
 
 

WEST AREA PLANNING COMMITTEE 12 November 2019 

 

Application number: 19/02685/RES 

  

Decision due by 12 December 2019 

  

Extension of time Not required 

  

Proposal Details of reserved matters (landscaping) for the removal 
of 58 trees and the planting of 132 replacement trees 
along Home Close boundary pursuant to outline 
permission 13/01861/OUT. 

  

Site address Wolvercote Paper Mill , Mill Road, Wolvercote – see 

Appendix 1 for site plan 
  

Ward Wolvercote Ward 

  

Case officer Nadia Robinson 

 

Agent:  Mr Jonathan Hill Applicant:  Ms Vikki Roe 

 

Reason at Committee: The application constitutes a significant amendment to 
the approved landscape proposals subsequent to the 
grant of planning permission (18/00966/RES) 

 

 

1. RECOMMENDATION 

1.1. West Area Planning Committee is recommended to: 

1.1.1. approve the application for the reasons given in the report and subject to the 
required planning conditions set out in section 12 of this report and grant 
planning permission; and 

1.1.2. agree to delegate authority to the Head of Planning Services to: 

 consider and deal with any new material planning considerations that may 
be raised through public consultation up to 18 November 2019 including 
deciding whether it is necessary to refer the application back to the 
committee prior to issuing the permission; 

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

 issue the planning permission. 

 

43

Agenda Item 4



 
 

2. EXECUTIVE SUMMARY 

2.1. This report considers a reserved matters application for the landscaping of a 
small area of the Wolvercote Paper Mill site. This follows the grant of outline 
consent, reference 13/01861/OUT and the approval of reserved matters 
application 18/00966/RES. If this application is approved, it is anticipated that 
the applicant would implement it, rather than the landscaping approved under 
18/00966/RES within the red line of this application.  

2.2. The red line of the application relates to the strip of land along the boundary 
with Home Close properties within which lie a number of mature trees. 

2.3. The reason for the application is the discovery during groundworks along this 
boundary of asbestos fibres sufficient to present a potential human health risk. 
It is necessary to remove the existing trees in order to remediate the land and 
therefore a replacement tree planting scheme is proposed. 

2.4. Officers consider the measures to be necessary and the replacement tree 
planting scheme to be appropriate in providing screening, visual amenity and 
supporting biodiversity through native planting. Officers are therefore 
recommending approval. 

3. LEGAL AGREEMENT 

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

3.2. The Section 106 legal agreement for the outline consent 13/01861/OUT 
remains in force and would apply to the development under consideration, 
should permission be granted. No new legal agreement is needed in relation 
to this reserved matters application. 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. This application is not subject to CIL. CIL is payable on the already consented 
reserved matters application 18/00966/RES. 

5. SITE AND SURROUNDINGS 

5.1. The wider Wolvercote Paper Mill development site is located within lower 
Wolvercote between the residential properties of Home Close to the east and 
Wolvercote Mill Stream to the west. It is bounded to the north by the A34 and 
Mill Road to the south, from where it is accessed.  

5.2. The application site is a small part of the overall development site, being a 
narrow strip of land that runs along the site’s eastern boundary, backing onto 
Home Close properties. On the plans approved via reserved matters 
application 18/00966/RES, this area is designed as service access lane 
between the gardens of proposed dwellings and the gardens of the Home 
Close properties in order to allow for the management of the tree belt within it. 

5.3. A Thames Water main until recently ran along the narrow strip of the 
application site. This has since been relocated as part of the wider 
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development. The water main remains in situ alongside the approved 
apartment block closest to the eastern boundary, apartment block D, but it no 
longer runs within the service access lane.  

5.4. The wider site was formerly home to a paper mill with large-scale industrial 
buildings located in its southern part. Most of the buildings associated with the 
mill have been demolished although areas of hardstanding remain, as well as 
some smaller buildings, including an office building on Mill Road. 

5.5. The development consented under outline permission 13/01861/OUT with 
reserved matters approval reference 18/00966/RES has commenced. 

5.6. The Wolvercote with Godstow Conservation Area lies to the south of the site. 
There are a number of Grade II listed buildings close to the site: 1-7 and 11 
Mill Road, the White Hart Public House and the Red Lion Public House (now 
operating as Jacob’s Inn). 

