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APPLICATION CONSULTATION

PLANNING POLICY RESPONSE 
This response raises the key planning policy issues only.

All material planning policies and associated considerations will need to be taken into account.

The response is provided without prejudice to the consideration of applications for planning permission.
	
	


	Application No.
	19/01740/Hybrid
19/01746/OUT


	Address / Location 
	Land Adjacent to Promised Land Farm Wendlebury Road, Chesterton 


	Proposal


	The first application comprises a 'hybrid' planning application comprising: 
Outline planning permission (all matters reserved except for access) for up to 23,400sq.m of B1 development (Use Classes B1a and/or B1b and/or B1c); highway works (including provision of a new roundabout at the junction between Vendee Drive and Wendlebury Road); creation of a wetland and landscaped areas; and associated infrastructure works. 
Full planning permission for a health and racquets club, associated access and car parking, outdoor tennis courts, air dome, outdoor swimming pool, spa garden and terrace, and associated landscaping.
The second application comprises an outline planning permission (with all matters reserved excluding access) for up to 10,200sqm of B1 development (B1a and/or B1b and/or B1c); access and associated landscaping and infrastructure works.


	Key Policies / Guidance
	Local Plan 2011 - 2031 
Policy SLE1 - Employment Development
Policy SLE2 - Securing Dynamic Town Centres
Policy SLE4 - Improved Transport and Connections
Policy BSC8 - Securing Health and Well-being 
Policy BSC12 - Indoor sport 

Policy ESD1 - Mitigating an Adapting to Climate Change

Policy ESD2 - Energy Hierarchy and Allowable Solutions
Policy ESD3 - Sustainable Construction 

Policy ESD4 - Decentralised Energy Systems 

Policy ESD6 - Sustainable Flood Risk Management 

Policy ESD10 - Protection and Enhancement of Biodiversity and the Natural Environment 
Policy ESD15 - The Character of Built and Historic Environment
Policy ESD17 - Green Infrastructure

Policy Bicester 5 - Strengthening Bicester town centre 

Policy Bicester 10 - Bicester Gateway



	Key Policy Observations
	· There are two related planning applications with the Council: (19/01740/Hybrid) and (19/01746/OUT). 

· This hybrid application is part outline and part full.  The outline is for up to 23,400sqm of B1 employment uses on the site allocated by policy Bicester 10 in the Local Plan 2011-2031.  The full application is for a leisure club on land in the north western most corner of the allocated site.  The second (outline) application is for up to 10,200sq metres of B1 employment uses on land mainly outside the policy Bicester 10 site allocation boundary to the south, currently occupied by a poultry farm which would be removed by the proposals.  

· The application material explains how proposals comprise a business park, alongside a leisure club, which is aimed at catering for the needs of high-technology and knowledge intensive industries.  
· The 2015 Local Plan (2011 to 2031) allocates strategic sites for employment development at Bicester. 

· Policy SLE1 helps to deliver the Plan’s strategy to locate employment proposals at Banbury, Bicester and Kidlington and aims to address Bicester’s imbalance between homes and jobs and the Plan’s aim to reduce out commuting.
· The applicant presents 4 potential ‘development scenarios’ with varying amounts of B1 uses. This policy response does not seek to provide comments on the scenarios individually.  
· A significant part of the allocated site is set aside for flood alleviation and a recreational wetland area in the application proposals. 
· Constraints on or in the vicinity of the site include; areas of flood risk, a scheduled ancient monument, protected and notable species, a proposed District wildlife site and Archaeological constraint priority area. 
· Outline planning permission was granted for 14,972 sqm of B1 employment buildings and a hotel on land occupying the western part of the Local Plan allocation in 2017 (16/02586/OUT) and (17/02557/REM).  This planning permission included a small area of land outside the Policy Bicester 10 allocation to the south, adjacent to the A41.  

· Consultation should take place with the Council’s Economic Development team. 
Planning Application 1 – (17/01740/Hybrid) – site A
· The application site is located on land allocated for employment development (Use Class B1) by Policy Bicester 10 in the adopted Cherwell Local Plan 2011 to 2031. 

