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Chairman's Updates

Planning application no: MW.0078/15 - Proposed extension of ironstone
extraction, revocation of existing consented mineral extraction, export of
clay, construction of temporary and permanent landforms, retention of an
existing overburden store, relocation of consented stone saw shed,
replacement quarry, farm and estate office building, erection of a new
shoot store and multi-purpose building.

As you will recall, the Committee on 23 May resolved that planning permission
be granted for development which included an extension to the existing Great
Tew Ironstone Quarry subject to securing a Section 106 agreement to secure
that mineral permitted under the “clay bank” was not further worked and a 20
years long-term management plan. Under the existing S.106 Agreement a
geological feature showing an exposed rock face was meant to be kept with
public access by appointment for the 20 year long term management period. The
geological feature was originally drawn into the restoration scheme to the south
of the permitted agricultural buildings.

Unfortunately the geological feature was omitted from the proposed working and
restoration scheme and this was not realised at the time of the Committee
meeting. Since the Committee meeting in May, a minor correction has therefore
been made to four plans showing the small area of exposed rock reinstated and
these have been submitted as amendments to the application. Therefore, it is
necessary to reinstate the feature to ensure this obligation is carried forward into
the new agreement.

As you know the original application has an Environmental Impact Assessment
attached. It is your officers’ opinion the creation and retention of the geological
exposure will not have any additional environmental effects which would require
further assessment. Providing the Committee is satisfied then we can issue the
new permission with the amended plans showing the geological exposure once
the S.106 Agreement is completed. Otherwise the Committee has the option of a
full updated report at the next meeting in September.

We have a resolution to approve the application and given the minor nature of
this change, which is beneficial as it will ensure that the creation of a geological
exposure and the provision of public access to it will continue to be provided for,
it is your officers’ view that it would be extremely difficult for anyone to justify
seeking to overturn that decision on the basis of this minor change. It is
therefore requested that the Committee confirms that officers can proceed to
issue the planning permission with the amended plans included as part of the
approved documents.
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Continuation of development without complying with Condition
10 (Passing Bays), of Planning Permission 14/02055/CM
(limestone extraction: eastern extension to existing permitted
limestone extraction), in order to remove the need for passing
bays prior to the commencement of development at Castle Barn
Quarry, Sarsden, Chipping Norton - Application No. MW.0071/16

Additional Information

Since this report was published we have received the following additional
comment from Churchill and Sarsden Parish Council on the 5 July 2016:

“The Councillors have considered this case again and have come to the decision
that they wish to withdraw their objection to the proposal.”

Originally the Parish Council was the only consultee objecting to the application
which was the reason why the application was required to be reported to the
committee for determination. Therefore the withdrawal of the objection, means
the Mineral Planning Authority (MPA) has received no objections to the
application as neither Transport Development Control nor the District Council
object to the proposal and, therefore, the officer recommendation remains as set
out in the published report.

New two storey classroom block, associated landscaping, cycle
stores and provision of a temporary car park at Matthew Arnold
School, Arnolds Way, Cumnor Hill. _ Application No. R3.0023/16

Additional Information

Cumnor Parish Council — no objections.

Archaeology — no objections.

Biodiversity — no additional comments.

Sport England — no additional comments.

Comments of the Deputy Director (Strategy and Infrastructure Planning)
Nothing to add to the Committee Report.

Recommendation

As set out in the Committee report.
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For: PLANNING AND REGULATION COMMITTEE - 11 July 2016

By: DEPUTY DIRECTOR FOR ENVIRONMENT & ECONOMY (STRATEGY &
INFRASTRUCTURE)

Development proposed:

Continuation of development without complying with Condition 10 (Passing
Bays), of Planning Permission 14/02055/CM (limestone extraction: eastern
extension to existing permitted limestone extraction), in order to remove the
need for passing bays prior to the commencement of development.

Division Affected: Charlbury and Wychwood

Contact Officer: Matthew Case Tel: 01865 815819
Location: Castle Barn Quarry, Fairgreen Farm, Sarsden
Application No: MW.0071/16 District Ref: 16/01684/CM
Applicant: The Great Tew Farms Partnership

District Council Area: West Oxfordshire DC

Date Received: 06-May-2016

Consultation Period: 19-May-2016 to 10-Jun-2016

Contents

e Part1 -Facts and Background

e Part 2 -Other Viewpoints

e Part 3 -Relevant Planning Documents
e Part 4 —Analysis and Conclusions

Part 1 —Facts and Background

Location (see site plan Annex 1)

1. The site lies within the Cotswolds Area of Outstanding Natural Beauty (AONB)
approximately 4.8km (3 miles) south of Chipping Norton and 400m to the west
of the A361. The nearest settlements are Sarsden (north-west) approximately
1km (0.6 miles), Churchill (north-west) and Chadlington (east) both
approximately 2.5km (1.6miles).

The Site and its Setting (see site plan Annex 1)

2. The access to the site is via a narrow road which runs a short distance west
from the A361, then south to a private road. The private road which runs south-
west towards Fairgreen Farm, passes both the restored and active quarry on
either side.

