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RECOMMENDATION
  Oxford Planning Committee is recommended to:
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 subject to.
The satisfactory completion of a legal agreement under section.106 of the Town and Country Planning Act 1990 and other enabling powers to secure the planning obligations set out in the recommended heads of terms which are set out in this report; and 

Agree to delegate authority to the Director of Planning and Regulatory Regulation to:
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
Finalise the recommended legal agreement under section 106 of the Town and Country Planning Act 1990 and other enabling powers as set out in this report, including refining, adding to, amending and/or deleting the obligations detailed in the heads of terms set out in this report (including to dovetail with and where appropriate, reinforce the final conditions and informatives to be attached to the planning permission) as the Head of Planning Services considers reasonably necessary; and 
Complete the section 106 legal agreement referred to above and issue the planning permission.

EXECUTIVE SUMMARY
This report considers development at Plot 27 of the Oxford Science Park, Robert Robinson Avenue. The application seeks full planning permission for the erection of 1no. 4 storey building with a maximum height, including the rooftop plant screen, of 20.8m in Research and Development use to accommodate Containment Level 2 (medium risk biological agents and hazards, genetically modified organisms, animals and plants) laboratories and associated offices.
Officers consider that the proposed development would respond appropriately to the site context, Local Plan policies and the Oxford Science Park site allocation. The development would result in no net loss in tree canopy cover after 25 years through new and retained soft landscaping. 
There would be no harm to any identified protected species and the proposal would achieve a Biodiversity Net Gain of 5.96% on site (the application was submitted in 2022, prior to the 10% BNG requirement becoming law as part of the Environment Act). The development would be of a sustainable design and construction, achieving a 40.4% reduction in carbon emissions when set against the 2021 Part L Building Regulations. The scheme would provide 168 car parking spaces and 10 motorcycle spaces, equating to an initial mode share of 46% with an agreement (secured by the s106) to reduce this down to 35.5% once the Cowley Branch Line is operational at peak times. This is considered acceptable in this location, in accordance with the objectives of the Oxford Local Plan 2036. A total of 104 cycle parking spaces would be provided on site, in excess of Local Plan requirements, with further details to be secured by condition. There would be no adverse land contamination, noise pollution, air quality or flood risk and drainage impact as a result of the proposal.
Subject to the imposition of appropriately worded conditions and a section 106 legal agreement, the development would accord with all policies in the Oxford Local Plan 2036 and NPPF.
LEGAL AGREEMENT
This application is subject to a legal agreement to cover the following matters:
· Financial contribution of £210,144.68 towards the Eastern Arc bus service route. 
· £201,600.00 towards active travel improvements within the Littlemore/Sandford and Blackbird Leys Area. 
· £336,705.32 towards the Cowley Branch Line. 
· £2,563 towards Travel Plan monitoring. 
· A clause requiring the removal of 23 parking bays once the Eastern Arc Bus Route is operational, and the Cowley Branch Line Passenger Service is operating 2 trains per hour.
· A clause requiring that tenancy agreements include the loss of parking spaces and that tenants must be notified.
· An agreement to prepare a Community Employment and Procurement Plans (CEPP) for construction and operational phases. An agreement will also be required to cover monitoring fees for the CEPP.  
· Agreement to achieve 5% Biodiversity Net Gain. 

COMMUNITY INFRASTRUCTURE LEVY (CIL)
The proposal is liable for a CIL contribution of £313,984.44. Please note that the CIL contribution will increase if permission is issued after the new charging schedule comes into effect.
SITE AND SURROUNDINGS
The application site consists of a roughly rectangular greenfield site located to the north of Grenoble Road. The site is undeveloped and contains areas of grassland and a large number of trees particularly concentrated along the western and southern edges of the site. Much of the centre and eastern edges of the site are open. The northern and western edges of the site contain a section of the Minchery Farm Oxford City Wildlife Site (OCWS).  
Work has commenced to relocate the existing Thames Water pumping station located on the northern side of Littlemore Brook onto an area of land immediately north of the application site and to the south of the Littlemore Brook. A planning application for the relocation of the pumping station from plot 16 to the above parcel of land was approved by Oxfordshire County Council as the relevant authority for determining applications relating to minerals and waste infrastructure. A construction access for the pumping station has been formed through the application site leading off the southern end of Minchery Lane, close to the Priory. 
The site is located within the Oxford Science Park, a large employment site containing several large buildings typically varying between three and five storeys in scale, used principally for office and research and development uses. The Littlemore Brook, a small stream, lies to the north of the site. There is also a tributary watercourse which runs along the western edge of the site from a southerly direction where this is culverted below Grenoble Road. There is a substantial change in levels between Robert Robinson Avenue to the east and the application site, with the site sitting at a notably lower topographic level. 
The land to the north of the site benefits from planning permission for two large, interlinked employment buildings (Plot 16, Oxford Science Park). Construction of one of the buildings has completed, once the pumping station has been relocated, works can commence on the second building. Beyond Plot 16, lies a railway line presently used by goods trains which forms the Cowley Branch Line, the subject of proposals to bring back into passenger use with a future station located to the north of Plot 16. Beyond the railway line are allotments and residential housing forming the southern edge of Littlemore.  
To the east of the site is Minchery Lane, a pedestrian and cycle route leading from Grenoble Road to Littlemore to the north. The Grade II* listed Minchery Farmhouse (the Priory) lies to the southeast, within the immediate setting of the application site, this building was last used as a pub but has been vacant for an extended period of time. Also to the east is a relatively recent development comprising a three-storey hotel and a series of large buildings to the east and north east of the site within the ‘Ozone Leisure Park’ used for a variety of leisure purposes including a cinema, bowling alley and formerly a bingo hall. The rear elevation of these buildings and service yard fronts Minchery Lane.
There is a large Thames Water sewage works located to the south of the site. The surrounding land to the south-east is presently undeveloped land falling within agricultural use, though this land forms part of a strategic allocation within the South Oxfordshire Local Plan for a large scale residential development of approximately 3,000 homes (STRAT11 SODC Local Plan). 
PROPOSAL
[bookmark: _Hlk191904683]The proposed development would consist of a five-storey office and laboratory building, alongside associated landscaping, and car parking. The building would accommodate 9,306sqm (GIA) of laboratory and office space falling under Use Class E across four floors. The upper-most floor would accommodate mechanical plant. The ground floor of the building would include a publicly accessible reception with exhibition space and hot desking space, as well as servicing space, bin stores and cycle parking. 
[bookmark: _Hlk191904936]Amendments have been made to the originally submitted scheme which included repositioning the building 8 metres to the south and 9 metres to the west of its original position, in order to limit the impact on archaeologically significant features associated with the Priory.  
The building would feature a flat roof and consist of an appropriately limited  material palette which has been revised to include anodised aluminium cladding panels alongside a secondary palette consisting of brown and beige metal for shading profiles, spandrel panels, the curtain wall frame, columns and the ground floor. The height of the b                                                                                                                                                                                                                                                                                 uilding would measure 16.9 metres to the top of the fourth-floor laboratory space and 20.8 metres to the top of the fifth-floor plant enclosure.                                                                                                                                                                                                                                                                                                                                                     
The level of vehicular parking proposed has been reduced from 185 spaces, alongside 8 motorcycle spaces down to 168 spaces alongside 10 motorcycle parking spaces. 104 cycle parking spaces are proposed both within the building and the public realm, surrounding the building. The proposed car parking would be located both at ground floor level within an undercroft space and in spaces surrounding the building. A new vehicle access would be provided from Robert Robinson Avenue to the west of the site. The access would cross a small, unnamed brook and pass through a small section of the Oxford City Wildlife Site. In order to cross the brook, a 6m wide box culvert – or alternative pre-cast structure, is to be installed.  Dedicated pedestrian access would be provided via Priory Lane to the east of the site.                                                                                                                       
New landscaping would be provided across the site. A biodiverse lawn and native orchard are proposed to the south of the building, alongside new wetland space, which includes the retention of the existing historic pond. With the exception of the areas where development is proposed, including the vehicular access road, it is proposed that the existing sections of the site falling within the Minchery Farm OCWS would be retained and improved.   
RELEVANT PLANNING HISTORY
There is no planning history on the site of material relevance to the proposed development. 
RELEVANT PLANNING POLICY
The following policies are relevant to the application:
	Topic
	National Planning Policy Framework
	Local Plan

	Design
	131-141
	DH1 - High quality design and placemaking
DH7 - External servicing features and stores


	Conservation/ Heritage
	202-221
	DH2 - Views and building heights
DH3 - Designated heritage assets
DH4 - Archaeological remains


	Housing
	61-81
	H14 - Privacy, daylight and sunlight


	Commercial
	85-89
	E1 - Employment sites - intensify of uses


	Natural environment
	187-201
	G1 - Protection of Green/Blue Infrastructure
G2 - Protection of biodiversity geo-diversity
G7 - Protection of existing Green Infrastructure


	Transport
	109-118
	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
SP9 - The Oxford Science Park (Littlemore and Minchery Farm)


	Environmental
	161-186
	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


	Miscellaneous
	7-14
	S1 - Sustainable development
S2 - Developer contributions




CONSULTATION RESPONSES
Site notices were displayed around the application site on 2nd November 2022 and an advertisement was published in the Oxford Times newspaper on 2nd November 2022.
Statutory and non-statutory consultees
Highways Authority
Updated response dated 13th January 2024 raises no objection subject to conditions and a requirement that the applicant secure matters through a Section 106 agreement as set out above at paragraph 3.1.
Lead Local Flooding Authority (LLFA)
No objection subject to a condition requiring that the applicant implementing the scheme in accordance with the submitted drainage strategy and subject to a condition that the applicant submits a record of the installed SuDS.  
Environment Agency 
No objection, subject to condition. 
Historic England 
No objection. 
Thames Valley Police 
No objection, subject to a condition requiring Secured by Design accreditation. 
Littlemore Parish Council
No objection, subject to the Environment Agency objection and flooding issues being addressed.
Thames Water 
No objection with regard to the impact of the development on foul or surface water infrastructure capacity. 
Berkshire, Buckinghamshire and Oxfordshire Wildlife Trust 
Object to the application for the following reasons:
· Direct loss of and impact on Minchery Farm Oxford City Wildlife Site and potential impact on Littlemore Brook and Littlemore and Northfield Brook Oxford City Wildlife Sites contrary to the Oxford City Local Plan 
· Loss of lowland fen irreplaceable habitat contrary to the NPPF 
· Loss of wet woodland priority habitats contrary to the Oxford City Local Plan 
· Potential impact on priority species Cetti’s Warbler contrary to the Oxford City Local Plan 
· Potential failure to achieve an adequate net gain in biodiversity.

