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Oxford City Planning Committee 25th June 2024 

Application number: 23/01950/FUL 

Decision due by 29th December 2023 

Extension of time 3rd July 2024 

Proposal Demolition of the existing building and construction of a 
new warehouse with ancillary office area. 

Site address County Trading Estate, Transport Way, Oxford, 
Oxfordshire – see Appendix 1 for site plan 

Ward Blackbird Leys Ward 

Case officer Tobias Fett 

Agent:  Mr Ade Oshodi Applicant:  Mr Jonathon Minoli 

Reason at Committee The proposal is major development. 

1. RECOMMENDATION

1.1.   Oxford City 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; 

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

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

2. EXECUTIVE SUMMARY

2.1. This report considers a full planning application for the demolition of the existing 
building and its replacement with a purpose build warehouse facility with adjacent 
office and display spaces with associated access, parking, landscaping and 
ancillary development.  

2.2. The development would accord with the aims and objectives of the National 
Planning Policy Framework (NPPF) and to promote an efficient use of land to 
provide employment space.  
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2.3. The proposal is a departure to the existing Oxford Local Plan 2036 due to the 
extension and increase of existing B8 storage uses that would not directly 
support a category 1 employment site. The proposal would therefore be in 
principle contrary to OLP 2036 policy E1 and has been advertised as a 
departure. 

2.4. The application site would however be part of a long standing local business and 
is vital in their running and expansion to ensure they stay competitive in the 
market place and to safeguard employment and longevity.   Officers therefore 
support this as a departure from the local plan and overall is in line with and 
within the spirit of the plans core objectives.  

2.5. The proposal is found to be acceptable in all other matters, would be acceptable 
in terms of design, archaeology, neighbouring amenity, surrounding transport 
network, trees (and provide enhanced landscaping), air quality, biodiversity (and 
provide over 5% biodiversity net gain), flooding and drainage, land quality and 
energy.  

2.6. The proposal would constitute sustainable development on balance and given 
the above reasons is recommended for approval. 

3. LEGAL AGREEMENT 

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

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. The proposal is liable for CIL at an amount of £86,110.00. 

5. SITE AND SURROUNDINGS 

5.1. The site lies to the southeast of Transport Way which leads to a private access 
road to Unipart off the Watlington Road, to the south east of the city centre. The 
site also lies to the east of Blackbird Leys and to the south of the BMW Mini Plant 
and is surrounded by a mixture of office, storage and distribution, research and 
development and other commercial units. 

5.2. The site is already used by Minoli which also has further related sites across the 
road to the north of the application site. 

5.3. The building itself is a concrete structure with flat roofs, the majority of which is 
single storey, but with ribbon windowed upper floor control tower and office 
areas. A small, streel framed canopy sits over the entrance. The full extent of the 
site is defined by perimeter palisade fencing in galvanized steel. 

5.4. Large areas of agricultural land lies further east beyond the private access road 
to Unipart which falls within South Oxfordshire District Council. This land forms 
part of an allocation for 68 hectares of land for residential and ancillary uses 
(allocation STRAT 12). 

5.5. To the immediate south of the site is a former gas holder, which has received 
planning permission under reference 22/00949/FUL and is now completed for its 
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redevelopment for the erection of a commercial building (use classes E(g)(ii), 
E(g)(iii) and B2 applied flexibly) with associated access, parking, landscaping 
and ancillary development. 

5.6. See block plan of the application site below: 

 
© Crown Copyright and database right 2020. 
Ordnance Survey 100019348 

 
6. PROPOSAL 

6.1. The application proposes to demolish the existing dated industrial warehouse 
building which is in Use Class B8 use, to enable a redevelopment of the site with 
a new purpose built facility. 

6.2. The proposal is to make better use of the site by replacing the existing building 
with an optimally sized warehouse unit (use class B8) and loading area, sufficient 
manoeuvring space for delivery vehicles, and ancillary office/showroom space 
with a rooftop area for external product display. 

6.3. The facility would replace 812 sqm of internal floor space area with 1359 sqm of 
internal floor area. This would be an increase of 547 sqm of usable internal floor 
space. The development would create an external floor area of 1558 sqm internal 
area on a footprint of 1,148 sqm and would be split as shown in the following 
chart: 
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6.4. The proposal would be comprised of one main building section (warehouse) 
which would sit to the centre/rear of the site. The building would measure 
approximately 20 metres wide (30 metres with a projecting canopy) measuring 
east to west and 57 metres deep measuring north to south. 

6.5. To the front (north) of the building, the four-storey office section, would be 11.9 
metres wide, as seen from the north facing street frontage and have a depth of 
10 metres. The entrance would be at the side, from within the site itself. 

6.6. The height of the warehouse section would be 12.45 metres and the tallest 
section would be the roof access on the north facing office section at 13.9 metres 
with the lower accessible roof at 11.7 metres. 

6.7. There would be 10no. parking spaces (two marked as disabled) with landscaping 
and a landscaped amenity area to the side/east of the site. 

6.8. To the centre of the site would be a loading bay, covered with a canopy, which 
would be 20 metres in length (north to south) and 9 metres in depth (east to 
west), and would be open to enable up two three loading bays. The height of the 
canopy would be 7.5 metres. 

7. RELEVANT PLANNING HISTORY 

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

 
59/01249/M_H - Land off Watlington Road  - Construction of an estate road 24 
feet in width with 12 feet verges and vision splays. Approved 31st December 
1959. 
 

 
8. RELEVANT PLANNING POLICY 

8.1. The following policies are relevant to the application: 

Topic National 
Planning Policy 
Framework 

Local Plan Other planning 
documents 

Design 117-123, 124-132 DH1 - High quality 
design and 
placemaking 
DH2 - Views and 
building heights 
DH7 - External 
servicing features 
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and stores 

Commercial 170-183 E1 - Employment 
sites - intensify of 
uses 

 

Natural 
environment 

91-101 G1 - Protection of 
Green/Blue 
Infrastructure 
G2 - Protection of 
biodiversity geo-
diversity 
G7 - Protection of 
existing Green 
Infrastructure 
G8 - New and 
enhanced Green 
and Blue  
Infrastructure 

 

Transport 117-123 M1 - Prioritising 
walking,cycling and 
public transport 
M2 - Assessing and 
managing 
development 
M3 - Motor vehicle 
parking 
M4 - Provision of 
electric charging 
points 
M5 - Bicycle 
Parking 

Parking 
Standards SPD 

Environment
al 

117-121, 148-
165, 170-183 

RE1 - Sustainable 
design and 
construction 
RE2 - Efficient use 
of Land 
RE3 - Flood risk 
management 
RE4 - Sustainable 
and foul drainage, 
surface 
RE5 - Health, 
wellbeing, and 
Health Impact 
Assessment 
RE6 - Air Quality 
RE7 - Managing the 
impact of 
development 
RE8 - Noise and 
vibration 
RE9 - Land Quality 

Energy Statement 
TAN 

Miscellaneo
us 

7-12 S1 - Sustainable 
development 

External Wall 
Insulation TAN, 

 
9. CONSULTATION RESPONSES 

15



6 
 

9.1. Site notices were displayed around the application site on 10th October 2023 and 
an advertisement was published in The Oxford Times newspaper on 12th 
October 2023. 