3. The quarry site is surrounded by open agricultural land and the nearest

residential dwelling is approximately 380 metres to the south-west of the site.
The driveway to Fairgreen Farm runs along the west side of the active quarry.
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A public right of way passes in an east to west direction approximately 50
metres to the south of the quarry site.

The existing permission has a Routeing Agreement attached to the permission
which only allows HGV traffic to use the minor road off the A361 to the north-
east of the development. It only allows drivers to turn left out of the access
road, and not right south-east down a minor road to the A361. The prohibited
minor road is too narrow for HGV access. The Routeing Agreement also
prohibits HGV traffic through any of the villages surrounding the quarry. The
permission was also subject to a legal agreement requiring a 20 year Long
Term Management Plan and public access to a geological exposure. Both
agreements would continue to apply to any subsequent Section 73 application
granting varied planning permission to the existing permission.

Details of the Proposed Development

6.

The applicant was granted planning permission 14/02055/CM_to enable the
exportation of 72,000 tonnes of crushed rock for a temporary period of 12
months in 2015. At the time to allow the application, the Transport
Development Control officer recommended the construction of passing bays at
two locations along a minor road to the A361. The existing condition states:

“No crushing shall be carried out and no further removal of crushed mineral
shall occur until the proposed passing bays on the lane leading to the A361
have been constructed and approved by the highways authority in accordance
with specification approved under the Section 278 Agreement.”

The applicant now wishes to vary the permission to remove the need for
passing bays and so delete the condition. A covering letter and Vehicle Conflict
Analysis report has been provided with the application.

Part 2 — Other Viewpoints

Third Party Representations

8.

No letters of objection have been received to this application.

Consultation Responses

9.

West Oxfordshire District Council — The West Oxfordshire District Council, as
Local Planning Authority, hereby recommend to Raise no objection the County
Matters, as outlined below

The Application relates to a proposed non-compliance with condition 10
(passing bays) of planning permission 14/02055/CM in order to remove the
need for passing bays prior to the commencement of development at Castle
Barn Quarry, Sarsden, Chipping Norton. Castle Barn quarry is located within
an area of open countryside close to Sarsden. The site lies close to the A361
and vehicular access is via two narrow single track lanes leading to the site
entrance. Presently there is insufficient room for two vehicles to pass on the
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roads leading to the site, in particular HGV vehicles and there are presently no
passing bays on approach to the site in either direction leading to the site. The
existing planning consent allows for 58 vehicle movements per day during the
hours of operation, which includes 44 HGV movements.

Officers note the findings of The Vehicle Conflict Analysis submitted alongside
this application. There are concerns regarding the narrowness of the roads on
approach to the site and the fact that there is presently insufficient room for two
vehicles to pass. In mitigation however it is noted that the roads leading to the
site are minor roads, with low traffic. The Vehicle Conflict Analysis submitted
suggests 17 and 19 movements per hour. It is also noted that traffic speeds
along the road are restricted due to the narrow nature of the road and visibility
is relatively good along the roads leading to the site. It is noted that the
likelihood of conflicting vehicle movements would be less than 10%, given the
current usage of the road.

In considering these mitigating factors officers do not object to this application,
although officers recommend that a condition should be imposed restricting
daily vehicular movements as suggested by Oxfordshire County Council
Highways officers in their consultation response.

Lead Flood Authority — ‘No Drainage Comments’

Environmental Health Officer — No Comments Received

Churchill and Sarsden Parish Council - “The Councillors are of the view that
as both approach roads to the A361 approved for Quarry traffic are reasonably
busy and the south-bound road is only a single track road passing places on
this road would certainly be essential, particularly as the Quarry traffic consists
mostly of lorries. The council would oppose the application not to construct
passing places.”

Environment Agency — No Comments Received

Natural England — No Comments Received

Ecologist Planner — “/ have no objection to the proposals to not comply with
Condition 10 which requires passing bays to be created.

Street-view images reveal that the road verges are well-managed and an
informal passing place is present on both the east-west and north-south road.
It is therefore considered unlikely that negative ecological impacts will result
from the absence of passing places.”

Transport Development Control — “/ have reviewed the Quarry Conflict
Analysis, and have the following comments:

1) Width of the lanes: on both the north south, and east west sections,
there is insufficient space for two cars to pass. This is an existing
problem, but the increase in conflicts (vehicles passing) will be made
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up of lorry-car conflicts, rather than car-car conflicts, which potentially
have more of a negative safety impact, and certainly a greater impact
in terms of damage to the verges.

2) | accept the methodology of the calculations as an approximation of
the increased likelihood of vehicles passing each other, except that the
average speed taken at fixed points on the lane has been used to
calculate the transit time. This does not take account of acceleration
and deceleration, so the ftransit time would in fact be longer.
Nevertheless, the calculations also do not take account of the fact that
sometimes vehicles would be following each other on the same stretch
of road, therefore there will be some overlap in transit times, resulting
in a slightly lower overall transit time. Therefore | agree that the
increase in the likelihood of vehicles passing one another is very small.