Officer response: With regards to the lowland fen and peat comments, a geo-archaeological investigation by QUEST has confirmed the extent of peat deposits in the SLINC, located downslope to the north and west of the proposed car park. The report notes that the upper peat appears to be drying out. It would be reasonable to interpret the currently available information as suggesting that 1) the peat is being kept waterlogged from water rising from the lower areas 2) there is no compelling evidence at present to think that run off or filtration from the higher area is a significant contributor to the water level of the peat. Further, the proposal incorporates permeable paving that would not significantly affect run off. Therefore, it is considered that the peat fen would not suffer significant harm beyond some physical loss on the fringes of the Quest mapping of the peat distribution.
The remaining comments are addressed in the ecology and flooding sections below. 
Public representations
 No members of the public have submitted comments in relation to the proposed development. 
PLANNING MATERIAL CONSIDERATIONS
Officers consider the determining issues to be:
Principle of development
Design
Heritage Impact 
Neighbouring amenity
Transport 
Trees 
Ecology 
Flooding 
Land Quality 
Air Quality 
Noise
Health Impact 
Utilities

Principle of development
The proposed development site falls just to the east of the developed plots of the Oxford Science Park, which is listed as a Category 1 employment site under Policy SP9 of the Oxford Local Plan. The Policy Map accompanying the Local Plan includes the application site within land allocated under Policy SP9. The policy permits specified uses associated with the Oxford Science Park, namely development of Class B1 (now E) uses consistent with existing development at the Science Park which mainly comprises research and development based uses.
Further, the site lies within the Cowley Branch Line (CBL) Area of Change which expects high density residential and employment development that makes efficient use of land. The Council’s vision for this area is to ensure good connectivity by providing enhanced pedestrian and cycle access to the proposed CBL stations. 
The Oxford Local Plan recognises at paragraph 128 that Oxford has “one of the highest concentrations of knowledge intensive businesses in the UK. It has the fastest growing and one of the best educated workforces in the country and is the main centre of research and spin outs in the country. The Local Plan supports the growth of these sectors and puts in place measures to manage the effects of success”. The Oxfordshire Strategic Economic Plan (2017) sets out the long-term vision and ambitions for economic growth in the County, which is that overall by 2030 “Oxfordshire will be recognised as a vibrant, sustainable, inclusive world leading economy driven by innovation, enterprise and research intelligence”. The Oxfordshire Local Industrial Strategy (2019) looks to position Oxfordshire as one of the top 3 global innovation ecosystems highlighting the County’s world leading science and technology cluster. 
Policy E1 of the Oxford Local Plan, which relates to new employment-based development is also applicable. Policy E1 allows for the intensification, modernisation and regeneration for employment purposes of any employment site if it can be demonstrated that the development makes the best and most efficient use of land and does not cause unacceptable environmental impacts and effects.
The proposed development would consist of a new building for flexible research and development, office and laboratory space. This is consistent with the general scope of other uses on the Science Park and would represent an intensification of existing uses on the Park. 
Paragraph 87 of the NPPF states that Planning policies and decisions should recognise and address the specific locational requirements of different sectors. This includes making provision for clusters or networks of knowledge and data-driven, creative, or high technology industries, and for storage and distribution operations at a variety of scales and in suitably accessible locations. The delivery of high-quality laboratory and research and development space within the Science Park - an established employment site - would assist in delivering unmet demand for research and development space in Oxford. The provision would therefore deliver significant local economic benefits and the provision of high-quality employment opportunities within the knowledge industry as well as employment during the construction phase of the development.  
The applicant has also agreed to enter into a Community Employment and Procurement Plan (CEPP). Securing a CEPP would provide local employment opportunities during the construction and operational phases of the development as well as providing local economic benefits through the supply chain during the construction and operational phases of the development.    
The principle of development is therefore considered to be consistent in accordance with Policies E1, SP9 and AOC7 of the Oxford Local Plan.   
Design 
The NPPF makes it clear that the purpose of planning is to help achieve sustainable development (Section 2), and that design (Section 12) and effects on the natural environment (Section 15) are important components of this. 
Section 11 of the NPPF notes in paragraph 128 that in respect of development density the considerations should include whether a place is well designed and “the desirability of maintaining an area’s prevailing character and setting…or of promoting regeneration and change”.
Paragraph 135 of the NPPF states that decisions should ensure that developments will a) function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development; b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping; c) are sympathetic in local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities); d) establish or maintain a strong sense of place to create attractive, welcoming and distinctive places and e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public open space) and support local facilities and transport networks; and f) create places that are safe, inclusive and accessible and which promote health and wellbeing, with a high standard of amenity for existing and future users. 
Local Plan Policy DH1 requires developments to demonstrate high quality design and placemaking.
[bookmark: _Hlk191906774]Key aspects of the design approach, including the scale and the orthogonal form of the building, have been dictated by the intended use of the building as flexible laboratory and office space. In terms of scale, the building is large in terms of both height and depth, though the scale is comparable to existing buildings on the Oxford Science Park site to the east, which fall under a similar use. The building is smaller in height and footprint than Plot 16 to the north of the site, which is partially complete. There are several sizeable buildings to the east of the site, including the buildings on the Ozone Leisure Park and the Hampton by Hilton Hotel. Given the sites allocation within the Oxford Local Plan for development in connection with the Oxford Science Park, it would be expected that a building of a sizeable scale would be located on this site. 
[bookmark: _Hlk191906673]The application is accompanied by an LVIA, which assesses the likely impact of the building in several key views from land adjoining the site and other surrounding public vantage points. Within the context of the surrounding development, it is considered that the scale of the building would not be inappropriate. The proposal would therefore accord with the requirements of policies DH1 and DH2 of the Oxford Local Plan. 
Heritage 
Littlemore Priory/Minchery Farmhouse – listed building 
The site is adjacent to the Grade II* listed Minchery Farmhouse (also known as The Priory), a detached stone building. The Priory originally formed part of a nunnery, but was last used as a pub. The building would have previously sat in an area of relatively open countryside, though the setting has been altered considerably by surrounding development, including the adjacent hotel and leisure uses.  
The proposed development would be considered to lie within the wider setting of this heritage asset.  In accordance with Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, special regard should be given to the desirability of preserving a listed building or its setting or any features of special architectural or historic interest which it possesses. Paragraph 212 of the National Planning Policy Framework (the Framework) states that when considering the impact of new development on the significance of a listed building, great weight should be given to its conservation.
The new building would be visible over the roof line as you approach the Priory building from the south-east and would have a cumulative impact on the setting of the priory in combination with the adjacent Kassam Leisure Complex and hotel developments which have significantly eroded the previous semi-rural character of the site. Taking into account the cumulative harm already caused by the adjacent roads, car parks and buildings, the level of harm from the Plot 27 development can be assessed as a low level of less than substantial.
Archaeology 
This development would impact on the remains of a medieval Nunnery that, although not Scheduled, can be assessed of equal status to a scheduled monument. Multiple investigations have also identified the presence of archaeological remains at the site including:  
· An important prehistoric peat fen (Minchery Farm Peat Fen) containing important pollen sequences of Upper Palaeolithic-Bronze Age. 
· Evidence of Roman agricultural activity in the form of ditches (with evidence of Roman pottery manufacturing activity in the near vicinity at the Kassam Leisure and Stadium Complex). 
· An 11th century agricultural landscape of field boundary ditches. 
· Remains related to the precinct of the Priory of St Nicholas, a nunnery of 12th-16th century. 
· Post-medieval remains related to the Minchery Farm complex.

