Phases 2 and 4 
left to build out.  The scheme will provide 207 dwellings to the east of the site in 
a mix of 2 to 4 bed units of 2 and 3 storeys, providing a mix of dwellinghouses 
and apartments. 

2.3. The application would involve the redevelopment of a site that has been 
allocated for residential development within the Sites and Housing Plan and has 
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been granted outline permission. The site allocations within this development 
plan document are a key part of ensuring that the objectives of the Oxford Core 
Strategy 2026 are achieved. In terms of residential development phase 3 would 
make a significant contribution to housing delivery and meeting the overall 
housing need as set out within the Oxford Core Strategy. 

2.4. The development would accord with the aims and objectives of the National 
Planning Policy Framework, in that it has an objective to significantly boost the 
supply of homes (paragraph 59), and to promote an effective use of land to meet 
the need for homes.  It would constitute sustainable development, and, given 
conformity with the development plan as a whole, paragraph 11 advises that the 
development proposal should be approved without delay. Furthermore there are 
not any material considerations that would outweigh the compliance with these 
national and local plan policies. 

3. LEGAL AGREEMENT 

3.1. This application is not subject to a legal agreement. 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. A CIL payment is not required as outline planning permission was granted before 
the introduction of the CIL charging regime within the city. 

5. SITE AND SURROUNDINGS 

5.1. Barton Park is an allocated greenfield site located to the north of the A40 bypass 
and west of Barton village.  The site comprises undeveloped agricultural land 
which is bound by a linear park to the north which is a defining feature for this 
urban extension secured through the outline consent and the adjacent to 
undeveloped parcels which will come forward at a later date.  Beyond the site to 
the north and west of the Barton Park allocation is arable land and pasture.  To 
the south east of the site within Barton Park is the existing Barton allotments.   

5.2. Phase 3 of the development covers an area of approximately 6.5ha and is 
located to the eastern end of Barton Park.  Within the centre of the application 
site is the location for the proposed Primary School and playing fields 
surrounding which is the subject of a separate application being determined by 
the County Council.  A primary street runs in an east west direction through the 
middle of the site which is an arterial route serving the development and 
connecting the A40 with Barton village and the parcels within the Barton Park 
development. 

5.3. The site is mainly level, except for a rise in levels towards the southern boundary 
where there is a steep embankment which leads up to the A40.  A number of the 
parcels have already been excavated as a result of enabling works to provide the 
infrastructure for the site such as the primary street. 

5.4. There are views into the site from public footpaths within open countryside to the 
north.  Existing drainage channels and hedgerows run in a north –south direction 
breaking the site into parcels. 
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5.5. See block plan below: 

 
© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 

 

6. PROPOSAL 

6.1. The application seeks discharge of the reserved matters as secured by 
condition 3 of outline permission 13/01383/OUT regarding the appearance, 
landscaping, layout and scale of Phase 3 of the masterplan, with access 
already having been approved at outline stage.  It does not seek to reconsider 
the principle of developing the site for residential accommodation. 

6.2. Access to Phase 3 would be obtained from the Primary Street which runs in an 
east west direction through the development and is a pivotal road defined within 
the Design Code established at outline stage linking Barton village with the 
A40.  Secondary streets and tertiary streets which are all other streets within 
the development would be accessed from the Primary Street and again were 
established as part of the general movement principles within the outline 
application.   

6.3. The proposal itself will be provided in 3 parcels albeit within the same phase 
with 2 parcels of dwellings north of the primary street to the east and west of 
the primary school and the rest of the dwellings to the south of the primary 
street largely contained between the primary street and the allotments and the 
A40.   

6.4. The site layout would provide 207 residential units in mix of 12 apartments and 
195 dwellings.  The typologies range from 2 - 4 bedrooms homes, with 12 x 2 
beds, 104 x 3 beds and 91 x 4 beds.  The houses would be 2 to 3 storey in 
height while the apartments are provided in a total of 2 blocks of 3 storey 
height.  The mix of houses and apartments are a response to meet density 
standards set out within the parameter plans approved at outline stage. 
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6.5. The design of the dwellings respond to different character areas set within 
parameter plans agreed at outline stage and defined in the Design Code, but 
essentially are of a traditional form but with a contemporary aesthetic with 
unifying features across the development. 

6.6. Forty per cent of the residential units are proposed as affordable housing, in 
compliance with the Section 106 legal agreement connected to the outline 
consent, providing 83 units affordable units (12 apartments and 71 houses) and 
124 private (houses).   

6.7. The layout, siting, form and design have been the subject of much 
consideration and positive discussion at pre-application stage including 
presentations to Oxford Design Review Panel.   

6.8. A design and access statement has been submitted and updated as part of the 
application and this sets out the appearance of the proposed development, 
including the proposed palette of materials including a combination of light and 
dark stock bricks with clay tiles and reconstituted slate roofs, stone column 
accents where they feature, rendered panels and brown metal windows, cills 
and rainwater goods.  This will be evenly distributed through the development 
but where the scheme neighbours with existing Barton village the percentage of 
dark coloured brick increases to reflect the palette of existing materials on the 
Barton Village Road.  Across the development brick rustication is proposed with 
varying bricks and patterns to provide visual interest and relief to the façade of 
buildings.  Ballustrading is also proposed to balconies across the development 
to create a unifying feature with a diagonal pattern to the top to reflect medieval 
forms and patterns found within Oxford.  Marker buildings are proposed to 
provide further visual variety and are located at road junctions or located at the 
end of vistas. 

6.9. The outline planning application was accompanied by an Environmental 
Statement (ES) and the Environmental Information (EI) was taken into 
consideration prior to granting that permission. As a reserved matters 
application the Council must consider whether the EI it already has is adequate 
to assess the environmental effects of the development. The applicant has 
submitted a statement of conformity to the ES which confirms that the 
proposals within this Reserved Matters application have been developed within 
the parameters of that document and that the development will not give rise to 
any significant effects over those considered at the time of the outline. 

6.10. Through the details submitted as part of the reserved matters application, the 
applicant is also seeking to discharge a number of conditions imposed upon the 
outline permission.  These would be 6 (materials); 9 (landscaping and public 
realm); 11 (tree protection measures); 12 (landscape management plan); 15 
(lifetime homes standards); 16 (car parking standards); 17 (cycle parking 
standards); 20 (highways: travel plan); 23 (sustainability); 25 (phased surface 
water drainage); 26 (foul water drainage); 27 (flooding); 28 (ground 
contamination and remediation); 32 (noise attenuation); 38 (repeat ecological 
surveys); 39 (habitat creation). 

7. RELEVANT PLANNING HISTORY 
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7.1. The table below sets out the relevant planning history for the application site: 

 
13/01383/OUT - Outline application (seeking means of access) for the erection 
of: A maximum of 885 residential units (Class C3); a maximum of 2,500 sqm 
gross Class A1, A2, A3, A4 and A5 uses (with a maximum of 2,000 sqm gross 
foodstore Class A1); a maximum of 50 extra care housing units; a maximum of 
7,350 sqm GEA hotel (Class C1); a maximum of 3,000 sqm GEA Class D1, D2 
floorspace (community hub and primary school); in development blocks ranging 
from 2 to 5 storeys with associated cycle and car parking, landscaping, public 
realm works, interim works and associated highway works. (Additional 
information - Landscape and Cultural Heritage Statement) : Approved 
 
14/03201/RES - Details of reserved matters (layout, scale, appearance and 
landscaping) for a scheme of Enabling Infrastructure Works (such as utility 
services, earthworks, drainage/attenuation and roadworks), pursuant to 
conditions 3 and 4 of the outline planning permission for the mainly residential 
development of the site (13/01383/OUT). More specifically these works 
comprise:- 
a) the primary street, street furniture, on-street parking, street lighting, surface 
water drainage swales, associated landscaping and surface finishes; 
b) green infrastructure, the linear park, greenways, hard and soft landscaping, 
footpaths, cycle paths and ecological improvements; 
c) landscaping details for the approved A40 junction; 
d) buried services and utilities, foul and surface water drainage, water channels, 
ponds, sustainable urban drainage systems and underground storage tanks. 
 
