
Mr Graeme Skipper
Fulcrum Design Ltd
Studio 7, Design House
Guildford Road
Bookham KT23 4HB
Bookham
KT23 4HB

Our Ref:
Date Received:

Parish:

24/01681/S73
24th June 2024
Standlake

The Town and Country Planning Act 

NOTICE OF DECISION

West Oxfordshire District Council, as Local Planning Authority, hereby approves the removal or variation of 
condition/s, as outlined below:

Proposed: Variation of condition 02 of permission 23/00301/FUL to allow replacement of 
previously approved drawings.

At: Lakeside Industrial Park, Cotswold Dene, Standlake, Oxfordshire

For: Mr Glen Coffey

CONDITIONS:

 1 The development hereby permitted shall be begun before the expiration of three years from the date 
of planning permission ref: 23/00301/FUL; issued 06.12.2023. 

REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act 1990 
as amended by Section 51 of the Planning and Compulsory Purchase Act, 2004.

 2 That the development be carried out in accordance with the approved plans listed below.

REASON: For the avoidance of doubt as to what is permitted.

 3 The site as shown in the red line on drawing no 23-01-01 Revision A shall be used for Use Classes B2, 
B8, Eg)(ii), Eg)(iii), or a mix of the those uses only, and shall not for any other purpose within the 
Schedule to The Town and Country Planning (Use Classes) Order 1987 (as amended) or in any 
provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order 
with or without modification.

REASON: The site is only suitable for the uses specified because of the circumstances of the site.



 4 The proposed development shall take place in strict accordance with the methodology set out within 
the Ground Gas Technical Note with report number: 91624.611606 and dated: 14/03/2024. The 
results of the site investigation shall be made available to the Local Planning Authority before any 
development begins. If any significant contamination is found during the site investigation, a report 
specifying the measures to be taken to remediate the site to render it suitable for the development 
hereby permitted shall be submitted to and approved in writing by the Local Planning Authority 
before any development begins.

REASON: To prevent pollution of the environment in the interests of the amenity in accordance with 
West Oxfordshire Local Planning Policy EH8 and Section 15 of the NPPF.

 5 The Remediation Scheme, as agreed in writing by the Local Planning Authority, shall be fully 
implemented in accordance with the approved timetable of works and before the development 
hereby permitted is first occupied. Any variation to the scheme shall be agreed in writing with the 
Local Planning Authority in advance of works being undertaken. On completion of the works the 
developer shall submit to the Local Planning Authority written confirmation that all works were 
completed in accordance with the agreed details.

If, during the course of development, any contamination is found which has not been identified in the 
site investigation, additional measures for the remediation of this contamination shall be submitted to 
and approved in writing by the local planning authority. The remediation of the site shall incorporate 
the approved additional measures.

REASON: To prevent pollution of the environment in the interests of the amenity in accordance with 
West Oxfordshire Local Planning Policy EH8 and Section 15 of the NPPF.

 6 Prior to the commencement of development, a Construction Traffic Management Plan (CTMP) shall 
be submitted to and approved in writing by the Local Planning Authority. Thereafter, the development 
shall only be carried out in accordance with the approved CTMP.

REASON: In the interests of Highway Safety.

 7 Prior to development above slab level, a detailed surface water drainage scheme for the site shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall be 
subsequently be implemented in accordance with the approved details before the development is 
completed. The scheme shall include:

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

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

 A Flood Exceedance Conveyance Plan;
 Comprehensive infiltration testing across the site to BRE DG 365 (if applicable)
 Detailed design drainage layout drawings of the SuDS proposals including cross-section 

details;
 Detailed maintenance management plan in accordance with Section 32 of CIRIA C753 

including maintenance schedules for each drainage element, and;
 Details of how water quality will be managed during construction and post development in 

perpetuity;
 Confirmation of any outfall details.
 Consent for any connections into third party drainage systems



REASON: To ensure the proper provision for surface water drainage and/ or to ensure flooding is 
not exacerbated in the locality.

 8 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 the proper provision for surface water drainage and/ or to ensure flooding is 
not exacerbated in the locality.

 9 No development shall commence until details of how the applicants will incorporate 'Secured by 
Design principles and/or standards into the development have been submitted to and approved in 
writing by the authority. The development shall be carried out in accordance with the approved 
details and shall not be occupied or used until written confirmation of conformity is received by the 
authority.

REASON: In the interests of crime prevention. 

10 No development shall be occupied until confirmation has been provided that either:- 

1. Foul water Capacity exists off site to serve the development, or 
2. A development and infrastructure phasing plan has been agreed with the Local Authority in 

consultation with Thames Water. 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, or 

3. All Foul water network upgrades required to accommodate the additional flows from the 
development have been completed. 

REASON: Network reinforcement works may be required to accommodate the proposed 
development. Any reinforcement works identified will be necessary in order to avoid sewage flooding 
and/or potential pollution incidents. 