3) Additionally the stretches of road are straight, with good forward
visibility, thus increasing the chance for a vehicle to wait before turning
out of the site, or turning at the junction between the N-S lane and the
E-W lane, or go into one of the informal passing places, to give way to
an oncoming vehicle.

4) There is a flat verge either side of the lanes in most places, meaning
that, unless the road edges and verges become significantly
damaged/rutted, there is a low safety risk associated with vehicles
overrunning the carriageway.

5) Nevertheless, if vehicles were to pass more frequently, there is a risk
of significant damage occurring, which could be a safety risk (as well
as causing environmental damage and damaging the appearance of
the lane, and leading to increased maintenance burden for the county
council). This could happen if activity at the quarry happened in
concentrated periods rather than spread evenly over time. | therefore
recommend that a daily limit is placed on movements to prevent this
occurring.

Overall therefore, | do not object to the removal of this condition,
though | recommend that the condition imposing restrictions on
movements is reviewed to impose a daily limit, for the reason set out in
point 5 above.”

The case officer confirmed there was an existing condition limiting HGV
movements to 44 per day. The Transport Planner was happy with the
condition.

17. The Cotswolds AONB Board — No Comments Received

Part 3 - Relevant Planning Documents

Relevant Development Plan and other policies

18. Planning applications should be decided in accordance with the Development
Plan unless material considerations indicate otherwise.
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The Development Plan for this area comprises:
i. Oxfordshire Minerals and Waste Local Plan (saved policies) (OMWLP).
ii. The West Oxfordshire Local Plan (saved policies)

20. Other documents that need to be considered in determining this development

include:
I National Planning Policy Framework (NPPF). This is a material
consideration in taking planning decisions.

ii. The Draft Oxfordshire Minerals and Waste Local Plan Core Strategy

(OMWCS) was subject to consultation in March 2014. This document
is now at a more advanced stage of preparation and further weight can
now be given to the policies it contains. At the meeting of the full
County Council on 24th March 2015, the OMWCS was approved for
publication and submission to the Secretary of State for independent
examination following consideration of any representations received. It
was submitted to the Secretary of State for independent examination in
January 2016. It is therefore appropriate to consider draft policies
which are relevant to this development.

iii. The Draft West Oxfordshire Local Plan 2011- 2013 (DWOLP) is also a

material consideration to which limited weight should be given.

Relevant Policies

21.

The relevant policies are:

Oxfordshire Minerals and Waste Local Plan (OMWLP) 1996
o PE18 (Code of Practice and conditions)

Draft Oxfordshire Minerals and Waste Core Strategy (OMWCS)
o Draft Policy C8 (Landscape)
o Draft Policy C10 (Transport)

West Oxfordshire Local Plan 2006 (WOLP)
o NE1 (Landscape Character)
o NE3 (Local Landscape Character)
o NE4 (Cotswolds AONB Policy)

Draft West Oxfordshire Local Plan 2011 - 2031 (DWOLP)
o Policy EH1 (Landscape Character)

Part 4 — Analysis and Conclusions

Comments of the Deputy Director (Strategy and Infrastructure Planning)

22.

The key policy issues to consider in determining this application are:

i. AONB Policy: Development in the AONB
ii. Impact on Highways.
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Development in the AONB, Open Countryside and Landscape Impact

23.

24.

25.

Policy NE4 of the WOLP, draft policy EH1 of the DWOLP, policy C8 of the
OMWCS and paragraphs 115 and 116 of the NPPF seek to conserve and
enhance the natural beauty of AONB, and to ensure that major developments
in AONBs are refused except in exceptional circumstances and where it can be
demonstrated that the development is in the public interest.

WOLP policy NE3 states that development will not be permitted if it would
harm the local landscape character. Policy NE1 of the WOLP seeks to
maintain or enhance the value of the countryside for its own sake, in particular
its local character and agricultural values. Draft policy EH1 of the DWOLP
seeks to conserve and enhance the District’s landscape quality, character and
distinctiveness.

The proposal wishes to remove the current condition 10 requiring passing
bays be provided along the short stretch of the minor road to the A361 via a
Section 278 Agreement. The lane itself is well screened from the surrounding
landscape and by not adding passing bays this would reduce the impact on the
lane’s rural character. The existing planning permission is restricted to a 12
months period, and therefore the development as proposed to be amended
wouldn’t have any significant detrimental effect on the landscape, environment
and recreational opportunities of the Cotswolds AONB. Therefore the
application is considered to be in accordance with policies NE1, NE3, NE4 of
the WOLP, draft policy EH1 of the DWOLP, draft policy C8 of the OMWCS,
and paragraphs 115 and 116 of the NPPF.

Impact on Highways

26.

27.

Policy PE18 of the OMWLP and draft policy C10 of OMWCS require that
developments will among other things provide safe and convenient access to
the highway network. Access to and from the mineral site should be laid out
and constructed to the satisfaction of the County Council as the highway
authority.