The 2022 archaeological evaluation of Plot 27 has shown that archaeological remains in this area associated with Littlemore Priory are far more extensive than previously suggested by archaeological investigations in 2006 and 2012. The 2022 evaluation established that the two structures previously identified in the 2006 JMHS evaluation and subsequent 2012 Archeox dig were not an outlying house and barn, detached from the main conventual complex, but part of a dense cluster of buildings and features located within a walled precinct.
The archaeological field work has produced evidence for a convincing northern (east west) precinct wall and through negative evidence, the uncertain route of the western precinct wall of the Priory also evidence for enclosed surfaced yards, pits, ditches, water channels and several buildings. The buildings include a rare survival of a 12th century barn with in-situ agricultural hearth, a higher status structure of likely 14th century date (with some in-situ floor levels including a hearth) and at least three other buildings, one likely to be the remains of the dovecote. Based on a comparison with other sites and the limited status and wealth of the Priory, it would be reasonable to interpret this part of the walled precinct as the main focus of the utilitarian structures associated with the cloistral range to the east, with fishpond, water management and cemetery areas perhaps extending south, northward and eastwards of the cloistral range. 
The evaluation has identified a broad phasing for the precinct structures, with well-built 12th - 14th century buildings constructed with limestone blocks and with the 15th century buildings demonstrating cruder construction with different materials including sandstone. 
Following these findings, significant amendments were made to the proposals in order to mitigate heritage harm. Amendments include raising the car park level and reconstructed cloister garden area above the recorded archaeological levels, amending the drainage impacts and moving the footprint of the building to the north-west to avoid impacting on the medieval barn. 
Elsewhere, a zone of flood compensation is proposed around the pond. The pond is located within the precinct and is of possibly medieval origin, however it was not possible to undertake comprehensive evaluation trenching in this location because of the ecological and tree constraints. This area has the potential to preserve further archaeological remains relating to the Priory, including waterlogged structures and environmental evidence.
The redesign of the building footprint has reduced the level of harm to a moderate level of less than substantial harm to the Priory complex and must be weighed against the public benefits of this scheme, as set out below.
Relevant conditions are recommended to secure a written scheme of investigation (WSI), details of on-site interpretation, a construction method statement and a foundation condition.  
Public Benefits and Balance of Harm
It is assessed that the development would result in a low level of less than substantial harm to the setting of the Grade II* listed Minchery Farmhouse and a moderate level of less than substantial harm to the remains of the Priory Complex which are located on the site and would be impacted both directly and indirectly by the development. 
In the context of Paragraph 215 of the NPPF, where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm must be weighed against the public benefits of the proposal. The public benefits of the proposals are:
· Provision of 9,306sq.m. of high-quality laboratory and office space, which would assist in meeting local and national demand for life sciences space. The NPPF (Paragraphs 85 and 87) highlights the importance of facilitating the growth of economically valuable knowledge-based industry such as life sciences and delivery of additional high-quality laboratory and office space on the site is considered to be a significant economic benefit of the proposals. 
· The generation of 150 construction jobs, 440 net additional on-and off-site FTE jobs during operation and £37.5m net additional GVA over the life of the project. 
· Provision of local employment opportunities during the construction and operational phases of the development with the applicants agreeing to enter into a Community Employment and Procurement Plan. 
· Ecological enhancements exceeding the mandatory 5% biodiversity net gain requirement outlined under Policy G2 of the Local Plan. 
· Financial contributions of £210,144.68 towards establishment of Eastern Arc bus service route and £201,600.00 towards active travel improvements within the Littlemore/Sandford and Blackbird Leys Area. 
· Financial contribution of £336,705.32 towards the Cowley Branch Line passenger service. 

Within this context, and after having given great weight to the conservation of the listed building, officers consider that there is clear and convincing justification for this level of harm in line with Paragraph 213 of the NPPF. The public benefits of the development which are noted above are considered to outweigh the low and moderate level of less than substantial harm that would be caused to the setting of the Grade II* listed Minchery Farmhouse and Priory Complex respectively. As such, it is considered that the development accords with Policies DH1 and DH3 of the Oxford Local Plan and the NPPF. In coming to this conclusion, great weight and due regard has been given to the requirements of Section 66 of the of the Planning (Listed Buildings and Conservation Areas) Act 1990.
Sustainability
Proposals for development are expected to demonstrate how sustainable design and construction methods will be incorporated in line with Policy RE1 of the Oxford Local Plan. All development must optimise energy efficiency by minimising the use of energy through design, layout, orientation, landscaping and materials, and by utilising technologies that help achieve Zero Carbon Developments. Policy RE1 states that new build non-residential developments of over 1000m2 proposals must meet BREEAM excellent standard (or recognised equivalent assessment methodology) and must achieve at least a 40% reduction in carbon emissions compared with a 2013 Building Regulations (or future equivalent legislation) compliant base case. Following the adoption of new Part L regulations in June 2022, it is expected that new developments are assessed against the updated Part L building regulations for the purposes of applying the 40% reduction in carbon emissions. 
The submitted Energy Statement was revised in September 2023 to account for the new Part L regulations. The revised statement outlines that the following energy efficiency measures will be incorporated into the development:
· Fabric first approach to include focus on enhanced thermal envelope and glazing specification to achieve passive solar heating in the winter whilst limiting high internal temperatures during summer months. 
· Energy efficient lighting. 
· High levels of insultation and low fabric air permeability. 
· Mechanical Ventilation with heat recovery. 
· Domestic hot water system. 
· Installation of Air Source Heat Pumps (ASHP’s) 
· Installation of roof mounted solar photovoltaic panels.  