This reserved matters application (14/03201/RES) is accompanied by the 
following additional submissions in relation to conditions and non-material 
amendments to the above mentioned outline permission:- 
i) condition 11 - tree protection (13/01383/CND2); 
ii) conditions 24 - site-wide surface water drainage scheme (13/01383/CND3); 
iii) condition 25 - enabling infrastructure phased surface water drainage system  
(13/01383/CND2); 
iv) condition 26 -  site-wide foul water drainage strategy (13/01383/CND3); and,  
v) non-material amendments to approved A40 junction e.g. omission of splitter 
island (13/01383/NMA) : Approved 
 
15/03642/RES - Details of reserved matters (layout, scale, appearance and 
landscaping) for the first phase of the Barton Park development, pursuant to 
Condition 3 of outline planning permission 13/01383/OUT. The works comprise 
the construction of 237 residential units (Class C3) with associated means of 
access and highways works; car and cycle parking; hard and soft landscaping; 
public realm works and ancillary structures. (Amended plan) : Approved 
 
16/00067/RES - Details of reserved matters (access, appearance, landscaping, 
layout and scale) for the community sports facilities comprising a relocated 
natural turf adult sports pitch, multi-use games arena, 3G pitch lit by 12 x 10m 
light columns and a natural turf pitch adjoining the community hub, along with 
associated car parking, fencing, and vehicular and pedestrian access together 
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with locally equipped area of play : Approved 
 
16/00442/RES - Reserved Matters approval for improvements to the existing 
allotments and outbuilding, associated fencing, services and associated car 
parking together with a community garden including pedestrian and cycling links 
and new tree planting and associated landscaping : Approved 
 
16/02002/RES - Erection of community sports pavilion with associated car and 
cycle parking and landscaping (Reserved Matters of outline planning permission 
13/01383/OUT) : Approved 
 
19/00962/RES - Reserved matters of outline planning permission 13/01383/OUT 
for the erection of an electricity substation : For determination 
 
19/01209/RES - Details of reserved matters (layout, scale, appearance and 
landscaping) for the widening of the Phase 1 eastern Tertiary Street by 1.2m : 
For determination 
 
19/01213/FUL - Demolition of existing allotment hut and erection of 2no. 
shipping containers, 1no. toilet and associated landscaping : For determination 

 

 

8. RELEVANT PLANNING POLICY 

8.1. The following policies are relevant to the application: 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core 

Strategy 

Sites and 

Housing 

Plan 

Barton  

Area Action 

Plan  

Emerging 

Local Plan 

2036* 

Design 124-132  
 

CP1  
CP8  
CP9  
CP10  
CP13  
CP14  

CS13 
CS18 

HP9 BA13 RE2 
DH1 
DH5 

Housing 59-76  
 

CP6 
 

CS2 
CS22 
CS23 
CS24 

HP2 
HP3 
HP11 
HP12 
HP13 
HP14 
 

BA8, BA9 H1 
H2 
H4 
H10 
H14 
 

Commercial 85-90     BA20  

Natural 

environment 

133-147  
148-169  
170-183  

CP11 
NE15 
NE16 
NE20 

  BA16, 
BA17, 
BA18, BA19 

G2 

Social and 

community 

91-101  
 

   BA3, BA4, 
BA10, BA11 

 

Transport 102-111  
 

TR1 
TR2 
CP13 

CS14 HP15 
HP16 

BA1, BA5 
BA6, BA7 

M1 
M3 
M4 

19



8 
 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core 

Strategy 

Sites and 

Housing 

Plan 

Barton  

Area Action 

Plan  

Emerging 

Local Plan 

2036* 

 M5 

Environment 117-121  
 

CP17 
CP19 
CP20 
CP21 
CP22 
CP23 

CS9 
CS11 
CS12 

 BA3, BA12 RE1 
RE3 
RE4 
RE6 
RE8 
RE9 

Misc 7-12  
 

CP24 
CP25 

CS17 
CS19 
CS28 
CS30 
HP11 
HP12 
 

MP1  S1 
S2 

 

9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 19
th

 March 2019 and 
an advertisement was published in The Oxford Times newspaper on 21st March 
2019. 

9.2. The consultation responses received in relation to the application are 
summarised below.  Officers would make members aware that copies of all the 
consultation responses listed below are available to view in full on the Council’s 
public access website. 

Statutory and non-statutory consultees 

Oxfordshire County Council 

9.3. Highways: No objections 

9.4. Drainage: No objection following submission of further information related to 
drainage as set out in body of report. 

Thames Water Utilities Limited 

9.5. No objections 

Historic England 

9.6. Do not wish to make any comments 

Natural England 

9.7.  No comments to make on this application 

Thames Valley Police 
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9.8. No objection to the proposals.  However raised some concerns that the design 
and layout could be better designed to mitigate crime and disorder.  These 
issues focus around the level of permeability through the south-eastern corner of 
the site with two foot / cycle ways that could attract ASB.  The provision of more 
active windows to encourage natural surveillance.  Some of the pocket parks 
contain too much landscaping which impacts on natural surveillance of the 
space.  Boundary enclosures should be designed to reduce the ability for fences 
to be climbed.  Access gates to the rear gardens should be robust.  Pocket parks 
should be managed spaces.  Rusticated brickwork should not be used as it 
encourages climbing. 

Environment Agency 

9.9. Made comments on the discharge of conditions 25, 27, and 28 in relation to the 
overarching outline permission.  These are set out within the report. 

Oxford Civic Society 

9.10. Objection. 

 Terrace and balcony areas are too small to be functional and inadequate 
storage space 

 Location of cycle storage is inconvenient and not conducive to 
encouragement of cycling as a prime mode of transport.  Conversely 
access to waste and recycling is better 

 No provision has been made for visitors cycle parking for any properties 
and that cycling is an afterthought and not an integral part of the design 

 Concerned that the primary street through the development makes no 
provision for safe segregated cycling 

 No regard had to access via an existing PROW at Stoke Place and other 
PROW beyond the site as required by policy BA7 of the Barton Area 
Action Plan.  There is considerable case for the establishment of a formal 
crossing of the A40 at Stoke Place for pedestrians and cyclists 

 Question the figures as provided within the Travel Plan and Transport 
Assessment with significant flaws with failure to provide a crossing at 
Stoke Place 

 Overall, there is failure to genuinely embrace the principles of 
encouragement of walking and cycling as the preferred modes of travel 
and the continued accommodation of private car transport as the design 
priority across the development.  This is disappointing. 

Public representations 

9.11. Three letters of comment have been received from addresses in Stapleton 
Road; Main Street, Forest Hill and Kennet Road 
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9.12. In summary the main points of objections from 3 residents are: 

 Disappointment there is no link between eastern section of Barton Park 
and Old Headington.  This would provide a safer route across the 
Northern Bypass 

 If the development is to promote low car usage and encourage people to 
use bikes or on foot, then easy access needs to be made safer 

 Provision should be made for the improvements of the crossing of the A40 
be improved to benefit residents of both Barton Park to access 
employment, education, retail and leisure facilities in Headington and for 
Headington residents to access the countryside 

 

9.13. Objection was also received from an organisation called On Foot in Oxford.  
Their comments are as follows: 

 On the whole, we applaud the layout of Barton Park with its pleasant 
greenways and linear park. However, there is a real issue over 
connectivity to the city centre and to the local employment and shopping 
area of Headington, particularly significant for the homes that are planned 
as part of Phase 3 of the development 

 Pedestrian and cycle access to Headington (and thence to the city centre) 
involves what will seem like quite a long detour to reach the subway 
connecting North Way (Barton) to Barton Road/Barton Lane in 
Headington. The light controlled crossing of the A40 into Northway will be 
even more of a detour. This issue would be addressed directly by 
provision of a safe crossing of the A40 from the Public Right of Way 
320/57 beside the electricity sub-station into Stoke Place, then connecting 
directly to Headington - and even more directly to the John Radcliffe 
Hospital, for medical and employment purposes. 