Due to the increased traffic proposed to crush and export crushed stone for a
12 month period, Transport Development Control (TDC) originally requested
passing bays along the minor road to the A361. The applicant has provided a
Transport Statement which involved vehicle conflict analysis to show passing
bays would not be required. The conclusion would be an increase of no more
than two percentage points on any section of the approved route with the
additional quarry traffic and there would be no justification to require the
passing bays as the likelihood of HGV traffic meeting would be small. The TDC
Team commented on the proposal to remove the passing bays with the
additional analysis completed and has no objection to the application providing
restrictions are made on daily HGV traffic movements. The existing permission
limits HGV traffic to 44 traffic movements per day over the 12 month crushing
period.
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The lane does not appear to be in heavy use, and the low level of associated
vehicle movements would allow the development to be in accordance with
Policy C10 of the OMWCS and Policy PE18 of the OMWLP.

Conclusions

29.

30.

In summary, the Highways Authority is satisfied the proposal is acceptable.
The potential impact of increased vehicle movements on local highways will be
restricted by daily HGV movement restrictions. The site and minor road is well
screened from neighbouring residential properties. There would be no adverse
impact on amenity, the surrounding countryside or landscape, including the
Cotswolds AONB.

As such the proposed development accords with the Development Plan
policies, emerging policies and national government guidance and is
considered acceptable on its planning merits.

RECOMMENDATIONS

31.

It is RECOMMENDED that subject to conditions to be determined by the
Deputy Director for Environment & Economy (Strategy and Infrastructure
Planning) including those set out in Annex 2 that planning permission for
application MW.0071/16 be approved.

BEV HINDLE
Deputy Director for Environment & Economy

June 2016
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Annex 1: Committee Plan
MW.0071/16 Castle Barn Section 73
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Annex 2

Conditions

iv.

Vi.

Vil.

viii.
iX.

Xi.
Xil.

xiii.

Xiv.

The winning and working of minerals hereby permitted shall cease on
or before the 31st December 2020 and the site shall be restored in
accordance with approved plan ‘S73 Restoration Proposals’ (2307/S73/2
B) and the conditions of this permission no later than 30th June 2021.
The development shall be carried out strictly in accordance with the
particulars of the development, plans and specifications contained in
the application except as modified by conditions of this permission.

The site shall be used only for the winning and working of minerals
suitable for use as walling stone or building blocks for carving and for
no other purpose whatsoever, except as set out in condition XXVII.
Noise from the operations hereby permitted shall not exceed 55dB (A)
LAeq 1 hour (free field) when measured at the curtilage of the nearest
premises (Rickyard Cottage). The site operators shall take such
measures as may be necessary including the insulation of plant and
machinery, silencing of vehicles and acoustic screening to ensure that
this noise level is not exceeded.

Notwithstanding the provisions of parts 17 of schedule 2 of the Town
and Country Planning (General Permitted Development) Order, 2015 (or
any Order amending, replacing or re-enacting that Order), no fixed plant
or machinery, buildings, structures and erections, or private ways shall
be erected, extended, installed, rearranged, replaced, repaired or altered
at the site without planning permission from the Mineral Planning
Authority.

No extraction shall take place below 171.5 metres above Ordnance
datum.

No operations, including HGVs entering and leaving the site, other than
water pumping or environmental monitoring, shall be carried out at the
site except between the following times:-

0700 and 1800 hours Mondays to Fridays;

0700 hours to 1300 hours on Saturdays

No such operations shall take place on Sundays or recognised public
holidays or Saturdays immediately following public holidays.

No aggregates or waste shall be imported to the site for any purpose
whatsoever.

No lorry shall leave the site unless its wheels have been cleaned
sufficiently to prevent mud being carried on to the highway.

At the Mineral Planning Authority’s discretion and subject to its written
notification requiring the implementation of the approved wheel
washing scheme (Wheel Washing Specifications dated March 2015), the
approved scheme shall be implemented no later than ten days from the
date of that notification until such time that the Mineral Planning
Authority notifies in writing that it is no longer required.

The surfacing of the site access shown on approved plan 2C shall be
maintained in a good state of repair and kept clean and free of mud and
other debris at all times until completion of site restoration and
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XVi.

XVii.

XViii.

XiX.

XX.

XXi.

XXii.

XXiii.

XXiv.
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aftercare period. Access to the site shall be limited to that shown on
approved plan 2C.

No water shall be discharged from the site which is so contaminated
with clay or silt as to cause clouding or sedimentation in adjoining
ditches or watercourses.

All tanks containing oil or fuel shall be sited on a concrete base
surrounded by bund walls capable of retaining at least 110% of the
tank(s) volume and any spillages from fill or draw pipes. The bund walls
shall be built and subsequently maintained in a condition such as to
prevent pollution of ground water.

No floodlighting shall be erected on site without the prior approval of
the Mineral Planning Authority in writing.

No reversing bleepers or other means of audible warning of reversing
vehicles shall be fixed to, or used on, any vehicle operating on the site,
other than those which use white noise.

No excavation or any other operation or use connected with or required
by this permission shall be carried out within 2 metres of the existing
hedgerows as shown on approved plan 2307/S73/2 Rev. 2 (S73
Restoration Proposals).