The application is accompanied by an assessment which tests the proposed buildings performance against BREEAM standards. When assessed against the appropriate criteria the building is forecast to achieve BREEAM excellent standard. 
The Energy Statement outlines that the measures would achieve a 40.4% reduction in carbon emissions, where assessed against the updated Part L building regulations base case. This would meet the requirement to achieve a 40% reduction in carbon emissions, outlined in Policy RE1 of the Oxford Local Plan. 
	Impact on neighbouring amenity
Policy H14 of the Oxford Local Plan states that planning permission will only be granted for new development that provides reasonable privacy, daylight and sunlight for occupants of both existing and new homes. A Daylight and Sunlight Report has been submitted alongside the planning application in order to assess the impact of the development on natural light to the internal and external amenity areas of surrounding properties. Policy RE7 of the Oxford Local Plan applies more generally to surrounding land uses, including non-residential uses and requires that new development protects the amenity of neighbouring uses. 
The majority of the surrounding uses are non-residential and consist of similar lab and office space to the west and lab space presently under construction to the north (Plot 16). The building to the north east of the site which forms part of the Ozone Leisure Complex was last used as a bingo hall, although planning permission has been sought – and is currently pending determination - to redevelop the site to provide laboratory/research and development uses (23/01198/FUL). This use is likely to complement the proposed uses on the Plot 27 site and it is considered that the development would not have an adverse impact on either the proposed or existing uses on the Ozone Leisure Complex site.   
The nearest residential dwellings are located to the northeast of the site, which are a small row of cottages located to the south of the Cowley Branch Line which are known as Minchery Lane Cottages. 
The existing overflow car park to the northeast, which serves the Kassam Stadium, is allocated for residential development in the Oxford Local Plan under Policy SP14 and there is an expectation that housing will be provided on this site. Any future development on the site should not compromise or restrict the ability to deliver future housing on this site to the level required under Policy SP14.   
The nearest of these properties is located 125 metres from the application site. The proposed building is located more than 80 metres from the overflow car park which forms part of site allocation SP14. Given the associated distances, even when accounting for the scale of the proposed building, it is considered that the siting of the building would not have an adverse impact on the amenity of these properties in terms of overlooking, or loss of light/overshadowing. Furthermore, the windows within the proposed building would not directly face either Minchery Farm Cottages or the overflow car park which forms part of site allocation SP14. 
Typical sources of noise generation from laboratory and office based uses derive from mechanical plant equipment, including ventilation and extract systems and Air Source Heat Pumps. Noise sensitive surrounding uses include the Hampton by Hilton Hotel and Minchery Farm Cottages. Given the proximity to these noise sensitive uses, the application is accompanied by a Noise Assessment. It should be noted that specific plant equipment has yet to be selected, given that the end user of the building is not currently known, however with appropriate mitigation, the submitted Noise Assessment indicates that the development would not have an unacceptably adverse impact on the amenity of surrounding noise sensitive uses. 
In light of the above, the proposal is considered to accord with the requirements of policies H14, RE7 and RE8 of the Oxford Local Plan, subject to appropriate conditions controlling the level of noise associated with plant equipment.
Transport 
Policy M1 of the Oxford Local Plan outlines the need for development to be planned in a way which prioritises access by walking, cycling and public transport. This is crucial in achieving a modal shift away from private car use as the default means of accessing new developments, in this case as a means of commuting. Site Policy SP9 identifies that opportunities should be sought to enhance and promote more sustainable means of travel to and from the park.
The proposed vehicular access to the site would be from Robert Robinson Avenue, which falls within the Oxford Science Park to the west of the application site. This would be a shared access between road users and pedestrians. The proposed access would be formed over land which currently falls within the Minchery Farm OCWS, the implications of this from an ecological perspective are discussed in further detail in the relevant section of this report. Policy G2 however requires that the development within OCWS’s is permissible only where there is an exceptional need, which cannot be met by development on an alternative site. It is therefore appropriate to consider whether vehicular access could be provided in another location which avoids encroachment into the OCWS. 
Other access options were discussed with officers and the Local Highways Authority at pre-application stage, this included the creation of a new access from Grenoble Road to the south; an access point using the existing junction with Minchery Lane/Grenoble Road, to the south east and an access point from Minchery Lane to the west. 
Minchery Lane is a well-used and important right of way for pedestrians and cyclists which is used irregularly by vehicles accessing the pumping station to the north of the site. This route is likely to be more frequently used in the future by pedestrians and cyclists should a new railway station be delivered adjacent to Plot 16 as part of the Cowley Branch Line reopening plans; and following development of land to the south of Grenoble Road, as allocated within the South Oxfordshire Local Plan. An increase in vehicular use of Minchery Lane presents a clear risk to cyclists and pedestrians as well as increasing the level of likely harm to the setting of The Grade II* listed Priory and associated archaeology.  
Oxfordshire County Council advised that accessing the site from Grenoble Road would be considered unsafe in highway safety terms, given the proximity of the access to the two adjoining roundabouts. There are visibility restrictions owing to the presence of trees adjoining the southern boundary of the site; creation of an access here would require the removal of a substantial number of prominent mature trees, which would have negative implications visually and ecologically. 
Accounting for clear and convincing highway safety, heritage and visual reasons, officers are satisfied that the proposed access point from Robert Robinson Avenue represents the only viable means of accessing the site. There are also clear design and accessibility benefits in terms of the siting of the access, which provides a functional link between the site and the rest of the Science Park. The proposals to create a new pedestrian link between the site and Minchery Lane are supported, as this is an important point of access, linking the site with Littlemore and East Oxford.   
Policy M3 of the Oxford Local Plan outlines that parking requirements for non-employment uses will be determined in line with a submitted Transport Assessment or Travel Plan, which must take into account the need to promote and achieve a shift towards more sustainable modes of travel. The presumption will be that vehicle parking will be kept to the minimum necessary to ensure successful functioning of the development.
A total of 168 car parking spaces, including 11 visitor bays, are proposed (25% of which would be fitted with electric charging points). This is reduced from 185 spaces as originally proposed. The purpose of the changes was to reduce encroachment into areas of the site falling within Flood Zone 3. As the development is speculative, the specific number of staff that would be using the building is not yet known, however the accompanying Transport Assessment states that if the building was used fully as office space, this could be around 750 employees, whilst the more likely split of office/lab space would reduce the total number of employees to around 500. Accounting for working patterns, including home working, it is anticipated that around 80% of staff would be on site on any given day, resulting in a travel demand for 400 staff. Based on this figure, the applicants targeted parking provision would equate to a 46% modal share of employees travelling to work by car, which is currently considered acceptable in this location in line with other recent permissions within the Park. As above, the number of parking spaces would be reduced down to 145, equating to a 35.5% mode share, once the Cowley Branch Line passenger service is operational. This reduction would be secured by legal agreement.  
The submitted trip rates included in the applicant’s transport assessment are the same as was previously agreed for Plot 16 (19/02003/FUL). This is considered acceptable due to the site being in the same location and the lack of more up to date surveys having taken place in the intervening time due to the COVID pandemic. These trip rates have then been calculated on the total floor area and broken down by mode using the predicted mode share forecast.
This shows 113 two-way vehicular trips (single occupancy cars plus car share drivers) in the AM peak and 100 in the PM peak. The trip distribution is also the same as Plot 16 and shows approximately 75% of vehicles travelling west, with the remaining 25% travelling east. 
These trips have been added to the network base line flows (2015) along with committed development on the Science Park to give an understanding of the impact on the local junctions. The western roundabout, although starting to near capacity in the PM peak, is still operating sufficiently - including committed development and this proposal. Work will be needed on these roundabouts in the future but are likely to be sufficient until the strategic housing site comes forward. 
The ARCADY model shows that the Henley Road/Brick Kiln Lane mini-roundabout operates within capacity in the AM peak hour but operates significantly over capacity in the PM peak as a result of the development. A highway capacity scheme was previously designed for this junction which would increase capacity for vehicles; however, this would further worsen the arrangement for pedestrians and cyclists and therefore was rejected. The view of the Highways Authority is that this further strengthens the need for improvements to active travel, discussed above, which would make walking/cycling more attractive and safer for staff which in turn reduces vehicles using the junction. This approach is in line with the Highway Authority’s recently adopted Decide & Provide Policy. Should the strategic housing site on Grenoble Road come forward in the future this would create a new access directly onto the A4074, at which point Brick Kiln Lane would likely return to a local road.
Vehicular parking provision has reduced since the application was originally submitted so it should be noted that two-way vehicle trips are likely to be slightly lower than assessed within the Transport Assessment, however even where assessed against the higher quantum of parking, Officers consider that the residual impact of the development on the surrounding road network would not be severe. 
Active Travel and Pedestrian and Cycle Access
The site is adjacent to the areas of Littlemore, Greater Leys, Blackbird Leys and Sandford-on-Thames, all of which are within walking distance. The area has been known until relatively recently as unsustainable due to its lack of public transport and active travel options.
The sustainability of the site is already improving and with further sustainable options coming online in the future, the site is considered suitable for further development from a transport perspective. As mentioned above, approximately 3,500 dwellings are planned for the south side of Grenoble Road which falls with the administrative area of South Oxfordshire District Council, however, should this come forward it would bring with it a large investment in sustainable transport options and increase the viability of schemes such as the Cowley Branch Line passenger rail service.
There are proposals for the Cowley Branch Line to be repurposed as a passenger service which will connect Oxford train station with Oxford Business Park, Oxford Science Park and Oxford Parkway train station/Park & Ride (4,400 homes planned in the vicinity along with existing residents of Kidlington, Yarnton, Begbroke etc). In a recent connectivity study by Phil Jones Associates (PJA) it was highlighted that active travel improvements to the new Branch Line station at the Science Park were required, and with the high level of staff that will be commuting to the Science Park by active travel, it is considered that these are also required for further development in this area. Some of these are already planned and/or funded and will be implemented in the near future, these include:
· Pedestrian/Cycle link from the Science Park to Armstrong Road. 
· Improved ped/cycle permeability and street lighting on Public Right of Way 281/1/40 connecting the Science Park to Minchery Farm. 
· New direct ped/cycle route from Knights Road connecting the Science Park to Blackbird Leys. 
· Active travel improvements from Sandford-on-Thames along Church Road and towards Littlemore on Sandford Road.

It is considered that the below improvements are required in order to make active travel to the site more attractive. Contributions towards these improvements have either been requested from this development or will be from upcoming developments in the area:
· A new pedestrian/cycle crossing on Henley Road to allow easier access to the Science Park from Abingdon, Sandford-on-Thames and Littlemore.
· A new shared use path along Brick Kiln Lane. 
· A safer crossing point at the Grenoble Road/Brick Kiln Lane roundabout which would allow pedestrians and cyclists to cross the A4074 slip road to join the shared use path on the northern side of Grenoble Road.  
· Upgrading of the cycle route from the Science Park through Littlemore as far as Giles Road.