 This direct crossing of the A40 is a historic route. It is clearly seen on the 
1898 Ordnance Survey map leading from Old Headington to the 
countryside beyond and the villages of Elsfield and Beckley. 

 This was bisected when the Northern Bypass was built in the mid-1930s. 
We note that provision of a safe crossing of the A40 at this point has been 
endorsed many times. It was part of the original plans for the area now 
known as Barton Park, although omitted from later versions. It was part of 
the draft Barton Area Action Plan although in the final AAP it appears as a 
'wish' 

 It is obvious from these maps that the 'Stoke Place route' provides by far 
the most direct route for residents from the central, and most densely-
populated, part of Barton Park to reach Headington. Indeed, there is then 
an obvious connection with the Cuckoo Lane footpath (Oxford footpaths 
32- 35) leading to and from central Oxford. It is likely that many Barton 
Park residents will work or shop in Headington (currently home to several 
major employers and five supermarkets), or in the City centre 
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 We find the Travel Plan submitted with this application to be unrealistic. 
For instance, distances are quoted to local GP practices (para 3.10.1). 
We have checked these using the app 'plotaroute.com' and find them to 
be very inaccurate, usually considerable under-estimates.  Similarly, the 
Travel Plan (para 3.11.1) mentions Waitrose and Coop supermarkets at 
2.5 km, and Headington local centre at 1.6 km. Waitrose and Coop are, in 
fact, the nearer parts of Headington local centre. ( 

 Contrary to Local Plan and Oxfordshire County Council PROW 
Management Plan policies 

 In addition, we note that Barton Park was in 2016 given the designation of 
'NHS Healthy New Town', implying a special emphasis on active travel, 
which would be facilitated by provision of the proposed crossing of the 
A40 into Stoke Place. 

9.14. Objection was also received from Cyclox and Oxford City Cycling.  Their 
comments are as follows: 

 The cycle storage provision is totally inadequate for a development within 
a cycling city.   

 The cycle storage is too small and there are concerns about accessibility  

 The policy of the County Council is to promote active travel (walking / 
cycling) over private motor vehicles.  For this to be a success all stages 
need to be well planned and designed from domestic cycle storage 
through cycle infrastructure to secure cycle parking at the journey’s end. 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

 Principle of development 

 Housing mix and affordable housing  

 Character, site layout, scale, appearance and landscape 

 Residential amenity 

 Impact on neighbouring amenity 

 Highways 

 Flooding and drainage 

 Noise 

 Biodiversity 

 Air  quality 

 Energy strategy 
 

a. Principle of development 

10.2. The principle of the developing the site for 207 residential units has been 
established through the granting of outline planning consent 13/01383/OUT, 
approved at EAPC October 2013. 
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10.3. The National Planning Policy Framework (NPPF) sets out a presumption in 
favour of sustainable development (paragraph 11).  It promotes the effective 
use of land to meet the need for homes while safeguarding and improving the 
environment and ensuring safe and healthy living conditions.  In order to 
achieve this aim, it encourages the development of under-utilised land where 
it would meet an identified need for housing where land supply is constrained 
(paragraphs 117 & 118)  

10.4. More significantly, the NPPF places great emphasis on the Government's 
objective to significantly boost the supply of homes, recognising that this 
requires a sufficient amount and variety of land to come forward where it is 
needed, and that land with permission is developed without unnecessary 
delay (paragraph 59).  Moreover, local authorities should identify sites suitable 
for housing, including specific, deliverable sites for a five year period 
(paragraph 67).  

10.5. The Oxford Core Strategy supports these objectives.  Policy CS2 makes clear 
that development will be focused upon previously developed land, with  
greenfield sites only allowed where they are specifically allocated for that use 
within the Local Development Framework or required to maintain the five-year 
rolling housing-land supply set out in Policy CS22. 

10.6. Policy CS7 of the Core Strategy allocates Land at Barton as a strategic 
location for principally providing residential development.  This policy provides 
for between 800 and 1200 homes with supporting infrastructure, including a 
primary school, public open space and access improvements.  The Core 
Strategy confirms that the land will be brought forward through an Area Action 
Plan.  The Barton Area Action Plan sets out the strategic development site 
which is identified as the area within policy CS7 to delivery of new homes as 
well as the policies for that delivery.  The provision of this quantum of 
development is part of the Council’s five-year supply of housing and to meet 
the overall housing need set out within Policy CS22 of the Oxford Core 
Strategy 2026.  The site will therefore contribute to meet Oxford’s housing 
needs.   

10.7. The principle of development is therefore still considered to accord with these 
aims despite the fact that it has already been accepted through the grant of 
outline planning permission. 

b. Housing Mix and Affordable Housing  

10.8. Policy CS23 of the Core Strategy states that planning permission will only be 
granted for residential development that delivers a balanced mix of housing to 
meet projected future household need as set out in the Balance of Dwellings 
SPD. This requires 10-15% 1 bed, 25-30% 2 bed, 40-55% 3 bed and 10-15% 
4+ bed. 

10.9. Policy BA8 of the Barton Action Plan states that planning permission will only 
be granted for development that delivers a mix of housing suitable for a range 
of different households including families, single people, older people and 
those with specialist housing needs.  Across the site the overall balance of 1 
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beds should be 5-10%, 2 beds 25-30%, 3 beds 40-55% and 4 beds or more 
15-20%. 

10.10. The proposed housing mix for this Phase is as follows: 

 

10.11. In this scheme there is a high proportion of 3 and 4 bedrooms being provided, 
which in isolation does not comply in respect of the mix of housing as required 
by the Balance of Dwellings SPD and Policy BA8 for 1, 2 and 4 beds albeit it 
complies for 3 beds.  However, it is critical to clarify that this is one phase of 4 
planned for the wider strategic site identified in the outline planning consent 
and the second to come forward on this site, therefore in isolation these 
phases will not individually bring forward these mixes but that taken as a 
whole should provide the mix as planned at outline stage.  This will mean that 
the subsequent phases 2 and 4 will be required to bring forward the 
percentage of 1 and 2 and 4+ beds to rationalise the mix across the site. 
Hence it will be critical for this to be monitored.  To that end, the applicant 
confirms that the mix of houses is being monitored by the applicant 
landowner. 

10.12. In respect of affordable housing, a minimum figure of 40% affordable housing 
was established in the Barton Area Action Plan and secured in the S106 
attached to the outline consent.  The mix of affordable units was also 
established in the AAP and is broadly in line with the Balance of Dwellings 
SPD which applies across the city.  The S106 requires the submission of an 
Affordable Housing Reserved Matters Strategy with each reserved matters 
application.  In order to integrate the affordable housing within the scheme no 
groups of affordable homes are to exceed 15 number in houses or 20 number 
in flats.   

10.13. In total, the details in this reserved matters application comply with the 
requirements in providing 40 per cent on site social rented affordable housing, 
i.e. 83 units of the total 207 units.  

10.14. The location of the Affordable Housing units is submitted with the application.  
Officers note that the affordable units are evenly distributed throughout the 
site, with no concentration in any one area, with both houses and apartments 
being provided as affordable in amongst open market sale units with equal 
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proximity to open space and pocket parks.  This provides a good balance 
between convenient clustering for management and integration of affordable 
units into the wider development.  The natural assets of the site, its location 
and the strong public realm strategy mean that there are no ‘bad locations’ on 
the site and so the affordable housing proposal is considered to be positively 
designed to achieve a balanced community. 

10.15. Policy H4 of the emerging Local Plan 2036 is relevant and states that planning 
permission will be granted for residential development that is demonstrated to 
deliver a balanced mix of dwelling sizes to meet a range of housing needs and 
create mixed and balanced communities.  It states for the affordable element 
there will need to be 20-30% 1 bed homes, 30-40% 2 bed homes, 20-40% 3 
bedroom homes, 5-10% 4 bedroom homes and 3-5% 5 bedroom homes.   