11 No development shall be occupied until confirmation has been provided that either: 

1) All water network upgrades required to accommodate the additional demand to serve the 
development have been completed; or

2) 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: The development may lead to no / low water pressure and network reinforcement works 
are anticipated to be necessary to ensure that sufficient capacity is made available to accommodate 
additional demand anticipated from the new development



12 Before above ground building work commences, a schedule of materials (including samples) to be 
used in the elevations and roofs of the development shall be submitted to and approved in writing by 
the Local Planning Authority. The development shall be constructed in the approved materials and 
shall be retained as such thereafter.

REASON: To safeguard the character and appearance of the area.

13 Prior to any development above slab level, a scheme for the landscaping of the site (only within the 
red line as shown on drawing no. 23-01-01 Revision A), including the retention of any existing trees 
and shrubs and planting of additional trees and hedge enhancements, shall be submitted to and 
approved in writing by the Local Planning Authority. 

The scheme shall be implemented as approved within 12 months of the commencement of the 
approved development or as otherwise agreed in writing by the Local Planning Authority and 
thereafter be retained and maintained in accordance with the approved scheme.

In the event of any of the trees or shrubs so planted dying or being seriously damaged or destroyed 
within 5 years of the completion of the development, a new tree or shrub of equivalent number and 
species, shall be planted as a replacement and thereafter properly maintained.

REASON: To ensure the safeguarding of the character and landscape of the area during and post 
development and to secure biodiversity net gain.

14 No external lighting shall be erected, sited, placed or affixed anywhere within the red line shown on 
drawing no 23-01-01 Revision A without the prior approval, in writing, of the Local Planning 
Authority.  

The development shall be carried out in accordance with the approved details and thereafter 
permanently maintained as agreed. No further lighting shall be thereafter installed.

REASON: To protect the landscape, residential amenity and biodiversity.

15 The mitigation and recommendations set out in the letter written by The Ash Partnership (Ref: 
TAP_SBP_apl_GS230920; Date: 20th September 2023) (excluding the Biodiversity Net Gain section) 
and the Preliminary Ecological Appraisal Report (Ref: 22-2883; Nicholsons; July 2023) shall be 
completed in full in accordance with the specified timescales unless otherwise agreed in wiring by the 
LPA. 

REASON: To ensure nesting birds, reptiles, common amphibians, hedgehogs and badgers are 
protected in accordance with The Conservation of Habitats and Species Regulations 2017 (as 
amended), the Wildlife and Countryside Act 1981 (as amended), Circular 06/2005, the National 
Planning Policy Framework (in particular Chapter 15), Policy EH3 of West Oxfordshire Local Plan and 
in order for the Council to comply with Part 3 of the Natural Environment and Rural Communities 
Act 2006.

16 No development hereby permitted shall take place except in accordance with the terms and 
conditions of the Council's Organisational Licence (WML-OR112, or a 'Further Licence') and with the 
proposals detailed on plan "Lakeside Industrial Park: Impact plan for great crested newt District 
Licensing (Version 1)", dated 5th December 2023.



Reason: In order to ensure that adverse impacts on great crested newts are adequately mitigated and 
to ensure that site works are delivered in full compliance with the Organisational Licence (WML-
OR112, or a 'Further Licence'), section 15 of the National Planning Policy Framework, Circular 
06/2005 and the Natural Environment and Rural Communities Act 2006.

17 No development hereby permitted shall take place unless and until a certificate from the Delivery 
Partner (as set out in the District Licence WML-OR112, or a 'Further Licence'), confirming that all 
necessary measures regarding great crested newt compensation have been appropriately dealt with, 
has been submitted to and approved by the planning authority and the authority has provided 
authorisation for the development to proceed under the district newt licence.

The delivery partner certificate must be submitted to this planning authority for approval prior to the 
commencement of the development hereby approved.

Reason: In order to adequately compensate for negative impacts to great crested newts, and in line 
with section 15 of the National Planning Policy Framework, Circular 06/2005 and the Natural 
Environment and Rural Communities Act 2006.

18 No development hereby permitted shall take place except in accordance with Part 1 of the Great 
Crested Newt Mitigation Principles, as set out in the District Licence WML-OR112 (or a 'Further 
Licence') and in addition in compliance with the following:
- Works which will affect likely newt hibernacula may only be undertaken during the active period for 
amphibians.
- Capture methods must be used at suitable habitat features prior to the commencement of the 
development (i.e., hand/destructive/night searches), which may include the use of temporary 
amphibian fencing, to prevent newts moving onto a development site from adjacent suitable habitat, 
installed for the period of the development (and removed upon completion of the development).
- Amphibian fencing and pitfall trapping must be undertaken at suitable habitats and features, prior to 
commencement of the development.

Reason: In order to ensure that adverse impacts on great crested newts are adequately mitigated and 
to ensure that site works are delivered in full compliance with the Organisational Licence (WML-
OR112, or a 'Further Licence'), section 15 of the National Planning Policy Framework, Circular 
06/2005 and the Natural Environment and Rural Communities Act 2006.