Accident records show two previous incidents at the Brick Kiln Lane/Grenoble Road access involving pedestrians and cyclists which further evidence the need to improve the environment for active modes in this location. Furthermore, an additional accident between a car and a cyclist on Priory Road also occurred resulting in serious injuries to the cyclist. As walking and cycling is likely to considerably increase as a result of this development, it is considered necessary to make improvements for the safety of vulnerable road users in this area. 
Cycle Parking 
104 cycle parking spaces (32 to be Sheffield stands and 40 double stacked) are proposed alongside 10 shower/changing facilities including 1 accessible cubicle. These provisions are above the requirements set out under Policy M5 of the Oxford Local Plan. Details of cycle parking are proposed to be secured by planning condition. 
Public Transport 
The site is currently served by the 45 bus route which connects the site with Culham, Abingdon, Berinsfield and Cowley and is funded by Culham Science Centre. It is also served by the 3A which connects the Science Park to the city centre via Littlemore, Rose Hill and Iffley which is soon to be extended to the train station. This service is currently every half an hour but this may change in the future if the proposed traffic filters come in, which will also improve journey time. 
There is a proposal for a new ‘eastern arc’ bus route which will connect the Science Park with Marston, Headington and North Oxford. This is currently unfunded and should be operational by the occupation of the proposed development; therefore, contributions have been requested in line with the calculation used on the Plot 16 planning permission. 
Taking into account all of the above, the proposal is considered to comply with policies M1, M2, M3, M4 and M5 of the Oxford Local Plan.
Trees 
Policy G7 of the Oxford Local Plan specifies that planning permission will not be granted for development proposals which include the removal of trees, hedgerows and other valuable landscape features that form part of a development site, where this would have a significant adverse impact upon public amenity or ecological interest.
Accounting for other constraints on the site, including access restrictions and archaeological features it is not feasible to provide the required quantum of development without removing some existing trees. However, there is scope for adequate replacement tree planting in identified landscaped areas around the proposed central core building. 
The proposed access point to the west would have a significant impact on existing trees, but the highway safety rationale and justification is accepted. The proposals would involve the loss of 1 category A sycamore tree, 2 category B trees as well as a category B mixed species group and 4 category C trees and 2 mixed groups of category C trees. 
The proposed tree removal plan is considered acceptable on balance as the main arboricultural and ecological features around the periphery of the site are retained. The loss of the Sycamore and Horse Chestnut Trees is regrettable, however the provision of SuDS within this area of the site, on balance, justifies the loss of the trees and it is possible to mitigate this harm over the medium to long term through replacement tree planting, set out in the submitted landscaping details. 
The scheme layout includes a large area of car parking/ hard surfaces surrounding the building. Canopy cover over hard surfaces is important in reducing urban heat-island effects, but hard surfaced areas such as parking are poor and inhospitable environments for successful tree establishment and growth (i.e. growth rates assumed in the Tree Canopy Cover Assessment to achieve no net-loss). 
Special design features need to be employed to overcome this challenge, such as crated void systems for uncompacted soil to support the hard surfaces above rooting zones. Indicative details, including sections, of a proposed crated void system to support the hard surfaces above rooting zones is included in the Landscaping Design and Access Statement - additional detail, including the footprint coverage of this system would be agreed by condition. 
Policy G7, supported by TAN9 requires a ‘No-Net-Loss’ after 25 years under a Development Scenario; to be demonstrated through the TCCAS. 
The Tree Canopy Cover Assessment Study (TCCA) describes a baseline canopy cover of 7,965m² on a site of 22,429m²; or 36%. Officers have calculated that there would be a net canopy cover increase of 0.63% after 25 years as compared to a similar increase in the no development scenario. 
Accounting for the above assessment, officers consider that the proposals would comply with Policy G7 of the Oxford Local Plan. 
Ecology 
Policy G2 of the Oxford Local Plan states that development that results in a net loss of sites and species of ecological value will not be permitted.
The application site consists of a mix of neutral grassland, areas of marshy grassland and swamp, alongside an area of wet woodland to the west of the site adjacent to the tributary watercourse to the Littlemore Brook. As above, a significant section of the site falls within the Minchery Farm OCWS and in respect of development within an OCWS, Policy G2 states that:  
Development will only be permitted in exceptional circumstances whereby:
a) There is an exceptional need for the new development and the need cannot be met by development on an alternative site with less biodiversity interest; and
b) Adequate onsite mitigation measures to achieve a net gain of biodiversity are proposed; and
c) Where this is shown not to be feasible then compensation measures will be required, secured by a planning obligation.
[bookmark: _Hlk191905595]The majority of the development proposed on this site falls outside of the designated boundary of the OCWS, this includes the footprint of the building, the vast majority of parking and access spaces and supporting infrastructure, including SuDS features. Development that would be located in the OCWS consists of only a section of the vehicular access road, including a culverted crossing of the tributary watercourse and a small triangular section of parking. 
Criterion a) of Policy G2 requires an assessment of the exceptional need for the development falling within an OCWS. The land containing the proposed employment building is allocated for development under Policy SP9 of the Oxford Local Plan. It should be noted that the land falling within OCWS is not included within the parameters of the site allocation. The site allocation however does not provide commentary, or an appraisal as to how this parcel of the Science Park should be accessed. The applicants have decided, based on an assessment of different options, that accessing the site to the west from Robert Robinson Avenue - which involves crossing the OCWS - is the only viable means of accessing the site and Officers are minded to agree, having also assessed the alternative options as set out above in the transport section. As Planning Committee are aware, there are significant economic benefits arising from the intensification of employment space on this category 1, allocated employment site and there is an accepted need to provide safe and suitable pedestrian and vehicular access to the site. Furthermore, Officers are satisfied that the access has been kept to the functional minimum width necessary to achieve safe vehicular access, thereby limiting encroachment into the OCWS.  On this basis, Officers consider that there is an exceptional need for the provision of the access across the OCWS. 
Two trees were identified as having moderate potential to support roosting bats, whilst the habitats on the site provide commuting and foraging habitats for bats. The site was identified as providing suitable habitats for badgers, however the Ecological Appraisal found no evidence that badgers were present on the site. 
Policy G2 of the Oxford Local Plan, requires that developments should deliver a 5% net gain in biodiversity (the application pre-dates the national requirement to provide a 10% BNG). The application is accompanied by a Biodiversity Net Gain (BNG) Plan. The proposals include plans to enhance the existing habitats, both those within the OCWS and without, including grassland and wet woodland. A number of new habitats would be created, including reedbeds, a herb garden, a biodiverse green roof, green walls, and a new area of neutral grassland. A number of new trees would also be planted across the site. The proposals would result in a net gain of 5.85% in habitat units, a net gain of 1616.32% in hedgerow units and a net gain of 5.39% in river units on site. It is therefore considered that the proposal would accord with criterion b) above, making criterion c) inapplicable. The proposal would accord with the requirements of policy G2 as a whole. 
With specific regard to the box culvert, the proposal includes a 500mm wide mammal shelf, set at a level of 300mm above the 1 in 20 flood level. The soffit level of the culvert would be set above the 1 in 1000 flood level which allows for a suitable bat corridor, circa 2m above the standard water level. The base of the culvert would be set a minimum of 300mm below the riverbed to allow the bed to reform. Details and specifications of the culvert would be secured by condition to ensure that this intervention would be kept to the minimum necessary dimensions in order to limit harm on ecological habitats. 
It is considered that these measures are acceptable and that the proposal would comply with the requirements of policy G2 of the Oxford Local Plan 2036. 
Flooding 
Policy RE3 of the Oxford Local Plan requires new development to be located in areas of low flood risk (Flood Zone 1). In considering proposals elsewhere, the sequential and exception tests will be applied. Applications on sites within Flood Zones 2, 3 and on site larger than 1ha in Flood Zone 1 must be accompanied by a Flood Risk Assessment (FRA). 
Areas of the application site fall within Flood Zones 1, 2 and 3, therefore the flood risk on the site ranges from relatively low to high. The area of the site falling within Flood Zone 3 at the highest risk of flooding is in the northwest corner of the site adjoining the Littlemore Brook and a tributary watercourse which flows from south to north and forms the western boundary of the site. The proposed building and the vast majority of the surrounding surface level car parking would be located outside of Flood Zone 3. The majority of the footprint of the building would be located in Flood Zone 1, although the northwest corner of the building would encroach slightly into Flood Zone 2. 
The western edge of the site falls within Flood Zone 2, this consists of land adjoining the tributary watercourse up to the southern boundary with Grenoble Road. A number of parking bays would fall within Flood Zone 2, whilst the vehicular access would lie within both Flood Zones 2 and 3a and b with the area at highest risk being where the access crosses the tributary watercourse to the Littlemore Brook via the culverted crossing. 
As mentioned throughout this report, the application site has been allocated for uses consistent with existing development at the Science Park which mainly comprises research and development-based uses. As part of the Local Plan preparation, a sequential test was carried out and the Oxford Science Park, as a whole, was assessed as suitable for ‘less vulnerable’ uses. Paragraph 66 of the National Planning Practice Guidance (NPPG) defines laboratory and office commercial development as ‘less vulnerable’ in terms of flood risk. The proposed development is therefore suitable on sites within flood zones 1, 2 and 3a. 
With regards to the exception test, the access that has been culverted is the only element of the application site that sits within flood zone 3b (functional floodplain) and as a culvert is water compatible, it is not considered necessary to carry out the exception test in line with table 2 ‘Flood risk vulnerability and flood zone ‘incompatibility’’ of the NPPG.
As part of the flood mitigation strategy, the proposed ground levels would result in a net increase in compensation volumes when compared with the existing situation. Flood routing during an extreme event has also been assessed - this ensures the free flowing of flood waters at the start of a flood event and at the point of breaking the watercourse embankments. A low flow channel has been provided upstream of the large area of proposed compensation, mimicking the existing situation. In summary, the approved fluvial flood modelling of Littlemore Brook has been used as a tool to ensure that no flood compensation volume is lost as a result of the development. 
Extensive consultation with the Environment Agency took place during the determination period, with particular regard to the flood modelling, the vehicular access and box culvert. On 24th March 2024, the EA confirmed that they accept the findings of the model and do not object to the proposed development. 
In light of the above, the proposal would accord with the requirements of policy RE3 of the Oxford Local Plan 2036. 
Policy RE4 of the Oxford Local Plan states that all development proposals will be required to manage surface water through Sustainable Drainage Systems (SuDS) or techniques to limit run-off and reduce the existing rate of run-off on previously developed sites. 
The application is accompanied by a surface water drainage strategy (DS). The DS includes a number of SuDS features, including permeable paving for all surface level parking bays surrounding the building, a green roof with 100mm of storage potential. A new detention basin is proposed to the south of the main building, whilst it is proposed the existing pond would also form part of the SuDS strategy for attenuation. 
With regards to the proposed foul water strategy, a single network would be drained by gravity and would then discharge to the existing adopted foul sewer  which currently runs through the site but would be diverted as part of the proposed works. Thames Water has confirmed it does not object to the proposed development. 
In light of the above, it is considered that the proposal would comply with policies RE3 and RE4 of the Oxford Local Plan. 
Land Quality 
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, meaning the contamination poses an unacceptable risk to human health or the environment, under Part 2A of the Environmental Protection Act 1990. In accordance with policy RE9 of the Oxford Local Plan 2036, a Phase 1 Desk Study and contaminated land questionnaire was submitted as part of the application.
Historical documentation and plans indicate that the site has had a previous agricultural use and is thought to have been subject to sewage sludge spreading from an earlier sewage treatment plant. This is in addition to the already known historic pond and former priory on the site. As a result of these previous uses, it is considered that the risk of significant contamination being identified on site is likely to be moderate to low.
The Phase I Geoenvironmental Desk Study report assesses that there is the potential for ground contamination to be present on the site and recommends a Phase 2 intrusive site investigation to quantify potential ground contamination risks to potential receptors. Officers support this approach and consider that a Phase 2 site investigation and a Phase 3 remediation strategy can be secured by condition. The proposal therefore complies with Policy RE9 of the Oxford Local Plan. 
Air Quality 
Policy RE6 of the Oxford Local Plan states that planning permission will only be granted where the impact of new development on air quality is mitigated and where exposure to poor air quality is minimised or reduced. The planning application is accompanied by an Air Quality Assessment (AQA). 
The baseline assessment 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).
The air quality baseline desk assessment shows that current air quality levels at the application site are below relevant air quality objectives for NO2, PM10 and PM2.5 concentrations. Therefore, the location of the application site is considered suitable for its intended use.
The proposed development would be all-electric and not rely on the use of combustion sources as a primary energy supply. ASHPs would provide space heating and cooling and a CO2 heat pump would provide hot water. Rooftop PV and Variant Refrigerant Volume (VRF) units would also be incorporated. As no combustion sources are proposed, no local air quality impacts are anticipated and hence a detailed assessment of the impacts of combustion emissions from an associated energy plant have been screened out.
As above, 25% of the total parking spaces would be provided with electric charging points. Adequate ducting would be provided to all spaces to enable additional charging points in the future as demand requires, to be secured by condition. 
Future year traffic flows that were used on the air quality modelling include traffic from developments including Littlemore House, Armstrong Road and Plots 23-26 of TOSP. A conservative approach has been taken to modelling whereby emissions factors and background concentrations for 2019 were used throughout the assessment, when - in reality - background concentrations are expected to decrease in future years. 
The impacts of demolition and construction work on dust soiling and ambient fine particulate matter concentrations have been assessed in the AQ Assessment, which identified that there is a high risk of dust soiling impacts and a low risk of increases in PM concentrations due to construction activities. The risk of dust causing a loss of local amenity and increased exposure to PM10 concentrations has been used to identify appropriate dust mitigation measures. Provided these measures are implemented and included within a dust management plan, the residual impacts are not considered to be significant. The mitigation measures would be secured by condition. 
The results of the operational phase traffic impact assessment indicate that the impact on NO2, PM10 and PM2.5 concentrations at all nearby existing sensitive receptors would be negligible and therefore no mitigation is required. A Site Suitability Assessment of NO2 concentrations at proposed sensitive receptors at the facades of the proposed development and along the application site boundary has also been completed. The modelled NO2 concentrations from the dispersion model are below the annual mean AQO for NO2, and the 1-hour mean NO2 is not predicted to be exceeded at any proposed sensitive receptor, or at the application site boundary. As such, mitigation measures are not required for the operational phase of development.
An accompanying Interim Travel Plan has been prepared to support the planning application to encourage sustainable transport choices by employees and visitors and to reduce single occupancy vehicle trips. The success of the Travel Plan would be monitored against clearly defined targets related to travel.
Accounting for the above assessment, the proposals are considered to comply with Policy RE6 of the Oxford Local Plan. 
Noise
Policy RE8 of the Oxford Local Plan 2036 requires new developments to manage noise in order to safeguard or improve amenity, health, and quality of life for local communities.
The submitted acoustic assessment adequately predicts plant noise levels as being below the existing background noise level at the identified receptors taking into consideration distance losses, surface acoustic reflections and, where applicable, screening provided by the proposed buildings. The calculations show that the noise criteria of the proposed plant strategy will meet the Local Authority criteria during the operating period and should not have an adverse impact on the nearest sensitive receivers. Conditions requiring proposed plant noise to fall below existing local background levels and the installation of anti-vibration isolators would be attached to any planning permission to ensure that amenity of occupiers and neighbours is protected.
In light of the above, it is considered that the proposed development complies with Local Plan Policy RE8.
Heath Impact 
Local Plan policy RE5 seeks to promote strong, vibrant and healthy communities and reduce health inequalities. The application has been supported by a Health Impact Assessment (HIA) which considers the health impacts of the proposed development.
Inclusive design has been considered both internally and externally throughout the scheme with wheelchair accessibility and flexibility available. A number of natural amenity spaces for staff, visitors and the public to enjoy would be created on site along with the retention of the site’s historic pond. Cycle parking, in excess of policy requirement, and end of journey facilities would be provided to encourage staff to commute by sustainable modes. 
As above, the scheme would provide employment locally in both the construction and operational phases and the applicant has committed to entering into a Community Employment and Procurement Plan (CEPP) which would form part of the S106 legal agreement.
In light of the above, and the contents of this report as a whole, it is considered that the proposed development would comply with policy RE5 of the Oxford Local Plan 2036.
Utilities
Local Plan Policy V8 requires developers to explore existing capacity (and opportunities for extending it) with the appropriate utilities providers.
Electricity
SSE would install a new substation, to be accessed from Minchery Lane, an electrical supply, sufficient to serve the proposed building, would run from the substation to the transformer room of the new building. 
Mains water
Thames Water would need to provide a new water supply and meter to the site and further modelling would need to be undertaken by Thames Water to confirm whether network reinforcements would be required off site. In the interim, the applicant team has progressed the design of a cold water storage tank to serve the building for a 12 hour period, which could refill overnight. 
Telecoms
Initially, the site would be served with ethernet connection to support landlord services and communication to their external services including security monitoring. Additional empty ducts would be provided next to the main telecoms duct, to allow tenants to bring their own private cables or order a dedicated connection for their systems.  
The proposal is considered to comply with policy V8 of the Oxford Local Plan.
CONCLUSION
Officers consider that the proposed development to provide additional floorspace for research and development purposes would respond appropriately to the site context and Local Plan allocation. The proposal would provide improved transport infrastructure through financial contributions and it is considered that there would be no harm to the highway network as a result of traffic generation. The development would result in a net gain in tree canopy cover through new and retained soft landscaping and a Biodiversity Net Gain of 5.96% as required by policy. The scheme would result in less than substantial harm to the setting of the Grade II* listed Priory. However, Officers consider that the public benefits that would derive from the proposed development would outweigh the harm caused. There would be no adverse land contamination, noise pollution, air quality or flood risk and drainage impact as a result of the proposal.
The proposal would generate additional employment and a boost to the local economy.
The scheme would accord with the Local Plan policies with regards to the natural environment and in turn would help to achieve a healthy community.
In terms of any material considerations which may outweigh these development plan policies, 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. Policy S1 of the Oxford Local Plan 2036 repeats this.
Officers consider that the proposal would accord with the overall aims and objectives of the NPPF and policy S1 for the reasons set out within the report. Therefore in such circumstances, planning permission should be approved without delay. This is a significant material consideration in favour of the proposal.
Having regards to the matters discussed in the report, officers would make members aware that the starting point for the consideration 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. 
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. 
Therefore, 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.
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 NPPF, and relevant policies of the Oxford Local Plan 2016-2036, when considered as a whole, and that there are no material considerations that would outweigh these policies.
It is recommended that the Committee resolve to grant planning permission for the development proposed subject to the satisfactory completion (under authority delegated to the Head of Planning Services) of a legal agreement under section 106 of the Town and Country Planning Act 1990.
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 referred to shall be constructed strictly in complete accordance with the specifications in the application and the submitted plans.

