RESERVED MATTERS APPLICATION FOR AN ELECTRICITY SUBSTATION AT KINGSMERE, SW BICESTER (WITHIN THE EMPLOYMENT ZONE; ALSO REFERRED TO AS COMMERCIAL CENTRE).
SUPPORTING PLANNING, DESIGN AND ACCESS STATEMENT
Background

Countryside Properties (Bicester) Ltd was granted outline planning permission (06/00967/OUT) for the development of “Kingsmere”, South West Bicester, Oxfordshire, on 27 June 2008. 

Permission was granted for (description of development):
Up to 1585 no. dwellings; health village to include health and employment uses and elderly persons nursing home; B1 and B2 employment uses; local centre comprising of shops, a pub/restaurant, a children’s day nursery, offices and a community centre;  2 no. primary schools (although final approval was for 1 primary school) and 1 no. secondary school; a hotel; a sports pavilion; formal and informal open space; a link road between A41 and Middleton Stoney Road/Howes Lane junction; associated new roads, junctions, parking, infrastructure, earthworks and new accesses to agricultural land. 
Construction started on site on 1 June 2010.

This application is for an electricity sub station to serve the development of land to the  eastern side of the SW Bicester (Kingsmere) development, principally development that will take place within the Employment Zone (or commercial centre), but also residential land parcels nearby. The sub station is required prior to the first use of the hotel and pub/restaurant approved under reference 12/00063/REM.
This application is submitted pursuant to Condition 1 of Outline planning permission 06/00967/OUT (matters reserved for future consideration). Reserved matters approval is sought for the siting, scale, height, design, layout and external appearance of the sub station building, as well as means of access.
Location of development

The location of the sub station the subject of this application is shown on Plan Drawing number Z00700-SP-382 Rev A.
It is within the parcel of land identified in various outline planning application documents and the Design Code as the Employment Zone/Site or Commercial Centre the boundaries of which are shown on the enclosed Parcel Plan, drawing Z00700-SP-500 Rev A, which is submitted purely for information.

Z00700-SP-382 Rev A clearly shows the location of the substation in relation to the approved Primary Street or Development Spine Road (refer to permission 09/01532/REM). It will not however gain access off of the Spine Road but instead off of a Side Street that runs between the Employment Zone and parcels KM 10 and 19. That part of this Side Street leading up to the substation has already been built.
The location of the substation has been determined taking into account a number of factors.

Cables connecting the substation to the hotel site run down the Spine Road, whilst cables running to land parcels KM10 and 19 will run along and across the Side Street. The substation therefore needs to be in close proximity to these cable runs.

It was considered that it would not be appropriate to access the substation off of the Spine Road as this would make the substation more visible on a more prominent frontage than that of the Side Street, and would require access off of a busier road potentially hindering the free flow of traffic. 

Then viewing the Design Code, we also felt it essential to leave enough space between the substation area and the Spine Road for the landscape strip to be provided in accordance with the Design Code (3 metres minimum landscaping strip alongside the Spine Road plus 2 metre minimum access strip, see figure 4.28 (section X-X) on page 151 of the Design Code). This landscaping will be provided by the developer of the Employment Zone who takes on this part of the site.
The substation therefore needed to front onto and gain access from the Side Street.

It is proposed to set back the substation from the edge of highway (Side Street) by 2 metres. Obviously this access and forward most part of the substation compound will be within a 3 metre wide landscape strip identified to be provided adjacent to the Side Street (see Design Code page 151, Figure 4.29, section Y-Y). However, with the backdrop of what will be larger commercial buildings, and the use of appropriate materials, this building should not detract from the character of the area or future street scene. 

Without details of future commercial developments/ occupiers on the Employment Zone, it is not possible at this time to locate the substation in another location without potentially prejudicing future developer requirements. Pushing the substation further into the employment zone may well significantly hinder the ability of the future developer of this site to provide good built frontage onto the Spine Road and Side Street, and would extend cable runs.
Design and Access
Details of the brick built substation are shown on plan drawing number Z00700-SP-359. It is of the same design as that approved on land parcel KM 3 (11/00394/REM).
The structure will be 4 m by 4 m. It will reach a height of 4.397 metres (to the top of the pitch roof).

An area is required around the substation building for maintenance (1 m wide) and ventilation (a further 1 m wide). This is shown on plan drawing Z00700-SP-359. The overall area is therefore 8 m by 8 m (64 square metres).
A means of enclosure will be required for the area the subject of this application. The details of any wall or other means of enclosure is to be agreed with the Local Planning Authority, in consultation with the utility company.
In terms of external materials to be used on the substation structure, we would suggest the use of the same materials as currently proposed for the sub-station at parcel KM3 (11/00394/REM):
Brick: Ibstock, Himley Worcestershire Orange
Roof Tile: Sandtoft britlock slate

However, we are happy for you to put a condition on any grant of Reserve Matters to cover the use of materials, if the materials stated above are not considered appropriate.
The Design Code (Employment Zone) states that “buildings on the street frontages should be designed to refer to the residential character of the adjoining streets. On these streets softer or warmer materials such as brick, render and timber, should be employed.” We intend to use brick. Without knowledge of the design details of either the nearby residential land parcels or that part of the employment zone in which the substation sits, it is difficult to know what materials will best integrate the substation into the immediate area, but we hope that the materials suggested and found acceptable on KM 3 would mean that the substation will not detract from the character of the street scene to be created. 

Compliance with the adopted Kingsmere Design Code

There is no specific guidance or coding within the approved Kingsmere Design Code with regard to substation buildings. We believe that we have complied with other requirements set out in the Code with regard to the Employment Zone: We have referred above to the use of appropriate materials and the retention of an area between the substation and spine road for appropriate landscaping requirements.
The access to the substation will however run through the 3 metre wide landscape strip required alongside the Side Street, but we consider the visual impact of this to be minor. Without details of future commercial developments/ occupiers on the Employment Zone, it is not possible at this time to locate the substation in another location without potentially prejudicing future developer requirements and ensuring access to the substation. The substation is required initially to serve the Hotel and restaurant site currently under construction (due to be opened we understand by the end of this year/early 2013), but is also serve residential plots on nearby land parcels on the other side of the Side Street and Spine Road. It needs to be close to the cable runs provided to serve those parcels. Pushing the substation further into the employment zone may significantly hinder the ability of the future developer of this site to provide good built frontage onto the Spine Road and Side Street.
Conclusion
With the above in mind, we hope that Reserved Matters approval can be granted for the proposed substation.
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