INFORMATIVES :-

 1 The developer can request information to support the discharge of the Thames Water condition(s) by 
visiting the Thames Water website at thameswater.co.uk/preplanning.

 2 A Groundwater Risk Management Permit from Thames Water will be required for discharging 
groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may 
result in prosecution under the provisions of the Water Industry Act 1991. We would expect the 
developer to demonstrate what measures he will undertake to minimise groundwater discharges into 
the public sewer. Permit enquiries should be directed to Thames Water's Risk Management Team by 
telephoning 020 3577 9483 or by emailing trade.effluent@thameswater.co.uk . Application forms 
should be completed on line via www.thameswater.co.uk. Please refer to the Wholsesale; Business 
customers; Groundwater discharges section.

 3 It is recommended that all HGVs, both during construction and operation of the site MUST be routed 
via the A415 and may not use the B4449 through Sutton.



 4 Applicants are strongly encouraged to minimise energy demand, and take climate action, through 
fitting:

 Wall, roof and floor insulation, and ventilation 
 High performing triple glazed windows and airtight frames
 Energy efficient appliances and water recycling measures
 Sustainably and locally sourced materials 

For further guidance please visit: 
https://www.westoxon.gov.uk/planning-and-building/planning-permission/make-a-planning-
application/sustainability-standards-checklist/ 
https://www.westoxon.gov.uk/environment/climate-action/how-to-achieve-net-zero-carbon-homes/

 5 Please note that this consent does not override the statutory protection afforded to species 
protected under the terms of the Wildlife and Countryside Act 1981 (as amended) and the 
Conservation of Habitats and Species Regulations 2017 (as amended), or any other relevant legislation 
such as the Wild Mammals Act 1996 and Protection of Badgers Act 1992.

All British bat species are protected under The Conservation of Habitats and Species Regulations 
2017 (as amended), which implements the EC Directive 92/43/EEC in the United Kingdom, and the 
Wildlife and Countryside Act 1981 (as amended). This protection extends to individuals of the species 
and their roost features, whether occupied or not. A derogation licence from Natural England would 
be required before any works affecting bats or their roosts are carried out. 

All British birds (while nesting, building nests, sitting on eggs and feeding chicks), their nests and eggs 
(with certain limited exceptions) are protected by law under Section 1 of the Wildlife and 
Countryside Act 1981 (as amended) and the Countryside and Rights of Way Act 2000. Works that 
will impact upon active birds' nests should be undertaken outside the breeding season to ensure their 
protection, i.e. works should only be undertaken between August and February, or only after the 
chicks have fledged from the nest. 

In the event that your proposals could potentially affect a protected species, or if evidence of 
protected species is found during works, then you should seek the advice of a suitably qualified and 
experienced ecologist and consider the need for a licence from Natural England prior to commencing 
works (with regard to bats).

 6 It is recommended that the NatureSpace Best Practice Principles are considered and implemented 
where possible and appropriate.

It is recommended that the NatureSpace certificate is submitted to this planning authority at least 6 
months prior to the intended commencement of any works on site.

It is essential to note that any works or activities whatsoever undertaken on site (including ground 
investigations, site preparatory works or ground clearance) prior to receipt of the written 
authorisation from the planning authority (which permits the development to proceed under the 
District Licence WML-OR112, or a 'Further Licence') are not licensed under the great crested newt 
District Licence. Any such works or activities have no legal protection under the great crested newt 
District Licence and if offences against great crested newts are thereby committed then criminal 
investigation and prosecution by the police may follow.



It is essential to note that any ground investigations, site preparatory works and ground / vegetation 
clearance works / activities (where not constituting development under the Town and Country 
Planning Act 1990) in a red zone site authorised under the District Licence but which fail to respect 
controls equivalent to those detailed in the planning condition above which refers to the NatureSpace 
great crested newt mitigation principles would give rise to separate criminal liability under the District 
Licence, requiring authorised developers to comply with the District Licence and (in certain cases) 
with the GCN Mitigation Principles (for which Natural England is the enforcing authority); and may 
also give rise to criminal liability under the Wildlife & Countryside Act 1981 (as amended) and/or the 
Conservation of Habitats and Species Regulations 2017 (as amended) (for which the Police would be 
the enforcing authority).

APPROVED PLANS:

Reference No: Version: Description: 

01 A Location Plan
01 A Site plans
02 A Elevations - Proposed
02 A Floor Plans - Proposed
04 A Elevations - Proposed
04 A Floor Plans - Proposed
05 A Elevations - Proposed
05 A Floor Plans - Proposed
06 A Elevations - Proposed
06 A Floor Plans - Proposed
5113 P01 Details

Abby Fettes
Development Manager

Dated 16th October 2024

IT IS IMPORTANT THAT YOU READ THE NOTES ACCOMPANYING THIS NOTICE. 
THESE CAN BE FOUND AT www.westoxon.gov.uk/decisionnotes . If you require a hard copy or do not 
have access to the internet please contact us on 01993 861420 and we will provide you with a paper copy.

http://www.westoxon.gov.uk/decisionnotes