Reason: To avoid doubt as no objection is raised only in respect of the deemed consent application as submitted and to ensure an acceptable development as indicated on the submitted drawings in accordance with Policy S1 of the Oxford Local Plan. 

Material Samples 
3. Prior to installation, large scale sample panels (1m x 1m minimum) of the exterior materials to be used shall be submitted to and approved in writing by the Local Planning Authority. The development shall be completed in accordance with the approved sample panels which, where feasible, shall remain on site for the duration of the development works.

Reason: In the interests of visual amenity in accordance with Policy DH1 of the Oxford Local Plan.

Exhibition space opening hours
4. [bookmark: _Hlk193704003]From first occupation, the reception and archaeology exhibition space shall be publicly accessible during opening hours and shall remain so in perpetuity.

Reason: To promote public enjoyment of heritage and advance knowledge in accordance with policy DH4 of the Oxford Local Plan 2036. 

Contamination Assessment 
5. Prior to the commencement of the development, a phased contamination 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. The phased risk assessment shall be submitted in writing and approved by the local planning authority. 

Phase 1 (desk study) has been completed and approved. A Phase 2 intrusive investigation shall be completed in the area of the proposed development in order to fully 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.

Remediation Works 
6. 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 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 accordance with the requirements of policy RE9 of the Oxford Local Plan 2016 - 2036.

Contamination 
7. Any contamination that is found during the course of construction of the approved development that was not previously identified 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. 

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

Dust Mitigation 
8. Prior to the commencement of development, a complete list of site-specific dust mitigation measures and recommendations that are identified on Table 17 (pages 39-41) of the approved Air Quality Assessment, shall be 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. 

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 Policy RE6 of the Oxford Local Plan 2016- 2036.

EV Charging 
9. Prior to installation, 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 commercial 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.

Secured by Design 
10. Prior to first occupation, an application shall be made for Secured by Design Commercial accreditation on the development hereby approved. The development shall be carried out in accordance with the approved details and shall not be occupied or used until confirmation of SBD accreditation has been received and acknowledged in writing by the Local Planning Authority.

Reason: To ensure that the development is safe and secure, and the design of the development reduces opportunities for crime in accordance with Policies RE7 and DH1 of the Oxford Local Plan 2036. 

Written Scheme of Investigation 
11. [bookmark: _Hlk184297634]Prior to the commencement of development, a written scheme of investigation (WSI) shall be submitted to and approved in writing by the Local Planning Authority. For land that is included within the WSI, no development shall take place other than in accordance with the agreed WSI, which shall include the statement of significance and research objectives, and:

• The programme and methodology of site investigation and recording and the nomination of a competent person(s) or organisation to undertake the agreed works. 
• A public archaeology and outreach strategy (to include a reconstruction illustration of the priory). 
• The programme for post-investigation assessment and subsequent analysis, publication & dissemination and deposition of resulting material. This part of the condition shall not be discharged until these elements have been fulfilled in accordance with the programme set out in the WSI.

Reason: To ensure that the development does not have a damaging effect on known or suspected elements of the historic environment, including prehistoric, Roman, medieval and post-medieval remains in accordance with Policies DH3 and DH4 of the Oxford Local Plan 2036.

Method Statement for Interpretation 
12. [bookmark: _Hlk187925925]Prior to first occupation of the building, a method statement for on-site interpretation shall be submitted to and approved in writing by the Local Planning Authority. The method statement shall set out how the proposed information boards and display area will be designed and located and how they will communicate the results of the multiple archaeological investigations at the site, emphasising the important role of scientific archaeology is discovering new information about the sites occupants and environs. All works shall be carried out and completed in accordance with the approved methodology, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To promote public enjoyment of heritage and to record and advance knowledge in accordance with policy DH4 of the Oxford Local Plan 2036.