9.2. A further consultation to advertise the proposal as a departure from the Local 
Plan was posted near the application site on the 26th April 2024 and published in 
The Oxford Times newspaper on the 25th April 2024. 

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

9.3. This consultee raised no objection. They have considered traffic generation, 
cycle and car parking as well as access arrangement and impact of the 
construction phase. Highways officer considered that the proposal can be 
mitigated by conditions and requested to impose conditions to agree a 
construction traffic management plan and a travel plan. 

Health and Safety Executive (HSE) 

9.4. This consultee has not provided specific comment for or against the development 
and has referred to their standard advice and consultation procedure. 

Thames Water Utilities Limited 

9.5. The consultee has provided some comments with the conclusions that on the 
basis of information provided, Thames Water would advise that with regard to 
water and waste water network and water and sewage treatment infrastructure 
capacity, they would not have any objection to the above planning application. 

Public representations 

9.6. No other public comments have been received. 

Officer response 

9.7. The issues and concerns raised by consultees have been fully address in the 
report below. 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

• Principle of development 

• Design  

• Archaeology 

• Neighbouring amenity 

• Transport 

• Trees/Landscaping 
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• Air Quality 

• Biodiversity 

• Flooding/Drainage 

• Land Quality 

• Energy 
 

a. Principle of development 

10.2. The National Planning Policy Framework (NPPF) and Oxford Local Plan 2036 
Policy RE2 encourage development proposals to make an efficient and 
appropriate use of previously developed land in a manner that suits the capacity 
of the site. 

10.3. The NPPF encourages weight to be placed on the need to support economic 
growth and productivity, and in particular in areas with high levels of productivity 
which should be able to capitalise on their performance and potential (paragraph 
80). Decisions should recognise the specific locational requirements of different 
sectors, including making provision for clusters or networks of knowledge 
industries (paragraph 82). 

10.4. The Oxford Local Plan 2036 sets out Oxford’s employment strategy which 
recognises the importance of the city particularly in the knowledge economy but 
also seeks to achieve sustainable growth by balancing the supply of labour, 
housing and infrastructure. 

10.5. Policy RE2 of the Oxford Local Plan 2036 states that planning permission will 
only be granted where development proposals make an efficient use of land. 
Development proposals must make best use of site capacity, in a manner 
compatible with the site itself, the surrounding area and broader considerations 
of the needs of Oxford. 

10.6. The proposal includes the extension of an existing B8 use on the site, albeit 
with new and better facilities. However the OLP 2036 policy E1 only supports 
such development if it is in direct support of a category 1 employment site.  This 
would not be the case and the proposed development would be contrary to this 
policy and unacceptable in principle in terms of policy E1. 

10.7. However, the applicant has put forward a case and provided additional 
justification as to why a departure from this policy would be appropriate.  Officers 
have assessed this carefully and are of the opinion that the proposals can be 
supported and considered as a departure from the adopted policy for the 
following reasons.   

10.8. Part of the justification provided by the applicant is that they are a long 
standing local business, and that they are reliant on the proposal for remaining 
competitive in the market place and consequently its longevity and securing 
employment for local people. The proposal has been advertised as a departure 
and no objections have been received. 
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10.9.  Officers requested further information as to the previous uses at the site and 
are satisfied it is lawfully used B8 purposes at present. The proposal would also 
enable Minoli to increase staff on this site from 2 to 10, which would represent a 
net increase of 8 staff. 

10.10. Officers consider that while not meeting the formal policy requirements, the 
proposal does meet the core objectives of the OLP 2036 in supporting local 
business and economic growth, while improving environmental credentials of a 
dated light industrial site while ensuring benefits to the local community for 
supporting a long standing local business. 

10.11. The application site is already in the ownership of the applicant and is used for 
the running of the existing operations, namely storage of materials and 
equipment as well as ancillary office use. The proposal would regenerate the 
outdated and not purpose-built buildings with appropriate and modern facilities. 

10.12. Therefore the only real change in addition to the B8 storage use extension  
would be the establishment of a display section for products on the external 
terrace space. 

10.13. The proposal would constitute a regeneration, modernisation and more 
efficient use of the existing site. 

10.14. In summary, the proposed re-development of the site is therefore considered 
acceptable in principle subject to the material considerations set out below, and 
would be a formal departure from policy E1 of the OLP 2036 but in compliance 
with the core objectives of the plan. 

b. Design 

10.15. Policy DH1 of the Oxford Local Plan 2036 requires development to be of high 
quality design that creates or enhances local distinctiveness. Proposals must 
meet the key design objectives and principles for delivering high quality 
development as set out in Appendix 6.1 of the Plan. 

10.16. Policy DH2 of the Oxford Local Plan 2036 states that planning permission will 
be granted for developments of appropriate height or massing in accordance with 
the criteria identified in the policy. 

The proposal 

10.17. It is proposed to redevelop the site with a building which is designed to house 
a purpose built open space warehouse with an attached building section to 
comprise ancillary office and industrial accommodation over four floors, including 
a terrace showroom on the roof.  

10.18. The showroom would be required to be outside due to the products being 
shown in the open air, but also needing to be away from the parking and 
manoeuvring areas of the work yard. 

10.19.  The building is designed to reflect the character of the surrounding area and 
the proposed uses and proposed building materials would be similar to those of 
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the other three buildings, creating a clear corporate identity and harmonious 
environment for the grouping. 

10.20. The Transport Way frontage would be a three storey brick and glass 
office/display element, topped by a glass and metal clad exterior products display 
space. Behind this is the main warehouse area. 

10.21. The building would consist of a simple design clad in light grey vertical 
panelling and cladding. The building would have largely blank facades however 
this has been broken up with the more prominent office section to the north of the 
site. To further break up the massing and to add interest to the building the base 
of the entire building would be a dark blue brick to unite both building sections 
and ground them. 

10.22. This design approach is considered acceptable in relation to the intended 
users of the site and the character of the surrounding area.  

10.23. Plant would be located in a plant deck within the building and to the rear of the 
building and it is therefore considered that reasonable efforts have been taken to 
make this as discrete as possible in accordance with the requirements of policy 
DH7 of the Oxford Local Plan 2036. 

10.24. As such the proposal is therefore considered acceptable in accordance with 
policy DH1 and DH7 of the Oxford Local Plan 2036. 

Views 

10.25. The site sits on the edge of Oxford with open fields further to the east and a 
new redeveloped gas holder site adjacent to the south of the site. The fields, 
Oxford Road and the village of Garsington in South Oxfordshire offer views of the 
site. Despite the height of the former gas holder, views of the site are fairly 
limited to the junction of Oxford Road with Watlington Road to the west of the site 
and from Transport Way to the north and east of the site.  

10.26. The scale of the building has been dictated by the end users of the site. The 
building would be partially a single volume space and partially ancillary office 
accommodation and a reception set over four floors (including the roof) to the 
north of the building. 