10.16. As stated above, in this Phase there is a higher mix of 3 and 4 bedroom 
affordable units than the emerging policy, however, it is important to add that 
this policy relates to the site as a whole and not to the individual phases within 
the development.  Moreover, this is an emerging policy only and therefore is 
accorded limited weight.   

10.17. Overall, it is considered that the rationale as set out for this housing mix is 
acceptable and would continue to provide  provides a reasonable mix of 
housing consistent with the overall aims of policy CS23 and emerging policy 
H4 of the Oxford Local Plan 2036. 

c. Character, site layout, scale, appearance and landscape 

10.18. Paragraph 127 of the NPPF requires new development to function well and 
add to the overall quality of the area; be visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping; be sympathetic 
to local character and history, including the surrounding built environment and 
landscape setting; establish or maintain a strong sense of place, using the 
arrangement of streets, spaces, building types and materials to create 
attractive, welcoming and distinctive places to live, work and visit. 

10.19. Policy CS18 of the Oxford Core Strategy 2026 requires development to 
demonstrate high-quality urban design that responds appropriately to the site 
and surroundings; creates a strong sense of place; attractive public realm; and 
high quality architecture. The Oxford Local Plan 2001-2016 requires 
development to enhance the quality of the environment, with Policy CP1 
central to this purpose. Policy CP6 emphasises the need to make an efficient 
use of land, in a manner where the built form and site layout suits the site's 
capacity and surrounding area. Policy CP8 states that the siting, massing, and 
design of new development should create an appropriate visual relationship 
with the built form of the surrounding area.  Policy NE15 states proposals 
which include the removal of trees, hedgerows and other valuable landscape 
features that form part of the development site, will not be permitted where 
this would have a significant adverse impact upon public amenity or ecological 
interest. 
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10.20. The delivery of a high quality development at Barton Park, in both its urban 
design and architecture, was secured at the outline application through a 
series of Parameter Plans and a Design Code which forms the framework to 
subsequent reserved matters applications.  Prior to the submission of this 
application, there has been a series of positive pre application discussions 
with the applicant and review by ODRP in order to deliver the best 
architectural response to this phase of the development. 

10.21. Character Areas: Phase 3 lies to the eastern half of the site and straddles the 
Primary Street, and extending to both the northern and southern boundaries of 
the site.  The development proposal needs to respond to 3 different character 
areas within the Design Code.   

 

10.22. Essentially, these are: 

 Higher Density Residential – Formal residential development creating a 
strong frontage along the principal through route with three storey 
buildings and regular building line and tree lined pavements 

 Suburban – Medium density development with regular building line and 
short terraces and semi-detached houses 

 Green Edge – Lower density development adjacent areas of open space 
with irregular road layout 

10.23. In the plan above, the developer has added additional areas with a Barton 
village edge in order to help integrate the development with Barton Village 
Road and an A40 edge to respond to the condition provided by the main road. 

10.24. At outline application, it was embedded into the parameter plans and design 
code that the eastern neighbourhood of Barton Park would be lower in density 
in comparison to the higher density of the Hills development within Phase 1 to 
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the west of the site, in order to more closely reflect the form of the existing 
Barton area with which it interfaces.   

10.25. Site layout: The proposed site layout is formed of a hierarchy of routes with 
perimeter blocks that address the streets upon which the dwellings front, 
enabling a permeable site with high accessibility and ease of movement 
around.  The perimeter blocks and dwellings fronting the streets provide 
surveillance of public areas and follows good urban design principles. The 
hierarchy of streets distinguish clearly between the primary routes, the 
secondary routes and the more informal narrower tertiary routes and this in 
turn creates a legible environment.   

10.26. Along the primary street within the higher residential area and the secondary 
street the layout of houses is stronger with a defined edge and a regular 
building line.  Beyond that through to the suburban areas and green edges, 
whilst retaining a perimeter block layout, the shape of the streets beyond more 
fluid and softer. 

10.27. This layout also enables high permeability through provision of access 
footpath links to the linear park along the northern perimeter of the site, as 
well as the along the greenways that run north to south through the site and to 
the allotments to the south east.  Further, throughout the development are 5 
pocket parks.  It is considered that the layout responds positively to the Design 
Codes and Parameter Plans. 

10.28. Having regard to Secured By Design comments by Thames Valley Police with 
regard to measures to minimise opportunities for crime, some alterations have 
been made to the  layout and these are considered acceptable.  These 
amendments comprise increased windows onto parking areas and greenways, 
the addition of capping to brick walls and lockable gates to ginnels.  There 
however remains issues in respect of an area of land immediately outside the 
red edge of the site which is not directly overlooked between housing and the 
allotments.  This is where rear gardens extend into an area of open space 
which would not be directly overlooked.  In response, the applicant has stated 
that the area is outside Redrow’s direct control. However, Redrow will have an 
agreement with Grosvenor, who are in control of the Greenway area, that the 
area will be secured with fencing and gates for authorised access only.  The 
difficulty however, is that being outside the application site, this can not be 
required as a condition and the land is not under Redrows control.  The 
approach thus would be to ensure this area is robust with brick wall for visual 
amenity and security purposes.  This will be required by a condition. 

10.29. During the consultation process concerns have been raised by various parties 
that the application has not had regard to the creation of a link to the existing 
public right of way at Stoke Place on the opposite side of the A40.  It is 
suggested that there is a considerable case for the establishment of a formal 
crossing at Stoke Place for pedestrians and cyclists. 

10.30. The reserved matters does not consider the creation of such a link, because 
matters of access were considered at outline stage, and this application only 
seeks approval of the matters reserved for this time (appearance, layout, 
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scale, and landscaping).  The provision of a new footbridge across the A40 to 
Stoke Place was not secured at outline stage due to cost and also land-take to 
provide a suitable crossing.  The S106 for the outline application therefore 
secured improvements to the underpass towards the Headington Roundabout 
to allow access over the A40. 

10.31. Scale: The building heights comprise two and three-storey dwellings across 
the site which respond to the varying character areas that are set down in the 
Design Codes.   

10.32. Along the primary street, as a principal thoroughfare and tying Barton Park 
with Barton, buildings along the street are close together, particularly in the 
vicinity of the school, where buildings are three-storeys in height in order to 
create a more formal strong edge.  Moving east along the primary street the 
houses are two-storey as the site more closely relates to Barton, which is 
characterised by two-storey housing.   Remaining houses throughout the 
development are also of two-storey scale, appropriate to the suburban 
characters and relationship with green edges that the Design Codes seek to 
create. 

10.33. Appearance:  The appearance of the buildings have been the subject of 
extensive discussion to ensure that the new housing integrates sensitively with 
the existing Barton Village neighbourhood to the east and in anticipation of the 
future phases of development to come forward in phase 4 which will bound 
the site immediately to the west.  As established in the Design Code, Phase 3 
is to consist predominately of detached and semi-detached family houses 
using traditional building forms.  The architectural response to the transitional 
nature of Phase 3, responding to Barton and the delivery of family houses, 
has been to comprise a range of typologies of largely traditional building forms 
but to avoid pastiche detailing and incorporate contemporary features.  The 
predominate feature that ties the appearance of the buildings together largely 
encompasses the use of rustication to create a bespoke appearance to the 
buildings, but within a traditional building form and appearance. A mix of 
balconies, projecting frames around windows as well as larger windows are 
then used in addition to tie the different typologies together.  A mix of gable 
and hipped roofs are employed throughout except for in the higher residential 
area where flat roofs are used, which is considered a stronger architectural 
response to the primary street. 

10.34. Marker buildings are proposed also throughout the development to provide 
further visual variety.  These are used to signify road junctions or are located 
at the end of vistas.   

10.35. The pallete of materials comprises 2 variations of light coloured buff on the 
tertiary streets and 2 variations of dark coloured brick on the primary street, 
using render alternative panels and precast reconstituted stone columns on 
marker buildings.  The roof materials are a mix of clay tiles and reconstituted 
slate tiles.   