The existing hedgerow on the western boundary shall be retained and
maintained in good condition and, where required by the Mineral
Planning Authority, during or upon completion of the development
hereby approved, reinforced with further hedge planting of the same
species as is present in the hedgerow.

The sequence of working shall not be undertaken other than as shown
on the approved Working Scheme (Drawing No. 2307/S73/8).

No stockpiling of minerals shall take place unless and until the topsoil
and subsoil have been stripped from the area to be used for stockpiles.
All topsoil, subsoil and overburden stripped from the areas to be
excavated shall be removed and stored separately for use in site
restoration in the areas shown for that purpose on approved Working
Scheme (Drawing No. 2307/S73/8) before further operations commence.
Following excavation, the overburden shall be replaced and graded in
accordance with the final levels in positions shown on the approved
‘S73 Restoration Proposals Plan’ (2307/S73/2 Rev. B). The overburden
shall be in turn covered with subsoil and topsoil in original sequence
and to even depths. No variations to these arrangements shall take
place unless otherwise approved in writing by the Mineral Planning
Authority.

Stockpiles of materials shall not be positioned except in accordance
with the location and height details shown on the approved Working
Scheme (Drawing No. 2307/S73/8). Stockpiles to be in position for
longer than 12 months shall be seeded with grass.

Soil handling shall not take place other than between the months of
June to August inclusive except with the written approval of the Mineral
Planning Authority and no soil handling shall take place at any time
unless the soil is generally dry.

The approved scheme of landscaping/restoration shall be carried out in
the planting season coinciding with or immediately following
completion of each phase, whichever is the sooner, and shall be so
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maintained thereafter. Within five years of planting, any trees, shrubs,
or other plants that die, become diseased, are removed or damaged,
shall be replaced in the first available planting season with others of a
similar size and species in accordance with the details of the approved
scheme (unless the Mineral Planning Authority gives written approval to
any variation).

Aftercare of the site shall take place in accordance with the approved
Aftercare Scheme dated March 2015. The approved scheme shall be
fully implemented

No mineral shall leave the site except stone suitable for walling or large
stone blocks, and for no other purpose whatsoever except as set out in
condition XXX.

The Mineral Planning Authority shall be notified in writing within 7
working days of the start of crushing and exporting of crushed stone.
No rock shall be crushed except during the twelve months immediately
following the date confirmed stating the start of crushing set out in
condition XXIV. No crushed rock shall be exported from the site except
during the twelve months immediately following the start of crushing.
During this twelve month period no more than 67,000 tonnes* of
crushed stone shall be exported. No crushing plant shall be located on
the site except during the twelve month period immediately following
the start date of crushing.

Crushing shall be only undertaken in the area marked ‘Proposed
Processing Plant’ and stocked and loaded in the areas marked
‘Proposed Stocking/Loading Area’ as shown on the approved ‘S73 Site
Working Plan (2307/S73/5).

HGV movements related to crushed stone activities to and from the site
shall not exceed a maximum of 44 per day (22 in, 22 out).

Large stone blocks shall not be moved except by tractors and trailers.
Tractors and trailers transporting large stone blocks to the Lower
Buildings shall not enter or leave the site except along the roadways
marked in red on approved Plan No. 1 (Tractor and Trailer Route Plan).
Other than with the prior approval in writing of the Mineral Planning
Authority tractor and trailer movements shall be limited to no more than
14 movements (7 in, 7 out) in any one day.

Notwithstanding the operating hours specified in condition VII, tractor
and trailer movements shall not take place through the village of
Sarsden between the following times

a. 08:15 and 08:45 Mondays to Fridays during school term time

b. 15:15 and 15:45 — Monday to Friday during school term time.

No activities permitted or required by this permission shall take place in
the old quarry area to the south west of the working area. No trees shall
be felled or lopped or soil disturbed in the vicinity of those trees.

No loaded lorries shall leave the site unsheeted except those only
carrying stone in excess of 500mm in diameter.

No development shall take place except in accordance with the
approved Dust Management Plan (dated March 2015).

No activities permitted or required by this permission, except the
temporary stockpiling of stone, shall take place in the area outlined in
green on approved Working Scheme (Drawing no. 2307/S73/8).
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No blasting shall be carried out except between the following times

a) 0900-1600 hours Mondays to Fridays;

b) 0900-1200 on Saturdays.

No blasting shall take place on Sundays or recognised public holidays
or on Saturdays immediately following public holidays.

For temporary operations such as soil stripping, bund formation, other
mitigation measures and restoration the LAeq level at any noise
sensitive properties shall not exceed 70 dB(A), expressed in the same
manner as above. Temporary operations which exceed the normal day
to day criterion shall be limited to a total eight weeks in any twelve
month period to any individual noise sensitive property.

Ground vibration from blasting shall not exceed a peak particle velocity
of 6mm/second at the 95% confidence level, or near, the foundations of
any vibration sensitive building or residential premises as shown on
FIG 01. The measurement to be the maximum of three mutually
perpendicular directions taken at the ground surface.

From the date of crushing the operators shall maintain records of their
monthly production and shall make them available to the Mineral
Planning Authority within 14 days on request.