10.27. The proposal would sit to the rear/west of the plot and would be no more 
visually prominent than the existing dated industrial building. The form and shape 
of the proposal would also be more in keeping with the form and design of 
buildings in the surrounding area. Whilst the building would appear in views from 
Garsington, it would not be the dominant feature due to larger scale buildings at 
the BMW Mini and Unipart House. It would be more visually appropriate in 
relation to the surrounding context, especially considering the variety of similar 
uses. 

10.28. The most recent addition has been a very large industrial office building at the 
former gas holder site, which would still dominate the surrounding area, and the 
proposed development would fit in and not visually compete within this context. 
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10.29. The proposal would include additional landscaping to the site and would not 
interrupt any views to the historic core of Oxford which are limited in this area. 
The proposed use of dark anthracite grey materials would also help blend the 
building into the surrounding context. 

10.30. The proposal is therefore considered acceptable in relation to policy DH2 of 
the Oxford Local Plan 2036. 

c. Archaeology 

10.31. Policy DH4 of the Oxford Local Plan 2036 requires that where application sites 
have a likelihood of archaeological deposits or features, they should include 
sufficient information to define the character, significance and extent of such 
deposits so far as reasonably practical. 

10.32. This site is of interest because it is located adjacent to the Alchester-
Dorchester Roman Road in area that has potential for Roman roadside 
settlement and/or burial activity. The site also lies within a wider zone of 
dispersed pottery manufacturing compounds. The Historic Environment Record 
notes that in 1903, just to the south of the application site, 'Burnt earth, ashes, 
burnt bones and charcoal' were found when the turf was cleared off preparatory 
to digging stone on the west side of the Roman Road from Dorchester to 
Alchester, where it crosses the road from Cowley to Garsington'. 

10.33. In this case, bearing in mind the site constraints, officers consider that in line 
with the advice in the National Planning Policy Framework paragraphs 209 and 
211, any consent granted for this application should be subject to conditions to 
secure controlled demolition and a programme of archaeological work, with both 
mitigating the impact caused by the proposal. 

10.34. The proposal is therefore acceptable in relation to policy DH4 of the Oxford 
Local Plan 2036. 

d. Impact on neighbouring amenity 

10.35. Policies RE7 and H14 of the Oxford Local Plan 2036 require consideration to 
be given to the amenities of neighbouring occupiers during the course of 
construction and post completion of the development in relation to privacy, 
daylight and sunlight and sense of enclosure. 

Privacy 

10.36. The proposed development would largely be a windowless building in regard 
to the warehouse section. Windows would be located in the northern section of 
the building only which relates to the office spaces, where there will be windows 
to all three elevations visible from Transport Way to the north, east and west. The 
nearest residential accommodation is located away from the site on Watlington 
Road (approx. 400 metres away beyond other large industrial buildings) and 
would therefore not be impacted by the proposals. Whilst the site to the east of 
the application site (Northfield Brook) is allocated for residential development, the 
access road to Unipart sits between the application site and this future 
development and is therefore sited a reasonable distance from the application 

20



11 
 

site. It would be for any future proposal for those sites to address the 
environment in place at that time. 

10.37. The proposal is therefore considered acceptable and adequate regard has 
been given to privacy in accordance with policies RE7 and H14 of the Oxford 
Local Plan 2036. 

Daylight/Sunlight 

10.38. The application has not been accompanied by a daylight/sunlight assessment 
however the site is located within an industrial/commercial area and there are no 
neighbouring properties that would be sensitive to loss of daylight or sunlight. 
Considering the size and location of the proposed development it is also 
considered unlikely to have an adverse impact on any future residential 
development at Northfield Brook in South Oxfordshire in terms of 
daylight/sunlight.  

Noise 

10.39. The proposal comprises a bank of Air Conditioning (AC) condensers to the  
side of the reception area. The works include the relocation of the existing air 
source heat pump (ASHP). 

10.40.  The location of the development is not in what is considered as a noise 
sensitive location and hence there is no adverse noise impact.  

10.41. The selection and specification of the AC condensers will need to follow 
current guidance such as Noise Policy Statement for England, National Planning 
Policy Framework (NPPF), Planning Practice Guidance on Noise, British 
Standard 8233: 2014 “Guidance on sound insulation and noise reduction for 
buildings and BS4142:2014 +A1:2019 “Methods for rating and assessing 
industrial and commercial sound” and policy RE8 of the Oxford Local Plan 2036. 

10.42. The applicant will have to ensure design parameters and location of the units 
have been adequately assessed and suitable for the location that will meet 
current guidance. 

10.43. Officers are satisfied that the scheme should meet the local plan criteria given 
appropriate design choice of plant and mitigation measures and therefore 
acceptable in environmental health terms.  The proposal can be mitigated by 
three conditions managing the demolition and construction methods as well as 
the installation of proposed equipment and ensuing anti-vibration measures are 
incorporated. 

10.44. Subject to these conditions the proposal is considered to comply with policies 
H14, RE7 and RE8 of the Oxford Local Plan 2036. 

e. Transport 

Access Arrangements 
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10.45. The proposal does not include any changes to the existing access 
arrangements at the site, with all vehicles entering/exiting from Transport Way 
via the access at the north eastern boundary. The plans to retain the existing 
access are accepted, with the proposals expected to generate a similar level of 
use as the existing demand. 

Car/Motorcycle Parking 

10.46. The proposals include the provision of ten car parking spaces, two of which 
are to be disabled parking spaces. The number of parking spaces provided is in 
line with Oxfordshire County Council`s parking standards and is accepted.  

10.47. Electric charging would be incorporated and would be acceptable as per M4 of 
the OLP 2036. 

10.48. The proposals would provide twelve cycle parking spaces allocated for staff 
use. This would be in the form of two covered and secure bikehanger units next 
to the office element of the proposal, adjacent to Transport Way. An extra 
Sheffield stand is to be provided for visitor parking near the office entrance. Both 
the staff and visitor cycle parking areas are in a suitable location and are in line 
with OCC’s cycle parking standards. 

Traffic Impact 

10.49. The Transport statement, which included a TRICS assessment, indicates that 
the proposed development is expected to generate a total of 14 two-way trips in 
the AM peak and 8 in the PM peak. The proposed trip generation reflects the 
existing use and is unlikely to result in a detrimental impact on the local highway 
network. 

Construction management 

10.50. A Construction Traffic Management Plan would be required prior to the 
commencement of works and would be secured by condition. This would follow 
Oxfordshire County Council’s template and would require and ensure that no 
deliveries would take place during network peak times (i.e. 07:30-09:30hrs & 
16:30-18:30hrs). 

Highways Conclusion 

10.51. The proposal is considered to be able to be mitigated by a suitable 
construction traffic management plan and would not have adverse impacts on the 
wider highway network.  As such the proposal would be acceptable as it would 
be in accordance with policies M1, M2, M3, M4 and M5 of the OLP 2036. 

f. Trees/Landscaping 

10.52. Policies G1, G7 and G8 require consideration to be given to retaining green 
landscape features wherever possible, however where their loss is justified then 
a suitable replacement should be found. Enhanced green landscaping features 
should also be sought. 
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Trees 

10.53. There are no Arboricultural constraints that apply to this scheme. The 
submitted details and plans are acceptable, but a condition would be imposed for 
a revised document to include the location of the barrier fencing. 