10.36. The application is submitted with boundary enclosures shown throughout the 
development with principally brick walls in public domain and close boarded 
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fences in private non visible areas.  There are however, some concerns with 
the form and nature of the means of enclosure around the greenways which 
are still ongoing with discussions about the form that they will take.  This 
relates to the original submission which showed the use of close boarded 
fences which are not considered to be of a high enough quality or robust for 
these areas and are contrary to the Design Codes.  This is mostly resolved, 
however, there are still some areas of concern which are minor matters that 
can be dealt with by an appropriately worded condition.   

10.37. Landscape: The landscape strategy for the Barton Park development seeks to 
draw upon the existing landscape context with objectives to  

 Maintain existing key landscape features such as mature hedgerows as 
much as possible 

 Address and mitigate the impact of the development on the local 
landscape 

 Retain and enhance existing habitats 

 Provide appropriate strategic landscape planting  

 Enhance the open space network and  

 Provide additional play opportunities 

10.38. The landscape vision for the site is to create attractive inclusive spaces which 
accords with the Design Code and to embed this into a landscape masterplan.  
The masterplan reflects the sites special setting with references to site specific 
details and features which focus on planting and horticulture.   

10.39. The vision will be applied by following the design principles to deliver a high 
quality public realm with shared surfaces with integrated pocket parks to 
create a strong sense of character, clear definition between private and public 
space, using materials, colour and physical features such as hedging, creative 
design to the street to control traffic speeds and to prioritise pedestrians and 
cyclists, clear and simple navigation aids to shared surface streets and open 
spaces which are functional and distinctive. 

10.40. There are five pocket parks in total and the design concept is based on 
productive landscape elements such as garden form, layout, natural materials 
and vegetation patterns with the layout of the growing beds providing 
inspiration for peoples enjoyment of the space.  The pocket parks will adopt 
different characters with 2 with playful and active space, 1 acting as a gateway 
to the allotment for the community, with community space and 2 encouraging 
natural play and quiet enjoyment.   

10.41. Across the development the planting strategy is of street trees, hedgerows 
and on plot planting which all build on the productive landscape with fruit 
trees, edible fruits and berries within hedgerows.  Trees are planted into the 
street in build outs as well as in verges.   
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10.42. It is considered that the design of the public realm is particularly successful 
and has been well conceived and designed to create a high quality street 
scene that unifies the scheme. Pocket parks are considered to be designed 
with thoughtful planting and a strong vision 

10.43. Strategic landscape planting by way of the linear park to the north of the site 
has already been completed and it is considered the landscape proposals 
successfully open out to blend with the linear park and landscape beyond. 

10.44. Access to the allotments is safeguarded through attractive landscaped path 
and pocket park, with raised planters.  The landscape approach in design 
terms is to resemble the character of growing spaces and productive gardens 
such as distinctive vegetation. 

10.45. In terms of landscape features across the site, the extent of land within the 
application boundary is mainly flat agricultural land with a 4m embankment 
along the southern boundary with the A40, and a small length of hedgerow 
along the eastern boundary with Barton Village Road.  Immediately outside of 
the red edge are green ways of vertical length running north south which are 
characterised with trees and surviving hedgerows and ditches, as well as the 
linear park running along the northern perimeter of the site.  The allotments 
and green space surrounding is located to the south east of the site. 

10.46. The construction of the development does not involve the loss of trees or 
green features within the site save for a short length of native hedgerow to the 
east of the site to enable houses to front onto Barton Village Road.  Whilst it 
was shown as being retained in the outline parameter plans, the hedgerow 
trees were reduced in height during the initial site clearance works and as a 
result it currently has very low visual amenity value. It is to be removed for off-
street parking for the properties that front Barton Village Road and new 
several ‘standard’ ornamental trees will be planted in its place in soft gaps 
between the driveway. This will alter the character and appearance of the 
street, but the proposal is considered to adequately mitigate the impact on 
visual amenity in the area. 

10.47. In respect of the development impacting on trees outside of the site, there are 
small encroachments within the Root Protection Areas of some other existing 
trees that are off-site and adjacent to the application site boundary but it is 
considered the viability of these trees will not be significantly harmed 

10.48. In relation to planting of new trees, the proposals appear to have adequately 
identified the opportunities for tree planting across the site, and the species 
and nursery stock specifications of the new trees are broadly consistent with 
the approved Design Code.  

10.49. Overall, officers consider the applicant has responded to the context of these 
character areas well through the detailed design of typologies and landscape 
proposals.  This is particularly successful along the north eastern edge where 
proposals front the linear park. The typologies designed along this edge 
maximise views out through the use of large balconies and the landscape 
proposals open out to blend with the linear park and landscape beyond. 
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Similarly, whilst the mix of typologies along the primary street vary, elements 
such as brick work detailing and window detailing have been used to unify the 
scheme and create a strong frontage. The architectural response in sensitive 
areas such as the interface between Barton Park and Barton Village has been 
carefully considered through the introduction of similar proportions, rhythm 
and detailing.  Furthermore, the design of the public realm is particularly 
successful and has been well conceived and designed to create a high quality 
street scene that unifies the scheme. Pocket parks are designed with 
thoughtful planting and a strong vision.  

10.50. Thus, the development complies with the relevant local plan policies and with 
the NPPF in relation to design, policy CS18 of the Core Strategy, policy HP9 
of the Sites and Housing Plan and emerging policy DH1 of the Oxford Local 
Plan 2036.  

d. Residential amenity 

10.51. In March 2015, the Government introduced a ‘Nationally Described Space 
Standard’. This sets out more detailed minimum standards than the earlier 
Sites and Housing Plan policy HP12. Policy HP13 sets out standards for 
outdoor space. Policy HP14 of the Sites and Housing Plan states that 
development should provide reasonable privacy and daylight for the 
occupants of both existing and new dwellings and guards against overbearing 
development. Policy CP10 of the Oxford Local Plan 2001-2016 requires 
development proposals to be sited in a manner which meets functional need, 
but also in a manner that safeguards the amenities of other properties. 
Policies CP19 and CP21 protect against unacceptable nuisance and noise. 

10.52. All units proposed comply with the national minimum described space 
standards and are considered to provide a comfortable, practical layout with 
built-in storage. In terms of outdoor space, all the proposed houses have 
private gardens of a reasonable size, albeit the gardens vary in size.  Some of 
the garden sizes are smaller than the footprint of the buildings, which does 
lead to a smaller back to back distances and some of these are for the 
affordable housing.  However, this is due to constraints of the plots and the 
maximum densities for each phase approved at outline stage.  Through the 
design stage negotiations have sought to redress this, but this is not been fully 
achievable.  On balance however, this is not a reason for refusal.  Bikes and 
bin storage for the houses are provided for each property and accessed either 
through a side or rear gate to the back garden.  

10.53. For the apartments, at first and second floor balconies are proposed on the 
frontage and at ground floor, there is access to external area. The outdoor 
areas to the flats do not comply with the outdoor area standards of minimum 
balcony of 1.5m x 3m, measuring 1.26m x 2.23m, but this is proposed for 
reason of meeting the high density standards set at outline stage for this 
development parcel, and thus is considered acceptable on this exceptional 
basis.  For bins, storage is external to the back of the buildings and accessed 
off a path alongside the rear parking spaces.  Cycle storage is also provided 
at ground floor externally adjacent to the parking spaces and bin storage.   
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10.54. The site fronts on to Barton Village Road to the east, which is lined by 
dwellings facing onto the site.  Between proposed and existing housing is 
suitable distance to appropriate for safeguarding residential amenity. 

10.55. Off the primary street, is a secondary street that will provide for regular bus 
movements which will be noticed by residents fronting the road.   However, it 
is anticipated that such movements will be at slow speed and not unduly 
perceptible, such that this is not considered to cause undue disturbance to 
residents. 