5.7. The site lies to the east of Pixey Mead which is a Site of Special Scientific 
Interest (SSSI) that forms part of the internationally protected Oxford 
Meadows Special Area of Conservation (SAC).  

5.8. See block plan below: 

 
© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 

 

6. PROPOSAL 

6.1. This reserved matters application is for landscape proposals along the 
Wolvercote Paper Mill site’s eastern boundary, where it meets the boundaries 
of Home Close properties.  
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6.2. The application follows the grant of outline consent, reference 13/01861/OUT 
and the approval of reserved matters application 18/00966/RES. The reserved 
matters application 18/00966/RES proposed the retention of the existing trees 
and vegetation along the eastern boundary, close to the rear boundaries of 
Home Close properties. This tree belt was proposed to be maintained via a 
service access lane to separate the tree belt from the private gardens of the 
“Meadow Way” properties within the development site. There was to be 
access at either end only for maintenance by the management company.  

6.3. Subsequent to the approval of reserved matters, groundworks revealed the 
presence of asbestos in the area and the solution to remediate this land 
contamination has led to the applicant revising the landscape proposals. The 
applicant is now proposing to remove the existing 58 trees and plant 132 
native trees by way of replacement. There would be no change to the 
approved service access lane or the maintenance arrangements.  

6.4. A “Woodland Management Strategy” was submitted with the outline 
application 13/01861/OUT and referred to in condition 6 of the outline 
permission. The proposal to remove the Home Close boundary trees is not in 
accordance with this Strategy because it designates these trees as “retained 
trees”. Part a) of condition 6 of the outline permission allows for retained trees 
to be removed with the written approval of the local planning authority. Part b) 
of condition 6 states that if any retained tree is removed, another tree shall be 
planted at the same place and that tree shall be of such size and species, and 
shall be planted at such time, as may be specified in writing by the local 
planning authority. The proposed regular planting of trees to form a belt within 
the area of the service access lane along the Home Close boundary would 
constitute planting trees in the same place as those removed. 

6.5. No variation to condition 6 (or any other condition) of the outline permission is 
therefore necessary to permit the new tree planting proposals. However, the 
proposals do differ from the approved planting plans in the reserved matters 
application 18/00966/RES and so permission is sought for the change via a 
new reserved matters application for landscaping only. This approach accords 
with condition 6 of the outline consent since the approval of this application 
would constitute written approval of the local planning authority. 

7. RELEVANT PLANNING HISTORY 

7.1. The table below sets out the relevant planning history for the application site: 

 
13/01861/OUT - Outline application (seeking means of access) for up to 190 residential 
units, employment space, community facilities, public open space and ancillary services 
and facilities.(Amended plans)(Additional information). Approved 21st September 2017. 
 
18/00966/RES - Reserved matters of outline planning permission 13/01861/OUT 
seeking permission for the appearance, landscaping, layout and scale of 190 residential 
units, employment space, community facilities, public open space and facilities. 
(Amended plans and additional information). Approved 25th September 2018. 
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13/01861/CND3 - Details submitted in compliance with conditions 5 (Design Code), 12 
(Landscape and Open Space Strategy), 15 (Construction Traffic and Environmental 
Management Plan), 16 (Scheme for noise mitigation), 18 (Secured by Design), 21 
(Travel Plan), 26 (Flood Risk Assessment), 27 (Contaminated land remediation 
strategy), 30 (Foul Water Drainage Strategy), 31 (Surface Water Drainage Strategy), 35 
(Landscape and Ecological Management Plan), 36 (Archaeology (partial discharge)), 37 
(Natural Resource Impact Assessment), 38 (Electric Vehicle Charging Points Scheme) 
of planning permission 13/01861/OUT. Split decision 25th September 2018. 