Landscaping 

10.54. The development includes landscape works and these indicate that there 
would be a positive change to the site. Subject to conditions requiring a finalised 
landscaping plan, a detailed planting plan, implementation of the landscaping 
plan, reinstatement of any tree of planting which fails to establish, and a tree 
protection plan the proposal is considered acceptable in relation to policies G2, 
G7 and G8 of the Oxford Local Plan 2036.  

g. Air Quality 

10.55. Policy RE6 of the Oxford Local Plan requires air quality impacts to be taken 
into consideration during the course of construction and post construction. This 
should also consider the impact of air quality on users from external sources as 
well as the impact of the development on existing neighbouring residents. 

10.56. The baseline assessment submitted with the application shows that the 
application site is located within the Oxford city-wide Air Quality Management 
Area (AQMA), declared by Oxford City Council (OCC) for exceedances of the 
annual mean NO2 air quality objective (AQO). 

10.57. The air quality baseline desk assessment shows air quality conditions for 
future users of the proposed development have been shown to be acceptable, 
with concentrations measured at nearby roadside monitors consistently below 
the air quality objectives in recent years. 

10.58. Moreover, the proposed development is a warehouse facility, and as such, its 
use falls outside the scope for an exposure assessment to be undertaken in 
accordance with the EPUK and IAQM guidance. Therefore, the location of the 
application site is considered beforehand suitable for its intended use. 

10.59. The design and access statement argues that the new site will all be built 
within the grounds of an industrial estate, and far away from a major emission 
source, traffic route and far away from the location of any sensitive 
receptor/residential area, which considering the site constraints is agreed by 
officers. 

10.60. The energy statement and submitted drawings for the proposed development 
indicate that on site renewables are proposed in the form of solar photovoltaic 
panels and that these technologies would supplement in full the electricity 
requirements for the entire development. 

10.61. According to the site’s transport assessment, it is concluded that the proposals 
will not result in a material deterioration of existing road conditions. The 
assessment determined that a total of 14 and 8 two-way vehicular trips could be 
expected during the AM and PM peak periods, which is in line with the existing 
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demand and also falls below of IAQM threshold for the need for this impact to be 
accounted for in an air quality assessment. 

10.62. According to the site’s transport statement, the site should provide no more 
than a maximum of 14 car parking spaces. Currently the masterplan suggests 
that 10 parking spaces are to be provided, of which 2 are disabled which is within 
the maximum standards. This also aligns with the expected number of staff 
working at the building. Policy M4 (Provision of Electric charge points) of the OLP 
2036 requires a minimum of 25% of parking spaces to be provided with charging 
points on non-residential developments, and adequate ducting should be 
provided to all spaces to enable additional charging points in the future as 
demand requires. This would be secured by condition. 

10.63. The impacts of demolition and construction work on dust soiling and ambient 
fine particulate matter concentrations have been assessed having regard to the 
baseline air quality assessment, which identified that the development is a low-
risk site for dust impacts. However, it is considered that the use of good practice 
control measures would provide suitable mitigation for a development of this size 
and nature and reduce potential impacts to an acceptable/negligible level. 
Provided these measures are implemented and included within a dust 
management plan, the residual impacts are not significant. This would be 
secured by condition. 

10.64. Based on the information above, it is considered that air quality should not be 
viewed as a constraint to granting planning permission, and the proposed 
development conforms to the air quality principles of National Planning Policy 
Framework and the OLP 2036 Local Plan based on the conditions proposed. 

h. Biodiversity 

10.65. Oxford Local Plan policy G2 states that development that results in a net loss 
of sites and species of ecological value will not be permitted. Compensation and 
mitigation measures must offset the loss and achieve an overall net gain for 
biodiversity and for major development this should be demonstrated in a 
biodiversity calculator. 

10.66. The Local Planning Authority (LPA) has a duty to consider whether there is a 
reasonable likelihood of protected species being present and affected by 
development at the application site.  The presence of a protected species that 
may be affected by the development is a material consideration for the LPA in its 
determination of a planning application (paras’ 98, 99 ODPM and Defra Circular 
06/2005: Biodiversity and geological conservation).  The LPA has a duty as a 
competent authority, in the exercise of its functions, to secure compliance with 
the Habitats Directive (Regulation 9(1) The Conservation of Habitats and Species 
Regulations 2017 ‘2017 Regulations’).  The Habitats Directive is construed from 
31 December 2020 to transfer responsibilities to UK authorities to enable it to 
function as retained EU law.  This applies to European sites (SACs and SPAs) 
and European Protected Species (EPS) , both in and out of European sites. 
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10.67. The 2017 Regulations provide a licensing regime to deal with derogations.  It 
is a criminal offence to do the following without the benefit of a licence from 
Natural England: 

1. Deliberate capture or killing or injuring of an EPS 
2. Deliberate taking or destroying of EPS eggs  
3. Deliberate disturbance of an EPS including in particular any disturbance which 
is likely 

a) to impair their ability – 
i) to survive, to breed or reproduce, or to rear or nurture their young, or 
ii) in the case of animals of a hibernating or migratory species, to 
hibernate or migrate; or 

b) to affect significantly the local distribution or abundance of the species to 
which they belong. 

4. Damage or destruction of an EPS breeding site or resting place. 
 

10.68. In addition, The Wildlife and Countryside Act 1981 protects all birds and their 
nests, providing offences subject to certain exceptions.  

10.69. Furthermore, the LPA should have regard, in exercising its functions, to 
conserve, restore and enhance biodiversity (section 40 Natural Environment and 
Rural Communities Act 2006). 

10.70. The application site is comprised of an existing building, associated 
hardstanding, bare ground, and scattered trees. The existing trees are the only 
ecologically valuable habitat within the application site and would be retained 
under the development proposals.  

10.71. Following a preliminary roost assessment and a single dusk emergence 
survey in July 2023, the project ecologist has concluded the building does not 
support roosting bats. Officers are satisfied that a robust assessment was 
undertaken.  

10.72. The existing building presents opportunities for nesting birds, and the ecologist 
has recommended a check prior to works commencing. This forms part of a set 
of recommendations, including the provision of a bat and bird box, that would be 
secured via planning condition. Therefore, the proposed development would not 
give rise to any ecological impacts.  

10.73. The applicant would create small parcels of semi-natural habitat as part of the 
proposed landscaping, which would constitute an ecological enhancement. 
Policy G2 of the Oxford Local Plan 2036 requires major developments on 
vegetated sites to deliver a minimum 5% biodiversity net gain, demonstrated 
through a recognised biodiversity metric. 

10.74. The applicant has submitted a Biodiversity Impact Assessment indicating the 
proposed development will deliver an increase of 0.16 habitat units (+38.60%) 
and 0.19 hedgerow units (from a baseline of zero). 

10.75. Given the nature and small scale of the proposed habitats, officers are 
satisfied that the delivery of these habitats can be achieved through a Landscape 
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Ecological Management Plan (LEMP), which would be required and secured via 
planning condition. 