10.56. Condition 32 of the original outline consent seeks to ensure that a scheme of 
mitigation measures is submitted for dwellings adjacent to the A40 bypass 
and/or the electricity substation to demonstration that the noise levels met are 
not greater than 30 dB LAeq, 8hr (bedrooms) within all residential units and 35 
dB LAeq, 16hr (living rooms) within all residential units.  

10.57. A Noise Impact Assessment was submitted with the application and states 
that provided that a suitable building fabric, glazing and ventilation strategy is 
adopted the proposed scheme should be capable of achieving the internal 
noise criteria outlined in the guidance of BS8233:2014, which would comply 
with Planning Condition 32.  Further, an indicative acoustic specification for 
the proposed glazing and ventilation elements has been prepared which 
should provide the appropriate sound reduction specification to meet the 
proposed internal criteria with the proposed façade configurations.  Finally, the 
assessment of the noise from the substation shows that during both the 
daytime and the night-time, the proposed dwellings are likely to be exposed to 
a rating level less than the background and therefore this is likely to be an 
indication of the specific source having a low impact.  Therefore, it is 
considered that with appropriate conditions to ensure that building is 
completed in accordance with measures outlined for glazing and ventilation, 
that the requirements of condition 32 can be met and that the noise levels are 
acceptable and safeguard future residents which is in line with the NPPF, local 
plan policies (including emerging local plan policy RE8, to which only limited 
weight can be given) and with current guidance.  

10.58. The applicant provides 10 houses overall which will wheelchair accessible 
comprising 6 open market houses and 4 affordable units in total will be 
provided which is the 5% requirement set out in planning policy.  In 
accordance with condition 15, the applicant confirms that all houses will be 
built to Lifetime Homes Standards.  

10.59. The proposal would accord with the aims and objectives of Sites and Housing 
Plan policies HP12, HP13 and HP14 and the Nationally Described Space 
Standard in providing a good level of residential accommodation. 

e. Impact on neighbouring amenity 

10.60. The development is considered to have adequately safeguarded amenity for 
neighbouring dwellings in Barton Village Road and future occupants and 
results in comfortable relationships between existing and proposed 
development. 
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f. Highways 

10.61. The NPPF states that all developments that generate significant amounts of 
movement should be supported by a Transport Statement.  The Oxford Local 
Plan 2001-2016 also requires Transport Assessments from development that 
is likely to have significant transport implications.  The NPPF also states that 
development should only be prevented or refused on transport grounds where 
the residual cumulative impacts of the development are severe. 

Traffic Generation 

10.62. The traffic generation associated with the level of development proposed 
within the outline application was accepted as part of the approval for that 
application.  Therefore no objection can be raised on grounds of highways 
impact and the County do not object on traffic generation. 

Access 

10.63. The principal access points into the development is via the core Primary street 
that runs through the development as a spine road and approved in the outline 
application, connecting the strategic site with the A40 bypass with a new 
junction at Phase 1 linking through to Barton Village. 

10.64. In Phase 3, the roads have been designed to focus vehicular movements on 
the primary street with additional turning capability for large vehicles such as 
buses, provided on the secondary street.  Off the primary and secondary 
streets the development will be accessed via tertiary streets where road 
junctions and landscaped build outs have been designed to reduce speed of 
cars and other vehicles.  Street widths also follow a hierarchy too with the 
tertiary streets being narrower to flag to motorists to reduce their speed as 
they navigate through the development. 

10.65. The site layout is provided as blocks with tertiary streets to ease movement 
through the site.  From Barton Village Road a pedestrian and cyclist only link 
has been provided direct to a tertiary street to increase permeability through 
the site away from the primary street, and won’t be accessible for cars. 

10.66. County Highways have commented on the layout of the development and 
have raised concerns that with some of the build outs that whilst they would 
provide benefit in terms of traffic calming, it is observed in some areas that the 
effective runnable carriageway width is significantly reduced and may be 
unsuitable for passage of two vehicles at the same time, and also larger 
vehicle types as well as scope for refuse vehicles to sweep over footways and 
landscaped planters causing damage.  To address this, the applicant has 
submitted amended details to the County and this now overcomes those 
previously held concerns on refuse vehicle tracking. 

10.67. Access to the allotments will be retained off the primary street via a tertiary 
street to a car park within the allotments in the centre of the site as well as a 
pedestrian access to the east.  Footpath access to the linear park and to the 
landscaped areas outside of the application site are proposed at numerous 
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points throughout the development.  Two access points to Phase 2 (yet to 
come forward) is also proposed to the west. 

10.68. It is considered the site is highly accessible and provides ease of connectivity 
within the Phase itself and beyond to the remainder of Barton Park and Barton 
Village. 

10.69. County Highways have raised no objection on access and welcome the 
connectivity for pedestrians/cyclists between the new and existing community 
to the east through the use of bollards.  However, County notes that it would 
be of added benefit for passage to be extended to emergency vehicles across 
these bollards. 

Car parking 

10.70. There are a total of 372 car parking spaces proposed across the site, 
proposed as a mix of allocated on plot parking bays, residential permit holder 
off plot parking and visitors permit controlled parking.  Broken down the 
parking matrix is provided as follows: 

 

10.71. On plot parking spaces are positioned on driveways adjacent to their property, 
which enables tertiary streets to be narrow.  For housing off the primary street, 
opposite the proposed school playing field these are on plot which is a 
divergence from the original Design Code.   

10.72. It is advised that in the future Barton Park will be subject to a CPZ and there 
will be restrictions on eligibility for permits ensuring all on street parking 
permits ensuring adequate supply for all residents across the site.  This is in 
accordance with similar approaches are already adopted for example on The 
Hills development Phase 1, Barton Park. 

10.73. Phase 1 of this development have implemented a residents parking zone, also 
known as the Barton Park CPZ as agreed with the outline consent in order to 
control and manage the level of parking on the development streets. The RPZ 
will be controlled and enforced by the county council once the roads are 
adopted allowing only residents or their visitors to park within the designated 
spaces. It will also cover several short-stay on-street parking bays.  
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10.74. The adoption of these roads and the on-street parking bays is thus critical to 
the implementation of the Residents Parking Zone. In the interim period prior 
to the roads being adopted by the county council and the occupation of the 
dwellings, the developer shall be required to implement and enforce the RPZ. 

10.75. Overall there is no objection by County Highways on parking and the 
development is considered to comply with policy HP16 of the Sites and 
Housing Plan. 

Cycle parking 

10.76. The Cycle Parking Strategy for the development is that all properties will have 
secure parking on plot within private gardens of houses and within a 
communal area on plot to the apartments.  Each store is proposed to be 
integrated with the bin stores as part of a coherent design and have the 
capacity to store up to 4 bikes per store for the houses, and 2 bikes per 
apartments.  It is considered this complies with policy HP15 of the Sites and 
Housing Plan. 

10.77. Both the County and City Council are satisfied that the provision and the 
breakdown between houses and flats meet the standards as set within policy 
HP15 in terms of the number of spaces.  

Construction Environmental Management Plan 

10.78. A Construction Environmental Management Plan has not been submitted with 
the application but is a requirement of the outline permission to be submitted 
and implemented accordingly. 

Travel Plan  

10.79. A Travel Plan has been submitted with the application for approval under the 
terms of the condition on the outline permission but County Highways have 
not indicated agreement at this stage. 

g. Flooding and drainage 

10.80. The NPPF states that when determining planning applications, local planning 
authorities should ensure that flood risk is not increased elsewhere (paragraph 
163), supported where appropriate by a site-specific flood-risk assessment. 
Oxford Core Strategy Policy CS11 states that development will not be 
permitted that will lead to increased flood risk elsewhere, or where the 
occupants will not be safe from flooding.  Policy BA15 of the AAP seeks to 
reduce flood risk.  Policy BA16 details the use of SUDS on site.  Condition 25 
of the outline application states that prior to the commencement of any phase 
of the development, details of the surface water drainage system shall be 
submitted for approval. 

10.81. In line with the Environment Agency’s comments, there are no objections to 
the development on flooding grounds. Whilst part of the larger Barton 
development falls within the flood zones, Phase 3 does not.  Furthermore, 
floor levels are to be set at a minimum of 300m above the 1% AEP flood level. 