 

 
 

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 

Other 

planning 

documents 

Emerging 

Local Plan 

2036 

Wolver-

cote 

Neighbour

-hood 

Plan 

 

Design Paragraphs 
117-132 

CP1  
Development 
Proposals 
CP8 
Designing 
Development 
to Relate to its 
Context 
 

  National 
Design 
Guide 

DH1  
 
 

  

Conservation

/ Heritage 

Paragraphs 
184-202 

HE3 
Listed 
Buildings and 
their setting 
HE7 
Conservation 
Areas 
 

   DH3 
 

  

Natural 

environment 

Paragraphs 
170-177 

CP11 
Landscape 
Design 
NE15 
Loss of Trees 
and 
Hedgerows 
NE16 
Protected 
trees 
 

CS12 
Biodiversity 
CS18 
Urban 
design, 
townscape, 
character, 
historic 
environ-
ment 
 

  G2 
G8 
G9 

GBS5 
GBS6 

Social and 

community 

Paragraphs 
91-101 

 CS19 
Community 
safety 
 

HP14 
Privacy 
and 
daylight 

  
 

  

Environ-

mental 

Paragraphs 
148-165, 
178-183 

CP22 
Contaminated 
Land 
NE14 
Water and 
Sewerage 
Infrastructure 
 

CS11 
Flooding 
 

  RE9 
 

BES7 
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Topic National 

Planning 

Policy 

Framework 

Local Plan Core 

Strategy 

Sites 

and 

Housing 

Plan 

Other 

planning 

documents 

Emerging 

Local Plan 

2036 

Wolver-

cote 

Neighbour

-hood 

Plan 

 

Miscel-

laneous 

Paragraphs  
7-14, 38-46, 
54-56 

  MP1  S1 
S2 

 

 
8.2. Paragraph 48 of the NPPF states that local planning authorities may give 

weight to relevant policies in emerging plans according to: 

a) the stage of preparation of the emerging plan (the more advanced its 
preparation, the greater the weight that may be given); 

b) the extent to which there are unresolved objections to relevant policies 
(the less significant the unresolved objections, the greater the weight 
that may be given); and 

c) the degree of consistency of the relevant policies in the emerging plan 
to this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given). 

8.3. The emerging local plan (the Local Plan 2036) is in Proposed Submission 
Draft format pending the Inspectors’ independent examination into its 
soundness. It is therefore at examination stage. Weight can be given to the 
emerging policies; the level of weight is guided by the stage of the plan in the 
plan-making process and the objections made to relevant policies. Objections 
have been made to a number of policies and the Inspector has issued a 
number of questions to the City Council. Very limited weight is therefore 
attributed to these emerging policies. 

8.4. The Wolvercote Neighbourhood Plan is also at examination stage, having 
received the Examiner’s Report. Its boundary takes in the whole of the Oxford 
North outline application site. It has reached an advanced stage and therefore 
reasonable weight should be attached in particular to the spatial policies that, 
if the plan is made, will form part of the Development Plan. The plan will 
however only come into force (if approved) after a decision taken at the 
Referendum. 

8.5. Accordingly, the policies in the emerging Local Plan 2036 and the Wolvercote 
Neighbourhood Plan are given limited but reasonable weight. The relevant 
policies are referred to where appropriate in section 10 of this report. 

8.6. In addition to the policies and documents above, National Planning Practice 
Guidance (NPPG) is also a material planning consideration. 

9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 18 October 2019 
and an advertisement was published in The Oxford Times newspaper on 24 
October 2019. 
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9.2. The closing date for public comments is 18 November 2019, which is after the 
publication of this committee report and after the committee date. Officers will 
therefore provide a verbal update to committee of any consultation responses 
received after the publication of the report, and the officer recommendation 
set out in paragraph 1.1.2 makes allowance for any new material 
considerations being raised through the public consultation after a committee 
resolution. Members should be aware that in the event that further comments 
are made which are considered to raise new material considerations then 
officers may need to bring this application back to committee to be re-
considered. 

Statutory consultees 

Oxfordshire County Council (drainage) 

9.3. No concerns from the works affecting the proposed drainage strategy for the 
[wider Wolvercote Paper Mill] site. 

Public representations 

9.4. None received 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

a) Principle of development 

b) Land quality 

c) Trees and landscaping 

d) Impact on neighbouring amenity 

e) Drainage and flooding 

a. Principle of development 

10.2. The principle of development has been established through the granting of 
outline planning consent, reference 13/01861/OUT.  