10.76. Therefore, based on the imposition of two conditions the proposal can be 
reasonably mitigated and as such would accord with OLP 2036 policies G1 and 
G2 and would be acceptable.  

i. Flooding and Drainage 

Flooding 

10.77. Policies RE3 and RE4 of the Oxford Local Plan 2036 require consideration to 
be given to the risk of flooding to the proposed development as well as the 
impact on flooding elsewhere that the development could cause. Policy RE4 also 
requires the incorporation of sustainable urban drainage (SuDs) into all schemes. 

10.78. The proposal is located in Environment Agency Flood Zone 1 and is not at a 
high risk of flooding. The proposal is therefore considered acceptable in relation 
to policy RE3 of the Oxford Local Plan 2036. 

Drainage 

10.79. Initial concerns were raised by the Lead Local Flood Authority (LLFA) 
regarding the proposed SuDs scheme as it would rely on attenuation tanks which 
do not provide wider benefits in relation to biodiversity and water quality. The site 
however is located on impermeable ground and infiltration is not a viable 
alternative and therefore attenuation tanks have been accepted in this case. 
Permeable paving with tanks has been incorporated in parking areas but it is not 
suitable to be used in heavily loaded service areas. Following concerns about the 
run off rate, this was reduced to 3 l/s and the size of the attenuation tanks have 
been increased to accommodate this. 

10.80. Concerns were also raised that the proposal drainage system included the use 
of a pump which are potential flood risk hazards if they malfunction or fail. 
However the drainage outfall to the Thames Water sewer outside the site is only 
around 1m below ground level, and to achieve the required cover over the 
attenuation tanks and the necessary fall in pipes it isn’t technically possible to do 
this without a pump. The discharge rate is restricted and therefore the majority of 
runoff is stored on site and released slowly, and this would still be the case in the 
event of a pump failure. Exceedance routes would be away from the building and 
towards the public highway, maintaining flood safety.  

10.81. These points were accepted by the LLFA subject to the submission of 
calculations for the permeable paving for all storm events up to and including the 
1:100 year storm event plus 40% climate change and construction details of the 
proposed SuDS and drainage infrastructure. These were provided and found 
acceptable by the LLFA and their objections to the scheme were removed, 
subject to conditions requiring that the drainage system is provided in 
accordance with the submitted details and a record of the installed SuDs shall be 
submitted for deposit with the Lead Local Authority Asset Register. 
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10.82. Subject to this condition the proposal is considered to accord with policy RE4 
of the Oxford Local Plan 2036. 

 Thames Water 

10.83. Thames Water have confirmed that with regard to both foul water sewerage 
network infrastructure capacity and surface water network capacity, they would 
not have any objection to the planning application, based on the information 
provided. 

10.84. Thames Water also advise that there are no concerns with regard to water 
network and water treatment and information with regard to Thames Water 
assets should be included with any grant of planning permission. 

j. Land Quality 

10.85. The Council has a statutory duty to take into account, as a material 
consideration, the actual or possible presence of contamination on land. As a 
minimum, following development, land should not be capable of being 
determined as contaminated land under Part 2A of the Environmental Protection 
Act 1990 (EPA 1990). The following planning legislation and policies apply: 

- National Planning Policy Framework, paragraphs: 119, 174, 183 -185 

- Oxford Local Plan 2016-2036 - Policy RE9 - Land Quality 

10.86. The former uses of the land include warehousing, a scrapyard and fuel 
storage for the previous commercial site uses. These previous uses have the 
potential to cause ground contamination risks at the site which could cause harm 
to future end-users, buildings or the surrounding environment.  

10.87. The Phase 1 Ground Conditions Assessment has identified the above 
contamination risks together with other potential risks associated with the 
adjacent gas holder site and a former quarry area which may straddle the site 
boundary. To ensure that all potential contamination risks at the site are 
assessed appropriately, an intrusive contamination site investigation and formal 
risk assessment would be required which would determine whether or not any 
contamination risks require mitigation to make the site suitable for the proposed 
use.  

10.88. Subject to three conditions to secure the above, the proposal is considered to 
comply with policy RE9 of the Oxford Local Plan 2036. 

10.89. Policy RE1 of the Oxford Local Plan relates to sustainable design and 
construction and requires that new commercial development meets BREEAM 
excellent standard and achieves a 40% reduction in carbon emissions compared 
with a 2013 Building Regulations (or future equivalent legislation) compliant base 
case. In this case the proposal meets these requirements with a fabric first 
approach to reduce energy demand (with good building insulation) and also 
through the use of solar panels on the roof and air source heat pumps. 
Furthermore the proposal seeks to use sustainable materials and minimise waste 
during construction and operation.  
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10.90. A compliance condition would ensure that the proposed development is built 
to comply with the commitments of the submitted energy strategy. This would 
also ensure that the proposed development reaches a minimum of four credits 
under BREEAM assessment in relation to water efficiency given that Oxford is 
located in an area of water stress. 

10.91. The applicant has provided their Pre-Assessment report and Credit Tracker 
demonstrating the commitment of the client and design team to achieving an 
Excellent rating under BREEAM and to show the strategy by which they intend to 
achieve this. The targeted credits achieve an Excellent Rating under BREEAM 
New Construction 2018 with an overall score of around 72%. The Targeted 
Score comprises of a category score of around 68% and an additional allowance 
of around 4% for Credit ENE01. 4 credits have been targeted to this issue as 
required to achieve the minimum core standard for Excellent. All other minimum 
core standards are targeted to achieve an Outstanding Level. The Pre-
Assessment includes a table showing a score of 72% and the Credit Tracker lists 
out all targeted credits that will be included within the design. 

10.92. Given the above and subject to compliance conditions, the proposal is 
considered to meet the requirements of policy RE1. 

11. CONCLUSION 

11.1. Having regard 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 (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 Framework. The relevant development plan policies are considered to be 
consistent with the NPPF. 

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 and 
whether there are any material considerations, such as the NPPF, which are 
inconsistent with the result of the application of the development plan as a whole.  

11.4. In summary, the proposed development would be an acceptable development 
and would also make an efficient use of the site. While the development would 
constitute an acceptable departure from the OLP 2036 policy E1, the proposals 
are suitable in design terms and comply with policies DH1 and DH2 of the Oxford 
Local Plan 2036. The proposals would be acceptable in relation to neighbouring 
amenity and also compliant with H14 and RE7 of the Oxford Local Plan 2036. 
The proposal would also have an acceptable impact on the highway network in 
accordance with policies M1, M2, M3 and M5 of the Oxford Local Plan 2036. 
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Consideration has also been given to impact on trees and landscaping under 
policies G1, G7 and G8 of the Oxford Local Plan 2036, biodiversity under policy 
G2 of the Oxford Local Plan 2036, drainage under polices RE3 and RE4 of the 
Oxford Local Plan 2036, contaminated land under policy RE9 of the Oxford Local 
Plan 2036, archaeology in accordance with policy DH4 of the Oxford Local Plan 
2036, air quality in accordance with policy RE6 of the Oxford Local Plan 2036 
and energy efficiency under policy RE1 of the Oxford Local Plan 2036. 

