	Site Address: Land at South West Bicester
	17/00216/F


	Case Officer: Linda Griffiths
	Recommendation: Approval


	Applicant: Countryside Properties (Bicester) Ltd


	Application Description: Retrospective – Proposed temporary haul road (construction access) to serve part of the mixed use development scheme at South West Bicester (Kingsmere), granted outline planning permission under reference 06/00967/OUT (previous approval ref: 10/01027/F and 13/01446/F)


	1.
	Site Description and Proposed Development

	1.1
	This application relates to the development at SW Bicester which is situated between the Middleton Stoney Road and Oxford Roads. The whole site was granted outline planning permission subject to conditions and a section 106 agreement in June 2008 for up to 1585 dwellings, employment, education, health village and supporting infrastructure. Development began on site in June 2010 and construction is now underway, with approximately half of the dwellings now constructed and occupied, the primary school is occupied and the main infrastructure is in place.

	1.2
	This application seeks full planning permission for the retention of a temporary haul road that was constructed in 2010 to serve the construction vehicles of land parcels KM1 and KM2 which were built out by Taylor Wimpey and Bovis. The haul road was initially given a temporary consent for three years (10/01027/F refers) and a further temporary 3 year permission was granted in 2013 to retain the haul road to serve land parcels KM5 and KM22 (13/01446/F). This permission has now lapsed. A further temporary 3 year consent is sought.

	1.3
1.4
	The proposed haul road is outside the application area relating to the outline consent and is on adjacent agricultural land which is also controlled by Countryside Properties and is within the application area relating to SW Bicester Phase 2 (13/00847/OUT refers). Access is directly onto Middleton Stoney Road with the initial access provision within an area identified as part of the overall SW Bicester permission as a green route along the boundary of the development.
The haul road is hard surfaced and has a carriageway width of 4.5m and a total length of 415m. The access onto Middleton Stoney Road is already provided and has 4.5m x 160m vision splays. Two passing places have been provided along its length. A landscape buffer exists between the existing occupied dwellings and the haul road.


	2.
	Application Publicity

	2.1
	The application has been advertised by way of neighbour notification letter.

2 letters have been received.  The following issues are raised

· Excess speed – the majority of vehicles using the access road are going at unsafe speeds, in excess of the 10 mph speed limit, this results in excessive and anti-social noise levels as they pass our property, not to mention the inherent safety concerns

· Contractors and trades habitually use the ‘access’ road as a car park, resulting in vehicles parked outside our home at anti-social times. The noise of vehicles idling as well as the invasion of our privacy is not acceptable. No management of the haul road from the Middleton Road access
· Security – the gates at the end of the road are not being secured at the end of the working day, this leaves the road open to abuse and provides an access and exit point for any criminal activity

· Bellway Homes have been repeatedly asked to ensure this is being addressed but I know have failed to address this issue

· We are not opposed to the road, but the use of the road in recent times, since Bellway have actively been using it has been inconsiderate to the people impacted by its usage

· The shrubbery along the frontage of our properties have not taken as well as other areas and possibly need improvement



	3.
	Consultations

	3.1
	Bicester Town Council: has yet to comment


	Cherwell District Council Consultees

	3.2
	Environmental Protection Officer: No objection

	3.3
	Landscape Officer: No objection subject to the retention and maintenance of the5.5m mound, hedgerow, tree planting and grassed areas in accordance with drawings: The Temporary Haul Road – Drawing number 1903-KM2-GA-01 Rev J and Landscaping to haul Road Adjacent to SL3 – Drawing number DFD/BIC/L24 Rev A. The reason being for the purpose of visual and landscape mitigation of the road and its use as a route for plant and contractor’s vehicles for the purpose of construction of residential developments and also for visual amenity.


	Oxfordshire County Council Consultees

	3.4
	Highways Liaison Officer: No objection subject to conditions

	3.5
	Drainage Officer: No comments received

	Other Consultees

	3.6
	Kingsmere Residents Association: No comments received

	
	


	4.
	Relevant National and Local Policy and Guidance

	4.1
	Development Plan Policy

Adopted Cherwell Local Plan (Saved Policies)

C31:
ENV1:
Compatibility of proposals in residential areas
Development likely to cause detrimental levels of pollution
Adopted Cherwell Local Plan Part 1 2011-2031


	4.2
	Other Material Policy and Guidance


National Planning Policy Framework
       Planning Policy Guidance



	5.
	Appraisal

	5.1
	The key issues for consideration in this application are:

· Principle of development
· Residential Amenity
· Visual appearance and landscape impact

	
	Principle of Development

	5.2
	The haul road is required for vehicles associated with the construction of development at SW Bicester. The haul road was initially granted a three year consent for use during the construction of land parcels KM1 and KM2 which at the time were being developed by Bovis and Taylor Wimpey (10/01027/F refers). A further 3 year temporary consent was granted in 2013 to retain the section of haul road as approved earlier, but also to extend it further southwards giving a total length of 415m and then eastwards to serve land parcels KM5 and KM22 (13/01446/F refers). This consent has since expired. Bellway Homes have now begun construction on KM5 and KM22.

	5.3
	The haul road from the Middleton Stoney Road was initially proposed and approved to avoid the need for construction traffic sharing the use of the newly constructed spine road alongside residential traffic, potentially leading to highway safety issues and potential damage to the carriageway. This remains the reason for requiring the retention of the temporary haul road for a further period of time.