10.3. The outline application was accompanied by an Environmental Statement 
because the development was classed as Environmental Impact Assessment 
(EIA) development. This reserved matters application has been prepared 
within the parameters of the Environmental Statement; an EIA statement of 
conformity is included in this application. Officers would concur with the 
conclusion of this statement: 

Ultimately the landscaping strategy remains the same, with the tree line 
to be retained and managed in that location, although there is a need to 
amend the strategy in the interim for pressing remediation needs. That 
is to say that the proposed development will not result in potential 
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effects on the environment in excess of those already assessed, 
including Ecology and Townscape considerations. 

 
10.4. The principle of development is therefore acceptable. 

b. Land quality 

10.5. Oxford Local Plan 2001-2016 policy CP22 (Contaminated Land) states that, 
where necessary, the City Council will require prospective developers to 
submit details of an investigation of the site and any remedial measures that 
need to be carried out. The City Council will, where necessary, require the 
developer to carry out remedial measures and to verify that the approved 
measures have been carried out. Emerging policy RE9, to which limited 
weight can be afforded, requires investigations to assess the nature and 
extent of contamination of land and appropriate mitigation. 

10.6. The outline consent for the site has three conditions relating to land 
contamination. Condition 29 requires the developer to maintain a watching 
brief for unexpected contamination.  

10.7. In March 2019 during groundworks along the eastern boundary, asbestos-
containing materials were encountered by the developers. Samples of soil 
taken confirmed the presence of low concentrations of asbestos fibres 
between 0.2m and 0.4m depth. This reflects identification of asbestos fibres 
across many parts of the larger development site so was not considered 
unusual.  However the levels of asbestos present were sufficient to present a 
potential human health risk so a remedial approach was deemed necessary. 

10.8. Following a site meeting in March with the Council’s land quality officer, 
various remedial options were explored. These are detailed within the 
submitted letter from the applicant’s consultants RSK on the subject of 
“Clarification of Approved Remedial Measures”. The most favourable option 
was determined as being the bulk removal of impacted soils and disposal off-
site followed by placement of a clean cover system without raising site levels. 
This option however would require the existing tree belt to be removed due to 
the fact that if left in place, disturbance of tree roots and placement of a clean 
cover system would excessively compromise tree health and present a 
potentially significant risk of tree mortality and trees falling.  

10.9. Officers are satisfied with the proposed remediation approach to the eastern 
tree belt landscaping plan. Accordingly, officers consider the justification for 
the removal of the trees to be sound and the approach to dealing with the 
unexpected contamination to be compliant with policy CP22 of the Oxford 
Local Plan. 

10.10. No additional conditions are recommended in relation to land quality because 
the outline consent conditions are sufficient. 

c. Trees and landscaping 
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10.11. Oxford Local Plan 2001-2016 policy NE15 prevents the removal of trees, 
hedgerows and other valuable landscape features that would have a 
significant adverse impact upon public amenity or ecological interest. It also 
requires soft landscaping, including tree planting, to be undertaken whenever 
appropriate. Landscaping schemes should take account of local landscape 
character and should include the planting of indigenous species where 
appropriate. Where necessary, the City Council will seek long-term 
management plans, which will be secured through planning conditions or a 
planning obligation. Oxford Local Plan 2001-2016 policy CP11 sets out the 
Council’s requirements for landscape design and maintenance and requires 
protection of existing trees. Emerging policy G9, to which limited weight can 
be afforded, requires proposals to demonstrate how green infrastructure 
features have been incorporated within the design of the new development 
where appropriate. This applies to protected and unprotected green 
infrastructure features, such as hedgerows, trees and small public green 
spaces. 

10.12. It was noted in the consideration of reserved matters application 
18/00966/RES that the rationale for retaining the tree belt along the eastern 
boundary was to provide enclosure and visual screening for the rear garden 
boundaries of properties in Home Close. Seen from aerial or tangential photos 
views the tree line appears solid, but seen perpendicular to the boundary from 
ground level the feature can be seen to possess poor aesthetic value; its 
functional value is variable due to gaps below the canopy. The existing trees 
comprise an odd mix of alternating topped evergreen Leyland cypress and 
pollarded deciduous London plane. The landscape plan proposed a 
management strategy to retain and maintain the tree belt and to in-fill new tree 
planting to reinforce and renew it over time.  