11.5. Therefore, officers consider that despite the specific policy E1 departure, the 
proposal would accord with the rest of the development plan as a whole, subject 
to the conditions as recommended by officers.  

11.6. Therefore, it is recommended that the Committee resolve to grant planning 
permission for the development proposed subject to the conditions and 
informatives set out in Section 12 of this report. 

12. CONDITIONS 

Time Limit 
 
1 The development to which this permission relates must be begun not later 

than the expiration of three years from the date of this permission. 
  
 Reason: In accordance with Section 91(1) of the Town and Country Planning 

Act 1990 as amended by the Planning Compulsory Purchase Act 2004. 
 
Approved Plans 
 
 2 The development permitted shall be constructed 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 DH1 of the 
Oxford Local Plan 2036. 

 
Materials 
 
 3 The materials to be used in the proposed development shall be as specified in 

the application hereby approved. There shall be no variation of these materials 
without the prior written consent of the Local Planning Authority. 

  
 Reason: To ensure that the development is visually satisfactory as required by 

Policies S1 and DH1 of the Oxford Local Plan 2036. 
 
Noise details 
 
 4 Prior to commencement of the development, details shall be submitted to and 

approved in writing by the Council of the noise emitted from the proposed 
installations located at the site which shall not exceed the existing background 
level at any noise sensitive premises when measured and corrected in 
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accordance with BS4142:2014 +A1:2019 "Methods for rating and assessing 
industrial and commercial sound". 

  
 Reason: To ensure that the amenity of occupiers of surrounding premises is 

not adversely affected by noise from plant/mechanical installations/ equipment 
in accordance with policy RE7 and RE8 of the OLP 2036. 

 
Anti-vibration measures 
 
 5 Prior to commencement of the development, details of anti-vibration measures 

shall be submitted to and approved in writing by the Local Planning Authority.  
The measures shall ensure that the air source heat pump is mounted on 
proprietary anti-vibration isolators and fan motors are vibration isolated from 
the casing and adequately silenced.  Approved details shall be implemented 
prior to occupation of the development and thereafter be permanently 
retained.   

  
 Reason: To ensure that the amenity of occupiers of the development site/ 

surrounding premises is not adversely affected by vibration in accordance with 
policy RE7 and RE8 of the OLP 2036. 

 
 
Demolition method statement and construction management plan 
 
 6 Prior to commencement of the development hereby approved, a demolition 

method statement and a construction management plan shall be submitted to 
and approved in writing by the Local Planning Authority. Details shall include 
control measures for dust, noise, vibration, lighting, delivery locations, 
restriction of hours of work and all associated activities audible beyond the site 
boundary to 07:00 - 18:00 Monday to Friday daily, 08:00 - 13:00 Saturdays, no 
works to be undertaken on Sundays or bank holidays, advance notification to 
neighbours and other interested parties of proposed works and public display 
of contact details including accessible phone contact to persons responsible 
for the site works for the duration of the works.  Approved details shall be 
implemented throughout the project period.   

  
 Reason: To ensure that the amenity of occupiers of surrounding premises is 

not adversely affected by noise, vibration, dust, lighting or other emissions 
from the building site in accordance with policy RE7 and RE8 of the OLP 
2036. 

 
 
Dust mitigation 
 
 7 No development shall take place until the complete list of site-specific dust 

mitigation measures and recommendations that are identified on Chapter 6 
(pages 27 and 28) of the Air Quality Assessment that was submitted with this 
application (AQA Report Ref: P6783-R1-V1), are included in the site's 
Construction Environmental Management Plan (CEMP). The CEMP shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
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commencement of the development. The approved CEMP shall be 
implemented throughout the project period.   

  
 Reason: To ensure that the overall dust impacts during the construction phase 

of the proposed development will remain as "not significant", in accordance 
with the results of the dust assessment, and with RE6 of the Oxford Local Plan 
2016- 2036. 

 
Landscape Plans Carried out as approved 
 
 8 The Landscape Plans ASA-688-DR-401 REV P01; ASA-688-DR-402 REV 

P03 and ASA-688-DR-403 REV P01 as approved by the Local Planning 
Authority shall be carried out no later than the first planting season after first 
occupation or first use of the development hereby approved unless otherwise 
agreed in writing beforehand by the Local Planning Authority. 

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

policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036. 
 
Arboricultural Impact Assessment 
 
 9 Prior to any relevant above ground works a revised Arboricultural Impact 

Assessment Plan and associated drawings (Appendix 5 of Sylva's 
Arboricultural Report) shall be submitted to and approved in writing by the 
Local Planning Authority to include the position of the barrier fencing, as 
referenced in the report the under section 7.4.2. Only the approved details 
shall be implemented. 

  
 Reason: In the interests of biodiversity and Arboricultural matters and for 

clarity to ensure the proposal is in compliance with OLP 2036 policies G1, G7 
and G8. 

 
Replacement greenery 
 
10 Any existing retained trees, or new trees or plants planted in accordance with 

the details of the approved Landscape Plan that fail to establish, are removed, 
die or become seriously damaged or defective within a period of five years 
after first occupation or first use of the development hereby approved shall be 
replaced. They shall be replaced with others of a species, size and number as 
originally approved during the first available planting season unless otherwise 
agreed in writing by the Local Planning Authority. 

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

policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036. 
 
Landscape and ecological management plan (LEMP) 
 
11 A landscape and ecological management plan (LEMP) shall be submitted to 

and approved in writing by the Local Planning Authority prior to the occupation 
of the development. The content of the LEMP shall include the following: 
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 a) Description and evaluation of features to be managed. 
 b) Ecological trends and constraints on site that might influence management. 
 c) Aims and objectives of management. 
 d) Appropriate management options for achieving aims and objectives. 
 e) Prescriptions for management actions. 
 f) Preparation of a work schedule (including an annual work plan capable of 

being rolled forward over a five-year period). 
 g) Details of the body or organization responsible for implementation of the 

plan. 
 h) Ongoing monitoring and remedial measures. 
  
 The LEMP shall also include details of the legal and funding mechanism(s) by 

which the long-term implementation of the plan will be secured by the 
developer with the management body(ies) responsible for its delivery. The 
approved LEMP shall be implemented prior to occupation of the development 
and thereafter be permanently retained.   

  
 Reason: To deliver Biodiversity Net Gain Oxford City in accordance with Policy 

G2 of the Oxford Local Plan 2036 and the National Planning Policy 
Framework. 

 
Ecological Impact Assessment 
 
12 The development hereby approved shall be implemented strictly in 

accordance with the recommendations stated in Section 5 of the report 
'Ecological Impact Assessment' produced by Ecology by Design and dated 5 
th July 2023. Prior to occupation, the proposed bat box and bird box shall be 
installed under the oversight of a suitably qualified ecologist and retained as 
such thereafter. 

  
 Reason: To comply with The Wildlife and Countryside Act 1981 (as amended) 

and The Conservation of Habitats Regulations 2017 (as amended) and 
enhance biodiversity in Oxford City in accordance with the National Planning 
Policy Framework. 