36



25 
 

10.82. In terms of drainage, much of the drainage strategy for Phase 3 relies on the 
overarching site wide strategy for the whole Barton development, with the 
drainage system for this phase discharging into the main drainage 
infrastructure for the larger development, and eventually into the Bayswater 
Brook. The system utilises attenuation both within the phases, and site wide 
systems.  

10.83. The drainage strategy for Phase 3a relies on a combination of private 
drainage, highway drainage to be adopted by the highways authority 
(Oxfordshire County Council), and surface water seers to be adopted by 
Thames Water. Maintenance responsibilities will be split between all of the 
above, and are outlined in the maintenance strategy submitted as part of the 
application. 

10.84. Attenuation is provided via permeable paving, oversized pipes and attenuation 
tanks. The drainage strategy states that the amount of permeable paving is to 
be reduced, and geocellular tanks used to make up the shortfall in attenuation 
compared to the outline strategy. Officers however raise concerns regarding 
that as underground attenuation tanks do not provide the wider benefits of 
SuDS, and are a maintenance liability through operation and also must be 
replaced eventually. Oxford City Council and Oxfordshire County Council 
SuDS guidance both preclude the use of tanks, and require surface level 
attenuation. Any deviation from the outline strategy (such as this) should 
adhere to these standards.   

10.85. Finally, the drainage strategy states that development requires the culverting 
of several watercourses, for which Land Drainage Consent must be obtained. 
Oxford City Council and Oxfordshire County Council generally have a policy of 
not allowing the culverting of open watercourses, therefore we would 
encourage the developer to avoid the need for this. Any previous 
correspondence giving support to this should be provided at time of 
application. Whilst it is noted that the County Council, as LLFA, have not 
objected, and their recommendations should be upheld, it is not 
recommended that this condition can be discharged at this time. 

h. Biodiversity 

10.86. The NPPF makes clear that new developments should minimise the impacts 
upon biodiversity and take the opportunity to incorporate biodiversity 
enhancements.  There is also legislation and European directives to avoid 
harm to biodiversity interests and to have regard to conserving habitats.  At a 
local level Oxford Core Strategy Policy CS12 states that  

o Sites of Special Scientific Interest (SSSI) must be protected from any 
development that would have an adverse impact. 

o No development should have an impact upon a site that is designated as 
having local importance for nature conservation or as a wildlife corridor; 
and 

o Species and habitats if importance for biodiversity are protected from 
harm, unless the harm can be properly mitigated   
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10.87. The impacts of the development of this site was assessed as part of the 
outline application and is updated by an ecological walkover of the site in 
accordance with condition 38 of the outline permission.   

10.88. Submitted with the application is a Biodiversity Statement that contains results 
of the walkover and the details of measures to encourage wildlife and 
biodiversity in accordance with the environmental mitigation and management 
strategy and a timetable for its implementation, as required by condition 39.  

10.89. The results of an ecological walkover of the site revealed that the site has 
been colonised by common and widespread ruderal and ephemeral plant 
species following previous site clearance/enabling works. Areas of retained 
vegetation trees and tall ruderal vegetation were noted adjacent to plots within 
the Site. The Site was found to have the potential to support 
commuting/foraging bats (in adjacent retained habitats), the potential for 
badgers to excavate setts in soil piles (no current evidence was noted), 
nesting birds in tall ruderal vegetation and adjacent habitats and other 
mammals (hedgehogs and brown hares).  

10.90. Thus in order to provide ecological enhancement and mitigation, the following 
specific features are incorporated into the detailed design for Phase 3 of the 
development:  

 Native species or species with a known wildlife benefit are included within 
areas of soft landscaping (i.e. pocket parks and green-space adjacent to 
the Linear Park in the north and allotments in the south);  

 The habitat provision described above will support and enhance the 
biodiversity value of the retained hedgerows (greenways) and Linear Park 
which have been retained and created as part of the first phase of works 
at Barton Park through the delivery of the infrastructure works.  

 20 bat roosting opportunities; 10 in buildings backing/facing onto existing 
and newly created greenspace and 10 on trees will be provided during 
construction period;  

 15 bird nesting opportunities; 5 starling boxes on retained trees close to 
the Linear Park and the allotment and 10 in buildings close to green 
infrastructure.  

 
10.91. Mitigation measures during construction have also been included to ensure 

that impacts on protected/notable species present, or with the potential to be 
present, are avoided or mitigated for appropriately. 

10.92. Officers have considered the ecological enhancements in the form of artificial 
roost features, with no clear provision for dedicated Swift boxes. Further there 
are concerns that there is a lack of information on other faunal enhancements 
proposed, such as hedgehog domes or other features, within Phase 3.  

10.93. The updated ecological assessment was undertaken in accordance with the 
requirements of Condition 38 however it must be noted this survey is valid for 
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a period of no more than one calendar year. Should works not proceed by 
August 2019 an update survey will be required. 

10.94. Overall it is considered that further works are necessary in respect of the 
requirements for ecological mitigation and management strategy required for 
Phase 3 before this can be discharged under conditions 38 and 39. 

i. Air quality 

10.95. Policy CP23 of the Oxford Local Plan 2001-2016 prevents development that 
would have a net adverse impact on air quality.  

10.96. An Air Quality Assessment has been submitted with this reserved matters 
application and officers conclude that based on the review of the documents, 
that air quality does not pose a constraint to development of the site as 
proposed, subject to conditions controlling dust emissions in construction 
phase, and to that end, a Construction Method Statement as a condition 
which will include details of the dust mitigation measures methodologies that 
will be required to be implemented on site. 

10.97. On the outline permission condition 29 was imposed in respect of air quality 
monitoring across the development site as a whole and it is expected that the 
threshold for monitoring (being the occupation of the 300

th
 dwelling) will occur 

during the construction of this Phase of the development.  The landowner will 
therefore be required to monitor air quality on site for 12 months from that 
date.  

10.98. Overall the proposal is considered to comply with policy CP23 of the Oxford 
Local Plan. 

j. Energy strategy 

10.99. Core Strategy Policy CS9 states that all developments should seek to 
minimise their carbon emissions and should demonstrate sustainable design 
and construction methods and energy efficiency through design, layout, 
orientation, landscaping and materials. The proposal exceeds the threshold 
for “qualifying developments” and so it must achieve the target of 20 per cent 
renewable or low-carbon energy and incorporate recycled or reclaimed 
materials.  This is echoed in BA12 of the Barton AAP which states that at least 
20% energy needs will be delivered through on site renewable or low carbon 
energy sources.  

10.100. Condition 23 of the outline application requires that details of the compliance 
with the Energy Strategy and NRIA as submitted with the outline planning 
application documents shall be submitted to and approved in writing by the 
local planning authority.  

10.101. This has been submitted by way of an Energy Statement which indicates that 
a range of energy demand reduction measures have been considered, 
including improvements in insulation specification, applying the principles of 
passive low energy design and high quality construction to minimise thermal 
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bridging and unwanted air leakage.  Further, low and zero carbon energy 
systems have been considered for their suitability and feasibility of delivering 
remaining CO2 reductions required. This assessment concludes that due to 
the high carbon saving potential of the technology, solar PV systems are 
considered most appropriate. 

10.102. Officers consider the package of measures will meet the 20% target as set 
by policy CS9 of the Core Strategy. 

Other matters 

10.103. Archaeology: Officers advise that archaeological assessment, evaluation and 
mitigation has been completed for the phase 3 area at Barton Park and that 
therefore no further archaeological work is required in relation to this reserved 
matters application. 

10.104. Land contamination: Mitigation measures for construction in this area have 
been set out in the approved “Remediation Method Statement, Barton Park” 
(report ref: 11501549/06 Rev. 5.4 dated July 2015). Therefore, a verification 
report will be required to demonstrate that the remediation undertaken is in 
accordance with this approved report.   Piled foundations are recommended 
for any load bearing structures within the footprint of the former landfill. Details 
of the piling methods, along with a risk assessment to establish whether the 
piling method would result in leachate migration, are required. Further, a 
ground and surface water monitoring plan is required, as stated in the 
approved Remediation Method Statement.  This can be secured via a 
condition. 