* Note: The application is for 72,000 tonnes crushing and exporting crushed

stone.

Of which applicant has crushed and exported 5,000 tonnes

retrospectively.
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For: PLANNING AND REGULATION COMMITTEE - 11 JULY 2016

By: DEPUTY DIRECTOR FOR ENVIRONMENT &ECONOMY
(STRATEGY & INFRASTRUCTURE)

Development Proposed:

A new two storey classroom block, associated landscaping, cycle
stores and provision of a temporary car park.

Division Affected: North Hinksey
Contact Officer: Kevin Broughton  Tel: 01865 815272
Location: Matthew Arnold School, Arnolds Way, Cumnor Hill,

Oxford, Oxon, OX2 9JB
Applicant: Oxfordshire County Council
Application No: R3.0023/16 District ref No: P16/V0434/CC
District Council Area:  Vale of White Horse District Council
Date Received: 2 Feb 2016
Consultation Period: 11 February — 3 March

Contents:

* Part 1 — Facts and Background

* Part 2 — Other Viewpoints

* Part 3 — Relevant Planning Documents
 Part 4 — Analysis and Conclusions
Recommendation: Approval

* Part 1 — Facts and Background

Location (see site plan Annex 1)

1. Matthew Arnold School is on the southern edge of Botley, which is itself
on the western edge of Oxford.

2. The site is an existing school site which is bordered by housing to the
west, Arnolds Way and housing beyond to the north, sports fields with
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housing beyond to the east, and open fields to the south. The land rises
gently from north to south.

The Green Belt comes tight up against the existing built up area of the
school. The proposed new building and the cycle stores are outside the
Green Belt, but the temporary car park would encroach onto it.

The main school was originally built circa 1950 and is two storeys with a
pitched roof. The school has expanded several times and different
building styles both flat and pitched roof can be found on site.

The site of the proposed building is on an area of an infilled swimming
pool. It is currently used for long jump and shot put.

The nearest houses to the proposed development would be 33m to the
west, and the proposed building would be about 18m from the nearest
school boundary with the residential gardens.

There is an existing established hedge along the school boundary with
the nearest gardens.

Details of the Development

The proposed building would provide a seven form entry secondary
school as part of Oxford County Council’s ‘basic needs’ programme of
work. Consequently although the application is on an academy site it
comes under Regulation 3 because Oxfordshire County Council would
be carrying out the development. Formal pre-application advice had
been sought from Oxford City Council before it was realised that the
application would be submitted to the County Council.

The proposed classroom would be two storeys high with a pitched roof.
It would be 9.25m at the apex of the pitch, but there would be integrated
louvres on the roof that would make the building 10.7m tall at the highest
point. The building had been proposed to be 12m tall at its highest point.
Following objections from local residents and West Oxford Community
Renewables the applicant redesigned the building and lowered the
overall height.

The building has been designed to maximise the use of daylight and
natural ventilation. Rooms would benefit from the daylight within the
circulation spaces and mechanical ventilation would be kept to a
minimum, reducing the need to maintain heating and ventilation.

The building would be of steel frame construction.

An external staircase would provide a second means of escape from the
first floor, and this would have a refuge area.
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The cladding materials are proposed to match the existing. This was a
recommendation in the formal pre-application advice from the City
Council. The proposed design incorporates brick with elements of
cladding panels. The external appearance of the new classroom block
seeks to reflect other buildings on School premises.

The building would have a vertical emphasis on the fenestration details.
Most of the windows and detailing would be on the elevations facing in
towards the school. The elevation on the west elevation which faces the
nearest properties would be a mostly blank wall with one relatively
narrow vertical line of windows. The dominant feature on that elevation
would be the fire escape.

Two other options for the location of the building were looked at: one
involved demolition of an existing building, and the other would have
been inappropriate development in the Green Belt and would have had
to have demonstrated very special circumstances. This would be
extremely difficult where two options outside the Green Belt were
considered.

The applicant was approached during the consultation period with regard
to redesigning and reorienting the building. They responded by
redesigning the building, but they declined to alter the orientation,
because turning the building by 90 degrees and drawing it farther from
the boundary of the school is not possible because the building has been
orientated to optimise the roof direction solar panels and the ventilation
strategy.

The proposal includes a proposed temporary car park to be provided for
the duration of the construction of the new building, which is
programmed to be 49 weeks. The existing school car park would be
used as the contractor's compound, and the temporary car park would
be an interlocking mat that would sit on top of the grassed area.

The car park would be within the Green Belt, and the applicant has

provided a statement to demonstrate very special circumstances. The

statement covers the following points:

1. The car park is necessary for the temporary period of construction
to replace the parking lost to the contractor’'s compound.

2. There are no alternative car parks in the vicinity that can be used.

3. All of the school site that is not within the Green Belt has either
been built on, or would be part of the construction site.

4. The use of the Green Belt land would be temporary and the land
would be reinstated once the construction has been completed.

* Part 2 — Other Viewpoints

All the consultation responses in this report relate to the building as
originally submitted. The revised scheme is currently out to consultation
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and responses to the redesign will be reported as an addendum to this
report.