 
Archaeology Demolition 
 
13 No demolition shall take place until a demolition statement has been submitted 

setting out how the building is to be demolished to slab level only in the first 
instance to facilitate archaeological trial trenching. All works shall be carried 
out and completed in accordance with the approved written scheme of 
demolition, unless otherwise agreed in writing by the Local Planning Authority. 

  
 Reason: Because the development may have a damaging effect on known or 

suspected elements of the historic environment of the people of Oxford and 
their visitors, including Roman in accordance with Oxford Local Plan Policy 
DH4.   

 
Programme of archaeological work 
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14 No development shall take place until the implementation of a programme of 

archaeological work has been secured comprising Stage 1) post demolition 
trial trenching and Stage 2) Archaeological mitigation in accordance with a 
written scheme of investigation which has been submitted to and approved in 
writing by the Local Planning Authority. The archaeological investigation shall 
consist of a post demolition trial trenching followed by further work as 
appropriate. The archaeological investigation shall be undertaken by a 
professionally qualified archaeologist working to a brief issued by the Local 
Planning Authority. 

 
All works shall be carried out and completed in accordance with the approved 
written scheme of investigation, unless otherwise agreed in writing by the 
Local Planning Authority. 

  
 Reason: Because the development may have a damaging effect on known or 

suspected elements of the historic environment of the people of Oxford and 
their visitors, including Roman remains in accordance with Oxford Local Plan 
Policy DH4.   

   
Unexpected contamination 
 
15 Throughout the course of the development, a watching brief for the 

identification of unexpected contamination shall be undertaken. Any 
unexpected contamination that is found during the course of construction of 
the approved development shall be reported immediately to the Local 
Planning Authority. Development on that part of the site affected shall be 
suspended and a risk assessment carried out by a competent person and 
submitted to and approved in writing by the Local Planning Authority. Where 
unacceptable risks are found remediation and verification schemes shall be 
submitted to and approved in writing by the Local Planning Authority. These 
approved schemes shall be carried out before the development (or relevant 
phase of development) is resumed or continued. Proposed landscaped areas 
must include the addition of clean, pre-tested soils that are suitable for use 
and will support plant growth. 

  
 Reason: To ensure that any soil and water contamination is identified and 

adequately addressed to ensure the site is suitable for the proposed use in 
accordance with the requirements of policy RE9 of the Oxford Local Plan 2016 
- 2036. 

 
Remedial works 
 
16 The development shall not be occupied until any approved remedial works 

have been carried out and a full validation report has been submitted to and 
approved in writing by the Local Planning Authority.  

  
 Reason: To ensure that any ground and water contamination is identified and 

adequately addressed to ensure the site is suitable for the proposed use in 
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accordance with the requirements of policy RE9 of the Oxford Local Plan 2016 
- 2036. 

 
Phased Contamination risk assessment 
 
17 Prior to the commencement of the development a phased risk assessment 

shall be carried out by a competent person in accordance with relevant British 
Standards and the Environment Agency's Land Contamination Risk 
Management (LCRM) procedures for managing land contamination. Each 
phase shall be submitted to and approved in writing by the Local Planning 
Authority. 

  
Phase 1 has been completed and approved and has included a desk study 
and site walk over to identify all potential contaminative uses on site, and to 
inform the conceptual site model and preliminary risk assessment.  

  
 Phase 2 shall include a comprehensive intrusive investigation in order to 

characterise the type, nature and extent of contamination present, the risks to 
receptors and to inform the remediation strategy proposals. 

  
 Phase 3 requires that a remediation strategy, validation plan, and/or 

monitoring plan be submitted to and approved by the local planning authority 
to ensure the site will be suitable for its proposed use. 

  
 Reason: To ensure that any ground and water contamination is identified and 

adequately addressed to ensure the site is suitable for the proposed use in 
accordance with the requirements of policy RE9 of the Oxford Local Plan 2016 
- 2036. 

 
Electric Vehicle charging infrastructure 
 
18 Prior to above ground works, details of the Electric Vehicle charging 

infrastructure shall be submitted to and approved in writing by the Local 
Planning Authority. The details shall include the following provision: 

 - Location of EV charging points; 
 - The amount of electric car charging points should cover at least 25% of the 

amount of permitted parking of the development; 
 - Appropriate cable provision to prepare for increased demand in future years. 
  
 The electric vehicle infrastructure shall be formed, and laid out in accordance 

with these details before the development is first in operation and shall remain 
in place thereafter. 

  
 Reason: To contribute to improving local air quality in accordance with policy 

M4 of the Oxford Local Plan 2016-2036 and enable the provision of low 
emission vehicle infrastructure. 

 
Travel Plan 
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19 The development shall only be undertaken and operated in accordance with 
the submitted Travel Plan dated August 2023 unless otherwise first agreed in 
writing by the Local Planning Authority.  

  
 Reason: In order to encourage the uptake of sustainable transport modes in 

accordance with Policy M1 and M2 of the Oxford Local Plan 2036. 
 
Construction Traffic Management Plan (CTMP) 
 
20 Prior to commencement of the development hereby approved, a Construction 

Traffic Management Plan (CTMP) shall be submitted to and approved in 
writing by the Local Planning Authority. Thereafter, the development shall not 
be carried out other than in accordance with the approved CTMP. A 
Construction Traffic Management Plan (CTMP) will need to incorporate the 
 following in detail: 

  
 - The CTMP must be appropriately titled, include the site and planning 

permission number. 
 - Routing of construction traffic and delivery vehicles is required to be shown 

and signed appropriately to the necessary standards/requirements. This 
includes means of access into the site. 

 - Details of and approval of any road closures needed during construction. 
 - Details of and approval of any traffic management needed during 

construction. 
 - Details of wheel cleaning/wash facilities - to prevent mud etc, in vehicle 

tyres/wheels, from migrating onto adjacent highway. 
 - Details of appropriate signing, to accord with the necessary 

standards/requirements, for pedestrians during construction works, including 
any footpath diversions. 

 - The erection and maintenance of security hoarding / scaffolding if required. 
 - A regime to inspect and maintain all signing, barriers etc. 
 - Contact details of the Project Manager and Site Supervisor responsible for 

on-site works to be provided. 
 - The use of appropriately trained, qualified and certificated banksmen for 

guiding vehicles/unloading etc. 
 - No unnecessary parking of site related vehicles (worker transport etc) in the 

vicinity - details of where these will be parked and occupiers transported 
to/from site to be submitted for consideration and approval. Areas to be shown 
on a plan not less than 1:500. 

 - Layout plan of the site that shows structures, roads, site storage, compound, 
pedestrian routes etc. 

 - A before-work commencement highway condition survey and agreement with 
a representative of the Highways Depot - contact 0345 310 1111. Final 
correspondence is required to be submitted. 

 - Local residents to be kept informed of significant deliveries and liaised with 
through the project. Contact details for person to whom issues should be 
raised with in first instance to be provided and a record kept of these and 

 subsequent resolution. 
 - Any temporary access arrangements to be agreed with and approved by 

Highways Depot. 
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 - Details of times for construction traffic and delivery vehicles, which must be 
outside network peak and school peak hours. 