11. CONCLUSION 

11.1. Having regards to the matters discussed in the report, officers would make 
members aware that the starting point for the determination of this application 
is in accordance with Section 38 (6) of the Planning and Compulsory 
Purchase Act 2004 which makes clear that proposals should be assessed in 
accordance with the development plan unless material considerations indicate 
otherwise. 

11.2. The NPPF recognises the need to take decisions in accordance with Section 
38(6) but also makes clear that it is a material consideration in the 
determination of any planning application.  The main aim of the NPPF is to 
deliver Sustainable Development, with Paragraph 11 the key principle for 
achieving this aim.  The NPPF also goes on to state that development plan 
policies should be given due weight depending on their consistency with the 
aims and objectives of the Framework.  The relevant development plan 
policies are considered to be consistent with the NPPF despite being adopted 
prior to the publication of the framework. 

Compliance with Development Plan Policies 

11.3. Therefore in conclusion it would be necessary to consider the degree to which 
the proposal complies with the policies of the development plan as a whole 
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and whether there are any material considerations, such as the NPPF, which 
are inconsistent with those policies. 

11.4. In summary, the principle of development has been established by the outline 
permission however the development would make an efficient use of a site 
which has been allocated for housing as part of the Council’s five year 
housing supply and therefore deliver much needed affordable and market 
housing to contribute towards Oxford’s housing need. The development would 
help establish a balanced and mixed community. The application has 
demonstrated that it would not have an adverse impact in highway safety 
terms. The development would provide an appropriate mix of units, and has 
been designed to a high standard which would help integrate the development 
with the existing Barton Village and the more contemporary elements of 
Barton Park.  The landscaping is considered acceptable. It would be of a 
suitable scale and appearance for the site and its setting without having an 
adverse impact upon the adjacent neighbouring areas, would be energy 
efficient, and would not have a significant impact upon trees, flood risk, 
drainage, air quality, land contamination, or noise impact and any such impact 
relating to these matters could be successfully mitigated through measures 
secured by condition.  The proposal would accord with the overall aims of the 
National Planning Policy Framework and relevant policies of the Oxford Core 
Strategy 2026, Oxford Local Plan 2001-2016, and Sites and Housing Plan 
2011-2026 as well as regard held to emerging policies contained within the 
Oxford Local Plan 2036. 

11.5. Therefore officers consider that the proposal would accord with the 
development plan as a whole and it is recommended that the Committee 
resolve to grant permission for the reserved matters application submitted 
under condition 3 of outline planning permission 13/01383/OUT. 

12. CONDITIONS 

1 The development referred to shall be constructed strictly in complete 
accordance with the specifications in the application and the submitted plans. 

  
 Reason: To avoid doubt as no objection is raised only in respect of the 

deemed consent application as submitted and to ensure an acceptable 
development as indicated on the submitted drawings. 

 
 2 Notwithstanding the submitted plans, details of the proposed means of 

enclosure for all boundaries within this phase shall be submitted to and 
approved in writing by the Local Planning Authority prior to the 
commencement of development above ground.  The means of enclosure shall 
be provided in accordance with these approved details before the 
development hereby permitted is first occupied. 

  
 Reason: In the interests of visual and residential amenity in accordance with 

policies CP1 and CP9 of the Oxford Local Plan 2001-2016. 
 
 3 Details of the refuse storage shall be submitted to and approved in writing by 

the Local Planning Authority prior to the commencement of development 
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above ground.  The refuse storage shall be installed prior to first occupation of 
the development and thereafter retained as agreed.  

  
 Reason: In the interests of residential amenity in accordance with policy CP1 

and CP9 of the Oxford Local Plan 2001-2016 
 
 4 Prior to occupation of the development hereby permitted, a verification report 

shall be submitted to and approved in writing by the Local Planning Authority. 
The verification report shall detail that the remediation measures undertaken 
were done so in accordance with the approved Remediation Method 
Statement (RMS) (report ref: 11501549/06 Rev. 5.4 dated July 2015) 
submitted as part of the outline planning application (13/01383/OUT). The 
requirements for the verification report are set out in the approved RMS. 

  
 Reason - To ensure that any ground and water contamination has been 

adequately addressed to ensure the safety of the development, the 
environment, and to ensure the site is suitable for the proposed use in 
accordance with policy CP22 of the Oxford Local Plan 

 
 5 Notwithstanding the submitted details, prior to commencement of the 

proposed development, a piling methods statement and risk assessment 
addressing the potential for leachate migration, as well as a ground water and 
surface water monitoring scheme shall be submitted to and approved by the 
Local Planning Authority. The ground water monitoring scheme shall detail an 
alternative off-site location between the landfill site boundary and Bayswater 
Brook and should include ammoniacal nitrogen and chloride to be tested as 
well as indicators of landfill leachate.  Results of the ground and surface water 
monitoring scheme shall be included in the verification report required by 
Condition 4.  The development shall be carried out in accordance with the 
approved details prior to occupation. 

  
 Reason - To ensure that any contamination resulting from the piling activities 

is identified and adequately addressed to ensure the safety of the 
development, the environment, and to ensure the site is suitable for the 
proposed use in accordance with policy CP22 of the Oxford Local Plan 

 
 6 A watching brief for the identification of unexpected contamination shall 

commence and be undertaken throughout the course of the development by a 
suitably competent person. If unexpected contamination is found to be 
present on the site, an appropriate specialist company and Oxford City 
Council shall be informed and an investigation undertaken to determine the 
nature and extent of the contamination and any need for remediation. Details 
of the watching brief shall be submitted to and approved by the Local Planning 
Authority prior to occupation of the development 

  
 Reason - To ensure that any unexpected contamination is identified and 

appropriately addressed to ensure the safety of the development, the 
environment, and to ensure the site is suitable for the proposed use in 
accordance with Oxford Local Plan Policy CP22  
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7 The detailed design specification for the tree planting pits within the landscape 
scheme shall be submitted to and approved in writing by the local planning 
authority before development commences above ground.  The details shall 
include the technical measures that will be put in place to ensure that the 
underground rooting environment is adequate to support the growth of trees to 
maturity and to ensure that hard surfaces are not damaged as the trees grow; 
along with tree support and irrigation details.  The approved details shall be 
implemented on site and remain in place in perpetuity 

 
Reason: In the interests of the safety and wellbeing of proposed trees on the 
application site in accordance with policies CP1, CP11, and NE16 of the 
Oxford Local Plan 2001-2016 

 
8 Notwithstanding the submitted details, prior to development above ground, a 

scheme of ecological enhancements shall be submitted to and approved by 
the Local Planning Authority to ensure an overall and net gain in biodiversity 
will be achieved. Details shall be provided of all artificial roost features, 
including bird and bat boxes and a minimum of 20 dedicated swift boxes as 
well as details regarding faunal enhancements.   The approved scheme shall 
be carried out in accordance with the approved details prior to first occupation.   

 
Reason: To comply with the requirements of the National Planning Policy 
Framework, the Conservation of Habitats and Species Regulations 2017, 
Wildlife and Countryside Act 1981 (as amended) and Policy CS12 of the 
Oxford Core Strategy 2026. 

 
 

13. APPENDICES 

 Appendix 1 – Site location plan 

 Appendix 2 – Decision notice for the outline planning permission 
13/01861/OUT 

 

14. HUMAN RIGHTS ACT 1998 

14.1. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to [approve/refuse] this application. They consider 
that the interference with the human rights of the applicant under Article 8/Article 
1 of Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

15.1. Officers have considered, with due regard, the likely effect of the proposal on 
the need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998. In 
reaching a recommendation to [grant/refuse] planning permission, officers 
consider that the proposal will not undermine crime prevention or the promotion 
of community. 
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