Representations

There are eleven letters of objection and concern. The material concerns
raised are:

1.  Height of the building.

Dominance of the building.

Building is too close to residences.

Loss of privacy.

Concerns over contaminated material in the infilled swimming pool.
OCC have not fully consulted with the neighbourhood.
Overshadowing.

Noise.

Increased Traffic.

0. Intention to build more buildings sets a bad precedent.

SPINoaRLON

West Oxford Community Renewables, a volunteer community group that
purchased the solar panel arrays on the main school building, and on the
science block, from Oxfordshire County Council — objects for the
following reasons:

1. Shading caused by the development will have a significant
impact on the income from the project.

2. They were not consulted by the County and would have
welcomed the opportunity to discuss mitigation through
modifications.

3. The massing of the building is out of proportion with the scale

and the style of the existing school buildings and the surrounding
residential properties.

4, Overshadowing to the solar panels and the neighbouring
property is unnecessarily detrimental.
5. The design of the building has taken very little account of

environmental parameters, and consequently the rooms will be
uncomfortable.
6. Alternative locations are available.

Consultations

Vale of White Horse District Council - No objection subject to appropriate
parking provision.

Cumnor Parish Council — objects because the building would be too
large and dominant. Suggests that other locations are considered.

North Hinksey Parish Council - supports the application provided that:

1.  An approved Construction Traffic Plan is approved and adopted
before work starts onsite.

2. Oxon CC reviews the adequacy of the existing parking restrictions,
especially in Arnolds Way.
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3.  On completion of the proposed work an electronic gate be installed
to overcome the parking problems.
4. An updated School Travel Plan is prepared and adopted.

24. County Ecology — no objection.

25. County Arboriculture — Requested more details on tree protection in
relation to car parking. Further details supplied, but no response at this
stage.

* Part 3 — Relevant Planning Documents

Relevant planning policies (see Policy Annex to the committee

papers)

26. Planning applications should be decided in accordance with the
Development Plan unless material considerations indicate otherwise.

27. The relevant Development Plan policies are:

Vale of White Horse Local Plan 2011 (VLP2011) Policies:
GS4 — Green belt

DC1 - Design

DC2 — Energy

DC5 - Highway access and network

DC9 - Impact of uses on neighbours

TR2 — Sustainable transport

CF2 — New community facilities

28. Other Material Considerations are:

Vale Local Plan 2031 Part 1 — Submitted Document (VLPSD)
CP1 — Presumption in favour of sustainable development.
CP13 — The Oxford Green Belt

CP40 - Sustainable design and construction.

CP46 — Conservation and improvement of biodiversity.

The Government’s National Planning Policy Framework (NPPF) was
published on 27 March 2012. This is a material consideration in taking
planning decisions. The CLG letter to the Chief Planning Officers dated
15 August 2011 is also relevant.

* Part 4 — Analysis and Conclusions

Comments of the Deputy Director (Strateqgy and Infrastructure

Planning)

29. The CLG letter to the Chief Planning Officers dated 15™ August 2011
set out the Government’'s commitment to support the development of
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state funded schools and their delivery through the planning system.
The policy statement states that:

“The creation and development of state funded schools is strongly in the
national interest and that planning decision-makers can and should
support that objective, in a manner consistent with their statutory
obligations.” State funded schools include Academies and free schools
as well as local authority maintained schools.

It further states that the following principles should apply with immediate

effect:

e There should be a presumption in favour of the development of
state-funded schools;

e Local Authorities should give full and thorough consideration to the
importance of enabling the development of state funded schools in
their planning decisions; Local Authorities should make full use of
their planning powers to support state-funded schools applications;

e Local Authorities should only impose conditions that clearly and
demonstrably meet the tests as set out in Circular 11/95;

e Local Authorities should ensure that the process for submitting and
determining state-funded schools’ applications is as streamlined as
possible;

e A refusal of any application for a state-funded school or the
imposition of conditions, will have to be clearly justified by the Local
Planning Authority.

This has been endorsed as part of the National Planning Policy
Framework.

Policy CF2 of the VLP states that new community facilities will be
permitted if they conform to the general policies of the VLP, and if it does
not have an adverse effect on the local amenity. Policy CP1 of the
VLPSD states that where development accords with the policies in the
VLPSD, or where there are no relevant policies, permission will be
granted unless material considerations indicate otherwise. The
application should therefore be granted planning permission unless there
are overriding reasons to suggest otherwise.

Design and Public Amenity

Much of the public concern about this application has been in relation to
the height and massing of the building. Policy DC1 of the VLP states that
development will be permitted if the layout, scale, mass, height, detailing
and materials are such that it does not adversely affect the locality. The
building as originally proposed would have been taller than would
normally be expected of a two storey building. The revised design has
brought the roof height down to a height comparable to other two storey
school buildings. The redesigned building being over 30m from the
nearest house and being just over 10m at its highest point would not
have an unacceptable impact in terms of massing and height. It would
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not therefore significantly adversely affect the locality and would not be
contrary to policy DC1of the VLP.