	5.4
	The NPPF sets out the economic, social and environmental roles in planning in seeking to achieve sustainable development; contributing to building a strong, responsive and competitive economy; supporting strong, vibrant and healthy communities; and contributing to protecting and enhancing our natural, built and historic environment (paragraph 7). In respect of this proposal, the haul road seeks to comply with this advice in that it seeks to ensure that the delivery of the development of SW Bicester continues as quickly as possible and with minimal disruption to existing and future residents by removing construction traffic from the internal spine road and within the development.
Residential Amenity

	5.5
	The main impact of the use of this haul road will be on the occupiers of the dwellings on land parcels KM1 and KM2 which front towards it. During the consideration of the previous application (13/01446/OUT), further information was requested regarding the likely traffic generated along the haul road during the construction of the dwellings on parcels KM5 and KM22. The information was considered by the Council’s Anti-Social Behaviour Manager who advised that the predicted flows were not exceptionally large and that any potential amenity issues could be addressed by condition. A further consultation response in respect of this submission from the Environmental Protection Manager confirms no objection to the proposal. Issues of noise and disturbance can also be resolved more quickly and efficiently through the Environmental Health legislation should such a problem arise.

	5.6
	Furthermore, the haulage road is separated from the dwellings in land parcels KM1 and Km2 which front this proposed green link by an existing landscape buffer which is to be retained. It is noted that two letters of representation have been received from residents in Kempton Close, however, these concerns are principally related to the speed of vehicles, not securing the access gates at night and lack of consideration for existing residents. These matters are management issues rather than planning matters.

	5.7
	On balance therefore, having regard to the above, the use of the proposed haul road to serve the two development parcels is unlikely to result in unacceptable levels of noise and disturbance to existing residents sufficient to justify refusal on grounds of adverse impact upon their residential amenity.
Highway Safety

	5.8
	The highway authority raises no objections to the proposal in highway safety terms, the access position is a sufficient distance from the main roundabouts to the east and west and has adequate vision splays for a road with speeds of up to 50mph, according to DRMB. Middleton Road currently has a speed limit of 30mph (temporary Traffic Order, but permanent Traffic Order will also be put in place to continue this speed limit). Given the new roundabout at the northern entrance to the SW Bicester site (Whitelands Way), the traffic on Middleton Stoney Road has probably been slowed further in the vicinity of the haul road.

	5.9
	There are no public footpaths on this side of the Middleton Stoney Road, so pedestrians will not be compromised.

	5.10
	Heavy Goods Vehicles using the haul road will comply with lorry routeing arrangements already approved via the Routeing Agreement associated with 06/00967/OUT. Routeing Plan CT1 within this Routeing Agreement allows for the use of Middleton Stoney Road for construction traffic. Heavy Goods Vehicles generated would be the same whether the haul route was in this location or any other within SW Bicester site. To ensure that vehicles do not deposit mud onto the highway, wheel washers will be positioned at or near to the access links onto the haul road from land parcels of the Kingsmere development.

	5.11
	The Highway Authority also advise that as part of the haul road runs into third party land, including the land allocated to phase 2, a condition should be attached to the three year permission that ensures that the land is made good and hedgerow replaced afterwards. That part of the western habitat corridor (11/00380/REM) affected by this proposal will be planted once the land has been made good/topsoil added.

	
	Visual Appearance and Landscape Impact

	5.12
	The proposal is retrospective and is currently in use and is essentially seen in conjunction with the development already occurring elsewhere on the site and therefore has minimal additional visual and landscape impact from the surrounding area over and above that already experienced in conjunction with the development of SW Bicester as a whole. Furthermore, it is screened from the adjacent open agricultural land by the provision of a planted bund along its western edge and is only a temporary feature, once the construction on land parcels KM5 and KM22 are complete, the development will be removed and the land returned to its former use as agricultural land or habitat corridor in conjunction with the SW Bicester development.

	5.13

	Part of an existing hedgerow has been removed to enable the access/bellmouth to the haul road to be constructed, however, this hedgerow was of low value, and will be replanted once the use of the haul road ceases and the habitat corridor planted in accordance with the approved landscaping scheme (11/00380/REM refers).

	5.14
	The haul road has been constructed to the minimum width required to adequately serve its intended purpose which has ensured that as little land as possible is affected by the proposal, whilst ensuring that the use of it will not cause any highway safety problems or compromise traffic flows.

	
	Engagement

	5.15
	With regard to the duty set out in paragraphs 186 and 187 of the Framework, no problems or issues have arisen during the application. It is considered that the duty to be positive and proactive has been discharged through the efficient and timely determination of the application.  

	
	Conclusion

	5.16
	Having regard to the above, it is considered that the retention of the haul road for a further temporary period to serve land parcels KM5 and Km22 is acceptable and will not cause undue harm to the residential amenities of nearby residential properties and will not have an adverse impact on the visual amenities of the locality and is therefore in accordance with the Development Plan and Government advice within the NPPF.


	6.
	Recommendation

Approval, subject to:

a) the following conditions: 
1. as 13/01446/OUT
2. plans as submitted

3. as 13/01446/OUT

4. as 13/01446/OUT

5. as 13/01446/OUT

6. as condition 7 of 13/01446/OUT

7. as condition 10 of 13/01446/OUT
Planning Notes

1.

STATEMENT OF ENGAGEMENT

In accordance with the Town and Country Planning (Development Management Procedure) (England) (Amendment No 2) Order 2012 and paragraphs 186 and 187 of the National Planning Policy Framework (March 2012), this decision has been taken by the Council having worked with the applicant/agent in a positive and proactive way as set out in the application report.



Signed Case Officer:                               Date:                          Possible
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