10.13. The application seeks to remove 58 trees identified as “retained trees” in the 
Woodland Management Strategy submitted with application 13/01861/OUT. 
The application includes details of replacement planting proposals for mainly 
semi-mature trees, all native species. This selection follows discussions with 
the Council’s tree officer prior to submission of the application. The Planting 
Schedule (Ref:00272.200A) consists of 132 replacement trees along the 
Home Close boundary. The replacement scheme provides significantly more 
species diversity and structural variation in terms of crown form and heights. 
All of the species selected are native to the British Isles as compared with the 
planes and cypresses that they replace which are both non-native. The 
planting design should achieve a closed canopy within five years and the 
species selections will offer seasonal interest, good screening and support 
biodiversity.  

10.14. The proposals would accord with condition 6 of outline consent 13/01861/OUT 
and with local plan policies CP11 and NE15 and are acceptable in relation to 
trees and landscaping. 

d. Impact on neighbouring amenity 

10.15. Policy HP14 of the Sites and Housing Plan states that development should 
provide reasonable privacy and daylight for the occupants of both existing and 
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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. With respect to contaminated 
land, policy CP22 of the Oxford Local Plan 2001-2016 requires the City 
Council to be satisfied that there will be no threat to the health of future users 
or occupiers of the site or neighbouring land. 

10.16. The existing tree belt screens views to the west from properties on the west 
side of Home Close. It would therefore screen views of the new development 
under construction at Wolvercote Paper Mill. To give an indication of the 
height of trees at the point of planting, and their height after five, 10 and 20 
years, the following indicative summary of the proposed planting scheme has 
been compiled: 

Quantity 
Common 

Name 
Type 

Height at 

planting 

Height 

(m) after 

5 years 

(approx) 

Height 

(m) after 

10 years 

(approx) 

Height 

(m) after 

20 years 

(approx) 

12 Field maple 

Small-Medium 
sized native 
deciduous 
broadleaf 

4-4.5m 6 8-10 12 

9 Alder 

Medium sized 
native 
deciduous 
broadleaf 

4-4.5m 8 12-15 15-18 

10 Alder 

Medium sized 
native 
deciduous 
broadleaf 

4-4.5m 8 12-15 15-18 

11 Silver birch 

Medium sized 
native 
deciduous 
broadleaf 

4-4.5m 8 12-15 15-18 

10 Silver birch 

Medium sized 
native 
deciduous 
broadleaf 

4-4.5m 8 12-15 15-18 

36 Hazel 

Deciduous 
native 
broadleaf 
shrub/small 
tree 

1.5- 
1.75m 

4 6 8 

15 Holly 

Evergreen 
native 
broadleaf 
medium sized 
tree 

0.6m 3 6 10 

6 Scots pine 
Medium-large 
native pine 

3-3.5m 5 8 15 

5 Scots pine 
Medium-large 
native pine 

3-3.5m 5 8 15 
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18 
Guelder-
rose 

Native 
deciduous 
flowering shrub 

1.5-1.75m 3 3 3 

10.17. Officers note that there would inevitably be a relatively short period after 
planting when the visual screening is reduced. The length of Home Close 
gardens and the boundary fencing mean that this will not cause harm to 
residential privacy or amenity. This must be weighed against the removal of 
the threat to human health of the asbestos to on-site and off-site residents. In 
time, the improved quality of the tree belt will provide a better buffer between 
the existing residents and the dwellings under construction. 

10.18. The proposals, on balance, would safeguard neighbouring residential amenity 
and would therefore comply with policy HP14 of the Sites and Housing Plan, 
CP10 and CP22 of the Oxford Local Plan 2001-2016. 

e. Drainage and flooding 

10.19. Paragraph 163 of the NPPF states that when determining planning 
applications, local planning authorities should ensure that flood risk is not 
increased elsewhere, 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. 

10.20. No change in the drainage strategy for the wider Wolvercote Paper Mill site is 
proposed with this application. However, officers understand that there have 
been concerns raised by local residents in relation to flood risk from the 
drainage along the eastern boundary of the Wolvercote Paper Mill site 
affecting Home Close properties.  

10.21. The applicant has submitted a letter from their flood risk consultants, Glanville, 
which explains that there is a now unused culvert in the eastern part of the site 
which historically drained eastwards into Wolvercote Lakes. Under the surface 
water drainage strategy for the wider Wolvercote Paper Mill site as approved 
under reference 18/00966/RES, surface water flows from the site will not enter 
this culvert. They will be directed westwards to the Wolvercote Mill Stream. 