Policy DC2 of the VLP states that consideration should be given to
measures to conserve energy and the use of other resources. The
proposed development has been designed in such a way that it would
make use of natural light and ventilation. It therefore accords with policy
DC2 of the VLP.

Policy DC9 of the VLP states that development will not be permitted if it

would unacceptably harm the amenity of neighbouring properties. The
proposed building would be a dominant building in its location. However
the building would be some 30m from the nearest property. The effect on
daylight for the original design of the building shows that it would not
affect the light to the properties significantly for most of the year, and
indeed for most of the day even at the times of year that it does affect
the neighbouring properties. Since then the building has been
redesigned and the height reduced by 1.5 - 2 metres, which would
reduce further the effect on the amenity of neighbouring properties.

Concern has been raised as to the possibility of contamination caused
by the drainage from the infilled swimming pool. The Vale of White
Horse has been consulted and no objection has been raised from their
environmental health team.

The building is unlikely to cause significant harm in terms of noise, dust
and fumes. The use of natural light and ventilation would lead to it
having a lower impact than a building with mechanical ventilation. The
noise from children is not likely to be any more from this building than
anywhere else in the school.

The building is well designed internally and has a good environmental
performance. The proposed massing of the redesigned building would
not have a significant adverse impact on the neighbouring properties.

Green Belt

Policy GS4 of the VLP states that development will only be permitted if it
does not conflict with the purposes of the Green Belt. Policy CP13 of the
VLPSD adds that the Green Belt will continue to be protected to maintain
its openness and permanence.

Paragraph 90 of the NPPF sets out the forms of development that are
not inappropriate. The proposed development of the car park does not
come under any of those forms of development and is therefore
inappropriate development in the Green Belt. Inappropriate development
is by definition harmful to the Green Belt. It should therefore only be
granted planning permission if very special circumstances have been
demonstrated.
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The applicant has shown that they have made every effort to keep the
development out of the Green Belt, by looking at alternative locations off
and on the site. They have opted for a method of providing the car park
that can be removed and the land reinstated. Whilst inappropriate
development by definition, the proposed car park would only be in place
for just under a year, and so there would be no permanent effect on the
openness of the Green Belt or on the purposes for including land in the
Green Belt. | am satisfied that the applicant has demonstrated very
special circumstances for allowing this temporary development in the
Green Belt.

Transport

Policy DC5 of the VLP requires, among other things, that safe highway
access should be provided and that the highway network should be able
to cope with the building. Policy TR2 of the VLP states that development
likely to cause an increase in traffic will be required to include specific
measures to deliver more sustainable transport choices.

The proposed development proposed no new access onto the highway.
In order to ensure that there remains safe access during the construction
period, a condition requiring a Construction Management Plan should be
attached to any planning permission given.

A condition should also be attached requiring an updated School Travel
plan to be submitted and approved prior to the occupation of the
building.

Other Issues

Policy CP40 of the VLP states that all new developments should include
climate change adaptation measures. The proposed building does have
a design that will make it robust in dealing with increased temperatures.

Policy CP46 of the VLP encourages the conservation and improvement
of biodiversity. The proposed development would be on an area of close
mown grass that has very limited biodiversity value. It would not
therefore have a significant impact on biodiversity. As part of an
educational facility, the development would be sustainable development
having economic, environmental and social benefits for the local
community in accordance with the aims of securing sustainable
development set out in the NPPF.

Conclusions

The policies in the NPPF, the VLPSD and the VLP are very strong
indicators that planning permission should be given. However those
policies do refer to other material consideration. In this case the
development has been amended to reduce the adverse impacts caused
by the height and massing of the building to the extent that it would not
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have any significant amenity impacts. Very Special Circumstances have
been demonstrated for the development of the temporary car park within
the Green Belt. With suitable conditions attached there would be no
significant impact in terms of transport or other issues. The application
should therefore be approved in accordance with the presumption in
favour of development set out in the NPPF and the VLP.

Recommendation

46. It is RECOMMENDED that planning permission for application no.
R3.0023/16 be approved subject to conditions to be determined by
the Deputy Director for Environment and Economy (Strategy and
Infrastructure Planning) to include the following:

I. Detailed compliance.

Il. Permission to be implemented within 3 years.
lll. A construction transport management plan.
IV. An updated school travel plan.

BEV HINDLE
Deputy Director (Strategy and Infrastructure Planning)

June 2016

European Protected Species

The habitat on and around the proposed development site indicate that European
Protected Species are unlikely to be present. Therefore no further consideration
of the Conservation of Species & Habitats Regulations is necessary.

Compliance with National Planning Policy Framework

In accordance with paragraphs 186 and 187 of the NPPF Oxfordshire County
Council take a positive and proactive approach to decision making focused on
solutions and fostering the delivery of sustainable development. We work with
applicants in a positive and proactive manner by; offering a pre-application
advice service, which the applicant took advantage of in this case updating
applicants and agents of any issues that may arise in the processing of their
application and where possible suggesting solutions. Concerns about the
design and massing of the building were put to the applicant ahead of the
recommendation for refusal, but no alterations to the building were proposed.
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Annex 1
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