Works in Accordance with Specified Levels 
13. All works shall take place in accordance with and to the levels specified in Bogle Architects TOSP Plot 27 Archaeology Sections November 2023 and P27-CRH-XX-FN-DR-S-1100-Existing Archaeology Location Plan-S0-P6 (Campbell Reith September 2023) unless otherwise agreed in writing by the Local Planning Authority. 

[bookmark: _Hlk188967990]Reason: To ensure that the development does not have a damaging effect on known or suspected elements of the historic environment, including prehistoric, Roman, medieval and post-medieval remains in accordance with Policies DH3 and DH4 of the Oxford Local Plan 2036.

Construction Method Statement 
14. No development-related works shall take place within the site until a method statement has been submitted to and approved by the Local Planning Authority setting out how the construction of buildings, hard surfacing and landscaping works will be undertaking in a manner that will protect the identified archaeological horizon, excluding agreed impacts. This shall cover any pile matt or crane base requirements, tree clearance and machine tracking protocols and approaches to machine excavation in zones where the archaeological horizon will be close to the surface. All works shall be carried out and completed in accordance with the approved scheme, unless otherwise agreed in writing by the Local Planning Authority. 

Reason: To ensure that the development does not have a damaging effect on known or suspected elements of the historic environment, including prehistoric, Roman, medieval and post-medieval remains in accordance with Policies DH3 and DH4 of the Oxford Local Plan 2036.

Travel Plan 
15. Prior to first occupation, a Full Travel Plan shall be submitted to and approved in writing by the Local Planning Authority.  

Reason: To promote sustainable modes of transport in accordance with Policy M1 of the Oxford Local Plan. 

Details of Cycle Parking 
16. Prior to first occupation, details of the cycle parking areas, including dimensions and means of enclosure, shall be submitted to and approved in writing by the Local Planning Authority. The development shall not be brought into use until the cycle parking areas and means of enclosure have been provided within the site in accordance with the approved details and thereafter the areas shall be retained solely for the purpose of the parking of cycles. 

Reason: To encourage the use of sustainable modes of transport in line with policy M5.

Construction Traffic Management Plan 
17.  Prior to commencement of development, a Construction Traffic Management Plan (CTMP) shall be submitted to and approved in writing by the Local Planning Authority. The CTMP must include:

· An appropriate title, including the site and planning permission number. 
· Routing of construction traffic and delivery vehicles 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 Department – contact 0845 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 Department. 
· 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 Policy M2 of the Oxford Local Plan 2036. 

Noise Limits – Plant 
18. The rating level of the noise emitted from the proposed installation of mechanical plant located at the site shall not exceed the existing background level at any noise sensitive premises when measured and corrected in accordance with BS4142:2014+A1:2019 ‘’Methods for rating and assessing industrial and commercial sound’’.

Reason: To ensure that the amenity of occupiers and neighbours of the development site is not adversely affected by noise in accordance with policies RE7 and RE8 of the Oxford Local Plan 2036.

Plant – Noise Mitigation 
19. Prior to first occupation, the proposed plant installation and ducting at the development shall be mounted with proprietary anti-vibration isolators and fan motors shall be isolated from the casing and adequately silenced and maintained as such. 

Reason: To protect the amenity of surrounding residential occupiers and adjoining land uses in accordance with Policies RE7 and RE8 of the Oxford Local Plan 2036. 

Noise Limits – Emergency Plant and Generators 
20. Noise emitted from the emergency plant and generators hereby permitted shall not increase the minimum assessed background noise level (expressed as the lowest 24 hour LA90, 15 mins) by more than 10 dB one metre outside any premises. The emergency plant and generators hereby permitted may be operated only for essential testing, except when required by an emergency loss of power. Testing of emergency plant and generators hereby permitted may be carried out only for up to one hour in a calendar month, and only during the hours 09.00 to 17.00 hrs Monday to Friday and not at all on public holidays.

Reason: To protect the amenity of surrounding residential occupiers and adjoining land uses in accordance with Policies RE7 and RE8 of the Oxford Local Plan 2036. 

Construction Management Plan 
21. Prior to commencement of the development hereby approved, 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 – 19:00 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 Policies RE7 and RE8 of the Oxford Local Plan 2036.

Energy Statement Compliance 
22. The development shall be carried out in full accordance with the recommendations of the Energy Strategy Addendum (Revision 01) prepared by Hoare Lea dated 1st September 2023. The development shall not be occupied until evidence (including where relevant Energy Performance Certificate(s) (EPC), Standard Assessment Procedure (SAP) and Building Regulations UK, Part L (BRUKL) documents) have been submitted to the Local Planning Authority to confirm that the energy systems have been implemented according to details laid out in the approved Energy Statement and achieve the target performance (i.e. at least a 40% reduction in operational carbon emissions compared to Part L of 2021 Building Regulations compliant base case) as approved.

Reason: To ensure the incorporation of sustainable design and construction with the approved scheme and to ensure carbon reduction in line with Policy RE1 of the Oxford Local Plan 2036.  

BREEAM
23. Prior to first occupation of the development, an Interim BREEAM Report from the registered BREEAM assessor shall be submitted to and approved in writing by the Local Planning Authority. The report must contain:
· A copy of the interim design certificate confirming ‘Excellent’ certification has been achieved;
· Evidence to show the development is on track to achieve a post-construction rating of ‘Excellent’ with a margin of comfort. 

Reason: To ensure the development incorporates sustainable construction and operational measures in compliance with policy RE1 of the Oxford Local Plan 2036.

[bookmark: _Hlk193711132]Crated void system
24. Prior to commencement of development, details of the crated void system, including the footprint coverage of this system, shall be submitted to and approved in writing by the Local Planning Authority. 

Reason: to ensure hard surfaces above rooting zones are supported in accordance with policy G7 and G8 of the Oxford Local Plan 2036. 

Landscaping Proposals 
25. The landscaping proposals 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 in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.

Landscaping – Reinstatement 
26. Any existing retained trees, or new trees or plants planted in accordance with the details of the approved landscape proposals 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 in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.

Landscape Management Plan 
27. Prior to first occupation or first use of the development hereby approved, a landscape management plan, including long term design objectives, management responsibilities and maintenance schedules and timing for all landscape areas, other than small, privately owned domestic gardens, shall be submitted to, and approved in writing by, the Local Planning Authority. The landscape management plan shall be carried out as approved by the Local Planning Authority.
Reason: In the interests of amenity and the appearance of the area in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.

Tree Protection Plan 
28. The development shall be carried out in strict accordance with the tree protection measures contained within the planning application details unless otherwise agreed in writing beforehand by the Local Planning Authority.
Reason: In the interests of visual amenity in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.

Arboricultural Method Statement 
29. 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 beforehand by the Local Planning Authority. The Local Planning Authority shall be informed in writing when physical measures are in place, in order to allow Officers to make an inspection prior to the commencement of development.
Reason: In the interests of visual amenity in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.

Arboricultural Monitoring Programme 
30. Development, including demolition and enabling works, shall not begin until details of an Arboricultural Monitoring Programme (AMP) have been submitted to and approved in writing by the Local Planning Authority. The AMP shall include a schedule of a monitoring and reporting programme of all on-site supervision and checks of compliance with the details of the Tree Protection Plan and/or Arboricultural Method Statement, as approved by the Local Planning Authority. The AMP shall include details of an appropriate Arboricultural Clerk of Works (ACoW) who shall conduct such monitoring and supervision, and a written and photographic record shall be submitted to the Local Planning Authority at scheduled intervals in accordance with the approved AMP.
Reason: In the interests of visual amenity in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.

Soil Resource Plan 
31. A Soil Resource Plan in accordance with the DEFRA Construction Code of Practice for the Sustainable Use of Soils on Construction Sites shall be submitted to and approved in writing by the Local Planning Authority prior to commencement of any development, including demolition and enabling works. The Soil Resource Plan shall show the areas and type of topsoil and subsoil to be stripped, haul routes, the methods to be used, and the location, type and management of each soil stockpile. No soils shall be removed from the site unless otherwise agreed in writing beforehand by the Local Planning Authority.
Reason: In the interests of amenity and to ensure proper cultivation of horticultural amenity areas in accordance with policies G7, G8 and DH1 of the Oxford Local Plan 2016-2036.
[bookmark: _Hlk193711169]CEMP: Biodiversity
32. No development shall take place (including any demolition, ground works, site clearance) until a CEMP as specified within the submitted Ecological Impact Assessment and supporting documents by MKA Ecology has been submitted to and approved in writing by the local planning authority. The content of the CEMP shall include the: 
a) Risk assessment of potentially damaging construction activities.
b) Identification of "biodiversity protection zones".
c) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements).
d) The location and timing of sensitive works to avoid harm to biodiversity features.
e) The times during construction when specialist ecologists need to be present on site to oversee works.
f) Responsible persons and lines of communication.
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person.
h) Use of protective fences, exclusion barriers and warning signs.
i) Containment, control and removal of any Invasive non-native species present on site. 
The Reptile Mitigation Strategy and the CEMP shall include Ecological Clerk of Works duties and specifications for installation of reptile exclusion fencing, to ensure individual reptiles are protected from killing or injury during Site clearance and construction. The approved CEMP shall be adhered to and implemented throughout the construction period strictly in accordance with the approved details, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure the development is carried out in accordance with the Wildlife and Countryside Act (1981) (as amended), Wild Mammals (protection) Act (1996) and Conservation of Habitats and Species Regulations (2017) (as amended).