10.22. The letter also explains the reasons why the tree removals and the proposed 
replanting will not result in an increase in the risk of flooding to existing 
properties on Home Close or future properties within the site. 

10.23. Officers would agree that, as set out in the Glanville letter, the proposals in 
this reserved matters application will not result in any increased flood risk to 
Home Close properties. Oxfordshire County Council as Lead Local Flooding 
Authority concurs. As such this application would comply with the NPPF and 
policy CS11 in respect of flooding. 

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 
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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 (paragraph 2). 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 NPPF. 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 is necessary to consider the degree to which the 
proposal complies with the policies of the development plan as a whole and 
whether there are any material considerations, such as the NPPF, which is 
inconsistent with the result of the application of the development plan as a 
whole. 

11.4. The application has demonstrated robustly the need to remove the existing 
trees and the replacement tree planting scheme to be appropriate in providing 
screening, visual amenity and supporting biodiversity through native planting.  

11.5. As noted in section 10 of this report, the application is consistent, subject to 
conditions, with local and national planning policy. Therefore officers consider 
that the proposal would accord with the development plan as a whole. 

Material considerations 

11.6. The principal material considerations which arise are addressed below, and 
follow the analysis set out in earlier sections of this report. 

11.7. National Planning Policy: The NPPF has a presumption in favour of 
sustainable development. NPPF paragraph 11 states that proposals that 
accord with the development plan should be approved without delay, or where 
the development plan is absent, silent, or relevant plans are out of date, 
granting permission unless any adverse impacts would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the 
Framework taken as a whole; or specific policies in the framework indicate 
development should be restricted. 

11.8. Officers consider that the proposal would accord with the overall aims and 
objectives of the NPPF for the reasons set out within the report. Therefore in 
such circumstances, Paragraph 11 is clear that planning permission should be 
approved without delay. This is a significant material consideration in favour of 
the proposal. 
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11.9. Officers would advise members that having considered the application 
carefully including all representations made with respect to the application, 
that the proposal is considered to be acceptable in terms of the aims and 
objectives of the National Planning Policy Framework, and relevant policies of 
the Sites and Housing Plan 2011-2026, Oxford Core Strategy 2026, and 
Oxford Local Plan 2001-2016, when considered as a whole, and that there are 
no material considerations that would outweigh these policies. 

11.10. Therefore it is recommended that the Committee resolve to grant planning 
permission for the development proposed subject to the conditions set out in 
section 12 of this report. 

12. CONDITIONS 

1. The development permitted shall be carried out in complete accordance with 
the specifications in the application and approved plans listed below, unless 
otherwise agreed in writing by the local planning authority. 

 
Reason: To avoid doubt and to ensure an acceptable development as 
indicated on the submitted drawings in accordance with policy CP1 of the 
Oxford Local Plan 2001-2016. 
 

2. The landscaping proposals hereby approved shall be carried out in the first 
planting season following substantial completion of the development if this is 
after 1st April. Otherwise the planting shall be completed by the 1st April of 
the year in which building development is substantially completed. All planting 
which fails to be established within three years shall be replaced with the 
same species and stock unless otherwise agreed in writing by the local 
planning authority. 

 
Reason: In the interests of visual amenity in accordance with policies CP1 and 
CP11 of the Adopted Local Plan 2001-2016. 

 
3. The development shall be carried out in strict accordance with the approved 

methods of working and tree protection measures contained within the 
planning application details unless otherwise agreed in writing by the Local 
Planning Authority (LPA). The approved measures shall be in place before the 
start of any work on site and shall be retained for the duration of construction 
unless otherwise agreed in writing by the LPA. Prior to the commencement of 
any works on site the LPA shall be informed in writing when the approved 
measures are in place in order to allow Officers to make an inspection. No 
works or other activities including storage of materials shall take place within 
Construction Exclusion Zones unless otherwise agreed in writing by the LPA. 
 
Reason: To protect retained trees during construction in accordance with 
policies CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016. 

 

13. APPENDICES 

 Appendix 1 – Site location plan 
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14. HUMAN RIGHTS ACT 1998 

14.1. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to approve 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 planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community. 
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