  
 Reason: In the interests of highway safety and to mitigate the impact of 

construction 
 vehicles on the surrounding highway network, road infrastructure and local 

residents, particularly at morning and afternoon peak traffic times in 
accordance with policies RE7 and M1 of the OLP 2036. 

 
Water Efficiency 
 
21 The building shall meet a minimum of four credits under BREEAM assessment 

in relation to water efficiency in perpetuity. 
  
 Reason: In accordance with the requirements of policy RE1 of the Oxford 

Local Plan 2036 as Oxford is located in an area of water stress. 
 
Energy Efficiency 
 
22 The development shall be carried out in accordance with the energy and water 

efficiency measures set out in the 'MBA Consulting Engineers - Energy 
Strategy' dated 29th March 2022 and the measures shall be retained in place 
thereafter. 

  
 Reason: In the interests of energy efficiency in accordance with the 

requirements of policy RE1 of the Oxford Local Plan 2036. 
 
Drainage Strategy 
 
23 Construction shall not begin until a detailed surface water drainage scheme for 

the site has been submitted to and approved in writing by the Local Planning 
Authority. This shall confirm mitigation measures to be implemented and 
demonstrate flood risk is suitably managed. The scheme shall subsequently 
be implemented in accordance with the approved details before the 
development is completed. The scheme shall include: 

 - A compliance report to demonstrate how the scheme complies with the 
"Local Standards and Guidance for Surface Water Drainage on Major 
Development in Oxfordshire"; 

 - Full drainage calculations for all events up to and including the 1 in 100 year 
plus 40% climate change; 

 - A Flood Exceedance Conveyance Plan; 
 - Comprehensive infiltration testing across the site to BRE DG 365 (if 

applicable) 
 - Detailed design drainage layout drawings of the SuDS proposals including 

cross-section details; 
 - Detailed maintenance management plan in accordance with Section 32 of 

CIRIA C753 including maintenance schedules for each drainage element, and; 
 - Details of how water quality will be managed during construction and post 

development in perpetuity; 
 - Confirmation of any outfall details. 
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 - Consent for any connections into third party drainage systems 
  
 Reason: To ensure development does not increase the risk of flooding 

elsewhere; in accordance with Paragraph 173 of the National Planning Policy 
Framework (NPPF), OLP 2036 policy RE3 and National Standards. 

 
Sustainable Drainage Scheme (SuDS) 
 
24 Prior to first occupation, a record of the installed Sustainable Drainage 

Scheme (SuDS) and site wide drainage scheme shall be submitted to and 
approved in writing by the Local Planning Authority for deposit with the Lead 
Local Flood Authority Asset Register. The details shall include: 

 (a) As built plans in both .pdf and .shp file format; 
 (b) Photographs to document each key stage of the drainage system when 

installed on site; 
 (c) Photographs to document the completed installation of the drainage 

structures on site; 
 (d) The name and contact details of any appointed management company 

information. 
  
 Reason: In the interests of flooding and sustainable drainage in accordance 

with policies RE3 and RE4 of the Oxford Local Plan 2036. 
 
INFORMATIVES :- 
 
 1 In accordance with guidance set out in the National Planning Policy 

Framework, the Council tries to work positively and proactively with applicants 
towards achieving sustainable development that accords with the 
Development Plan and national planning policy objectives. This includes the 
offer of pre-application advice and, where reasonable and appropriate, the 
opportunity to submit amended proposals as well as time for constructive 
discussions during the course of the determination of an application. However, 
development that is not sustainable and that fails to accord with the 
requirements of the Development Plan and/or relevant national policy 
guidance will normally be refused. The Council expects applicants and their 
agents to adopt a similarly proactive approach in pursuit of sustainable 
development. 

 
 2 The development hereby permitted is liable to pay the Community 

Infrastructure Levy. The Liability Notice issued by Oxford City Council will state 
the current chargeable amount.  A revised Liability Notice will be issued if this 
amount changes.  Anyone can formally assume liability to pay, but if no one 
does so then liability will rest with the landowner.  There are certain legal 
requirements that must be complied with.  For instance, whoever will pay the 
levy must submit an Assumption of Liability form and a Commencement 
Notice to Oxford City Council prior to commencement of development.  For 
more information see: www.oxford.gov.uk/CIL 

 
 3 If unexpected contamination is found to be present on the application site, an 

appropriate specialist company and Oxford City Council should be informed 
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and an investigation undertaken to determine the nature and extent of the 
contamination and any need for remediation. If topsoil material is imported to 
the site the developer should obtain certification from the topsoil provider to 
ensure that the material is appropriate for the proposed end use.  

  
 Please note that the responsibility to properly address contaminated land 

issues, irrespective of any involvement by this Authority, lies with the 
owner/developer of the site. 

 
 4 Thames Water will aim to provide customers with a minimum pressure of 10m 

head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it 
leaves Thames Waters pipes. The developer should take account of this 
minimum pressure in the design of the proposed development. 

 
5 A Groundwater Risk Management Permit from Thames Water will be required 

for discharging groundwater into a public sewer. Any discharge made without 
a permit is deemed illegal and may result in prosecution under the provisions 
of the Water Industry Act 1991. We would expect the developer to 
demonstrate what measures he will undertake to minimise groundwater 
discharges into the public sewer. Permit enquiries should be directed to 
Thames Water's Risk Management Team by telephoning 020 3577 9483 or by 
emailing trade.effluent@thameswater.co.uk . 

 
Application forms should be completed on line via www.thameswater.co.uk. 
Please refer to the Wholesale; Business customers; Groundwater discharges 
section. 
 

6 The proposed development is located within 15 metres of Thames Waters 
underground assets and as such, the development could cause the assets to 
fail if appropriate measures are not taken. Please read our guide 'working near 
our assets' to ensure your workings are in line with the necessary processes 
you need to follow if you're considering working above or near our pipes or 
other structures. https://www.thameswater.co.uk/developers/larger-
scaledevelopments/planning-your-development/working-near-our-pipes 
Should you require further information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to 
Friday, 8am to 5pm) Write to: Thames Water Developer Services, Clearwater 
Court, Vastern Road, Reading, Berkshire RG1 8DB 

 
7 The proposed development is located within 15m of Thames Waters 

underground assets, as such the development could cause the assets to fail if 
appropriate measures are not taken. Please read our guide 'working near our 
assets' to ensure your workings are in line with the necessary processes you 
need to follow if you're considering working above or near our pipes or other 
structures. https://www.thameswater.co.uk/developers/larger-scale-
developments/planning-yourdevelopment/working-near-our-pipes Should you 
require further information please contact Thames Water. 
Email: developer.services@thameswater.co.uk 
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There are water mains crossing or close to your development. Thames Water 
do NOT permit the building over or construction within 3m of water mains. If 
you're planning significant works near our mains (within 3m) we'll need to 
check that your development doesn't reduce capacity, limit repair or 
maintenance activities during and after construction, or inhibit the services we 
provide in any other way. The applicant is advised to read our guide working 
near or diverting our pipes. https://www.thameswater.co.uk/developers/larger-
scaledevelopments/planning-your-development/working-near-our-pipes 

 
13. APPENDICES 

• Appendix 1 – Site location plan 
 
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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