Reptile Mitigation Strategy
33. No development shall take place (including any demolition, ground works, site clearance) until a Reptile Mitigation Strategy has been submitted to and approved in writing by the Local Planning Authority. The Reptile Mitigation Strategy shall include detailed measures to enhance the receptor site to increase the carrying capacity, and onward management to ensure the receptor site remains suitable for reptiles. The Reptile Mitigation Strategy and the CEMP shall include Ecological Clerk of Works duties and specifications for installation of reptile exclusion fencing, to ensure individual reptiles are protected from killing or injury during Site clearance and construction. 

Reason: To ensure the development is carried out in accordance with the Conservation of Habitats and Species Regulations (2017) (as amended).

	Lighting strategy
34. Prior to first occupation of the development, details for any proposed external lighting shall be submitted to and agreed in writing by the Local Planning Authority. The Lighting Plan will be in line with the recommendations made within the submitted Ecological Impact Assessment by MKA Ecology and shall demonstrate consideration of latest practice guidance ‘Bats and Artificial Lighting at Night’ ILP Guidance Note GN08/23. No lighting shall be directed towards existing or new features suitable for bats, including trees, woodland, waterbodies and bat boxes. There shall be no variation to the approved details without the further prior written approval of the Local Planning Authority. 

Reason: (a) Bats are legally protected species (under Schedule 5 of The Wildlife and Countryside Act, 1981), (b) Paragraph 191 of the National Planning Policy Framework (2023) states that “Planning policies and decisions should…limit the impact of light pollution from artificial light on local amenity, intrinsically dark landscapes and nature conservation”.

	Ecological enhancements
35. Prior to commencement of above ground works, details of ecological enhancement measures in line with recommendations made within the Ecological Impact Assessment produced by MKA Ecology, shall be submitted to and approved in writing by the Local Planning Authority. This will include:
a) A minimum of 24 bird boxes installed at the Site: In line with local policy, this should include at least nine nest sites for swift Apus apus (targeted because of their high priority under the ‘Oxford Swift City’ project), three and five specialist boxes for starling and house sparrow, respectively, five generalist boxes to attract common garden and woodland bird species, and one kingfisher nesting site and one grey wagtail nesting site, the latter two along the tributary stream;
b) A minimum of nine bat boxes installed at the Site: Boxes should be mounted on trees across the Site;
c) A minimum of five bug hotels installed at the Site; and
d) Detailed design of the proposed box culvert will be submitted. This design must be in line with the specifications included within the Ecological Impact Assessment submitted (MKA Ecology, 2023) and include the following features:
i. Provide dry passages though provision of ledges (minimum 0.5m wide) installed on both sides of the structure to be provided to enable wildlife to use the culvert. Dry ledges should be well connected to surrounding habitats with gentle slopes and without obstacles. The ledges should be made of concrete, or metal grating with non-slip surfaces.
ii. The culvert will be of adequate height to allow use by wildlife. The internal height will be a minimum of and minimum 2m height from high water level and 1.2m width.
iii. The surrounding landscape will include vegetated banks or corridors leading to and from the culvert.
iv. Where possible, the design will include a natural stream bed with sediment and gravel to support aquatic invertebrates and fish.
v. Steep stepped exits will be avoided; and
vi. The culvert will be completely unlit.


These features will need to be positioned with consideration of aspect, location, surrounding habitat and lighting to maximise potential for uptake by relevant species. Details must include the proposed specifications, locations, and arrangements for any required maintenance. The approved devices shall be fully constructed under the oversight of a suitably qualified ecologist prior to occupation of the approved development. Any new fencing will include holes suitable for the safe passage of hedgehogs. The approved devices and fencing holes shall be maintained and retained in perpetuity unless otherwise approved in writing by the local planning authority. 

Reason: To enhance biodiversity in Oxford City in accordance with paragraph 174 of the National Planning Policy Framework.

36. Ecological enhancements compliance
Prior to occupation of the development, evidence must be submitted to the Local Planning Authority to demonstrate that the ecological enhancements are in place as detailed within the approved Ecological Enhancements Plan. Photographs must be submitted to sufficiently support the compliance of the ecological enhancement measures. 

Reason: To enhance biodiversity in Oxford City in accordance with paragraph 174 of the National Planning Policy Framework.

37. HMMP
The development shall not commence until a Habitat Management and Monitoring Plan (the HMMP), prepared in accordance with the submitted biodiversity metric and corresponding BNG report has been submitted to and approved in writing by the Local Planning Authority. The HMMP can be included within a LEMP if preferred, however, must include the listed contents as stated within the Natural England HMMP Template Checklist and be suitable for a minimum 30 years of management. This is in order to ensure that the proposed biodiversity gain is delivered and can be monitored against biodiversity assessment guidance. 
Reason: To secure the delivery of Policy G2 of the Oxford Local Plan 2036 which requires that all major developments should demonstrate a net gain of at least 5% from the baseline situation.
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38. Prior to first occupation, a record of the installed 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: To ensure that the principles of sustainable drainage are incorporated into this proposal in accordance with policy RE4 of the Oxford Local Plan 2036.
Flood Risk Assessment
39. The development shall be carried out in strict accordance with the submitted Flood Risk Assessment (ref. Flood Risk Assessment and Drainage Strategy for The Oxford Science Park (Properties) Limited, Project number 13852, Jan 2024, Campbell Reith Consulting Engineers) and the following mitigation measures it details:
· Finished floor levels shall be set no lower than 60.5 metres above Ordnance Datum (AOD) as outlined in section 10.1.5 of the Flood Risk Assessment.
· Level for Level compensatory flood storage shall be provided as per section 7.7 in the Flood Risk Assessment and in the drawing "Proposed Flood Compensation" 04.08.22, drawing no. 5066, Rev P8, as shown in Appendix K of the Flood Risk Assessment.
· The level of the spill unit into the floodplain compensation shall be set at 57.5mAOD.
· The soffit of the proposed culvert to be set above the 1 in 1000 flood level (58.79mAOD) as outlined in section 7.9.3 of the Flood Risk Assessment.
· The proposed new building and parking to be set outside of the 5% AEP flood extent as discussed in section 8.1.2 of the Flood Risk Assessment 
Reason: To reduce the risk of flooding to the proposed development and future occupants and to prevent flood risk elsewhere by ensuring that compensatory storage of flood water is provided and culverts are prevented from becoming blocked in accordance with policy RE4 of the Oxford Local Plan 2036 and paragraph 181 of the NPPF. 
Water network infrastructure
40. No development shall be occupied until confirmation has been provided that either:- all water network upgrades required to accommodate the additional demand to serve the development have been completed; or – a development and infrastructure phasing plan has been agreed with Thames Water to allow development to be occupied. Where a development and infrastructure phasing plan is agreed, no occupation shall take place other than in accordance with the agreed development and infrastructure phasing plan. 

Reason: To ensure that there is sufficient water capacity in the local area in accordance with the NPPF and Local Plan 2036 policy RE7.

INFORMATIVES:
1. The site is liable for CIL.
2. 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 Thames Water’s 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. www.developers.thameswater.co.uk/developing-a-large-site/planning-your-development/working-near-or-diverting-our-pipes. Should you require further information please contact Thames Water. Email:developer.services@thameswater.co.uk Phone: 0800 009 3921 (Mon-Fri 8am-5pm). Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, Reading, RG1 8DB. 
3. [bookmark: _Hlk165388306] All species of bats and their roosts are protected under The Wildlife and Countryside Act 1981 (as amended) and The Conservation of Habitats and Species Regulations 2017 (as amended). Please note that, among other activities, it is a criminal offence to deliberately kill, injure or capture a bat; to damage, destroy or obstruct access to a breeding or resting place; and to intentionally or recklessly disturb a bat while in a structure or place of shelter or protection. Occasionally bats can be found during the course of development even when the site appears unlikely to support them. In the event that this occurs, work should stop immediately and advice should be sought from a suitably qualified ecologist. A European Protected Species Mitigation Licence (EPSML) may be required before works can resume.

4. All wild birds, their nests and young are protected under The Wildlife and Countryside Act 1981 (as amended). Occasionally nesting birds can be found during the course of development even when the site appears unlikely to support them. If any nesting birds are present then the buildings works should stop immediately and advice should be sought from a suitably qualified ecologist.

5. The Wild Mammals (Protection) Act 1996 (as amended) makes provision for the protection of wild mammals from certain cruel acts, making it an offence for any person to intentionally cause suffering to any wild mammal. In the context of development sites, for example, this may apply to rabbits in their burrows.

6. The Environmental Permitting (England and Wales) Regulations 2016 require a permit or exemption to be obtained for any activities which will take place: 

· on or within 8 metres of a main river (16 metres if tidal) 
· on or within 8 metres of a flood defence structure or culverted main river (16 metres if tidal)
· on or within 16 metres of a sea defence
· involving quarrying or excavation within 16 metres of any main river, flood defence (including a remote defence) or culvert 
· in a floodplain more than 8 metres from the river bank, culvert or flood defence structure (16 metres if it’s a tidal main river) and you don’t already have planning permission The applicant should not assume that a permit will automatically be forthcoming once planning permission has been granted, and we advise them to consult with us at the earliest opportunity. 

For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities_environmental-permits or contact our National Customer Contact Centre on 03708 506506 (Monday to Friday, 8am to 6pm) or by emailing enquiries@environment-agency.gov.uk

APPENDICES
Appendix 1 – Site location plan
Appendix 2 - ODRP report

HUMAN RIGHTS ACT 1998
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.
SECTION 17 OF THE CRIME AND DISORDER ACT 1998
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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