· The site is a greenfield site with Wyevale Garden Centre to the north, the A41 to the west and the railway line to the east. The application proposals for B1 uses are consistent with Policy SLE1 and Policy Bicester 10 in the Local Plan which requires the provision of B1 employment uses on this site.  The planning application explains how high-tech knowledge industries will be provided for, which is specified in the policy. 
· Policy Bicester 10 sets out that 3,500 jobs will be provided on the allocated site.  The jobs anticipated in the application provide for approximately 3,000 jobs across the site. The Local Plan, at paragraph C.32, seeks to reduce out commuting for work from Bicester, and therefore providing job opportunities at Bicester and on this site will be important in achieving this.  The applicant sets out reasons for this lower number which includes; consideration of the site constraints (which is acknowledged in Policy Bicester 10), the land occupied by the hotel in earlier applications and the type and function of the proposed employment uses/buildings. These are in principle valid reasons for slightly reduced job numbers being provided.  It is expected to a degree that a high number of ‘traditional’ office jobs will not be secured in Cherwell due its market.  
· The proposal for the racquet club would be inconsistent with Policy SLE1 and Policy Bicester 10 as the land is allocated for B1 use classes.  
· The application material explains how the racquet club would provide for a range of health and fitness facilities, swimming and tennis.  The applicant demonstrates how the club proposed alongside the employment floorspace, along with the intended approach to the design and landscaping of the site, addresses the health and well-being priorities of high-technology and knowledge-based businesses and their employees. 
· Paragraph B.48 of the Local Plan states that the provision of jobs will be a material consideration for determining planning applications for any use classes.  
· The racquet club proposed in the application includes ‘main town centre uses’ as defined in Annex 2 of the NPPF and paragraph B.56 of the 2015 Local Plan.  Policy SLE2 directs retail and other main town centre uses towards the District’s town centres and the NPPF requires a town centre first approach.   
· Local Plan Policy Bicester 5 relates to strengthening Bicester town centre and states that town centre uses will be supported within Bicester town centre.  
· It is noted that a sequential test and impact assessment have been provided by the applicant.  This should be in line with the NPPF, PPG and Local Plan Policy SLE2.  The NPPF requires that applicants and local planning authorities should demonstrate flexibility on issues such as format and scale.  Sites should be suitable and available (or expected to become available within a reasonable period).  The requirements of the club should be taken into account, such as the need for the provision of outdoor sports and how different uses proposed may operate together in considering the sequential test.  
· The proposals for the racquet club are outside the town centre and the ‘area of search’ in an out of town location and therefore in principle inconsistent with local planning policy in terms of the strategy for accommodating town centre uses and supporting the growth, vitality and viability of central Bicester.  However, the results of the sequential test alongside the potential relationship between the business park occupiers and the use of the leisure facilities will be relevant. 
· It is noted that in this area of Bicester near to the application site there have been recent grant of planning permissions for ‘town centre uses’ including hotels and convenience and comparisons stores.  
· Policy Bicester 10 specifies the safeguarding of land for future highway improvements to peripheral routes.  Oxfordshire County Council should be consulted to explore whether this remains a requirement. 

· The application proposals will need to have regard to the requirements relating the proposed District Wildlife site in Policy Bicester 10 and Local Plan Policy ESD10. 
· Policy Bicester 10 requires a high quality design and finish and careful consideration given to building height.

· Policy Bicester 10 requires that land in the eastern part of the allocation be used to enhance the green infrastructure network. 
· The application will need to consider matters relating to flood risk and meet the requirements of policy Bicester 10 and ESD6.  
· The application will need to consider impacts on Alchester Roman Town Schedule Ancient Monument. 
· There a number of other key site specific design and place shaping principles in policy Bicester 10 which will need to be met.     
· The provision of the club appears to be consistent with the Council’s aim for achieving health lifestyles, however consultation may be required with the appropriate officer or team.  

Planning Application 2 - 19/01746/OUT – site B
· Planning Application 2 involves the redevelopment of land, which is currently occupied by a poultry farm, for B1 employment uses.
· The applicant proposes access via the development proposed by Application 1. It is proposed that no development would take place on Site B unless planning permission was granted for the employment development proposed on Site A.  This will be important in achieving a comprehensive scheme. 
· The poultry farm is an agricultural use.  

· Policy SLE1 requires development proposals at Bicester are within the built-up limits of Bicester (unless on an allocated site).  Considering the location of the site and that the proposal is linked to an allocated site at Bicester (part of which already has planning permission) this part of the policy applies.  
· The application site is outside the policy Bicester 10 allocation boundary in the Local Plan and therefore proposals are inconsistent with the Local Plan in this regard.
· The application is at Bicester and therefore is in a sustainable location in line with the Local Plan strategy in this regard, but the application is a departure from the Local Plan and it will have to be justified particularly in terms of creating jobs.  

· As shown in the Council’s latest Annual Monitoring Report (AMR), there is currently employment land available at Bicester within allocated sites.

· However, all allocated employment sites in Bicester have planning permissions associated with them.  
· The majority of B use class development that is permitted or completed at Bicester is for B8 uses with more limited jobs associated with it, which is limiting the Local Plan objective of reducing out-commuting. 
· There is completed development at land north of Skimmingdish Lane (Local Plan site Bicester 11) for majority B8 uses.
· The Local Plan generally, for example at paragraph B.33, seeks to encourage high tech companies and reduce out commuting which this application would help achieve through the provision of jobs.  
· The proposals will be consistent with the first objective of the Local Plan (S01) to attract higher technology industries.

· It is noted that the application site is a relatively small addition to the land subject to the Policy Bicester 10 allocation in the context of a likely reduced scale of employment development being delivered here due to the site constraints.
· The considerations relating to the slight shortfall in job numbers described above for the hybrid application are relevant and it should be explained as to what will happen to the farm and associated jobs.       

· The potential benefits of the cessation of the poultry farm are relevant, such as improvement in amenity and how this may be beneficial to the delivery of sustainable, appropriate and well designed high-tech employment uses. 
· The policy Bicester 10 requirements may not directly apply to Planning Application 2 as most of it is outside the site boundary, however, as the application material acknowledges, the delivery of the two sites will be related and relevant Local Plan policy requirements will be important in achieving an effective and sustainable development across the two sites.


	Policy Recommendation
	No objection subject to justification for the inconsistency with the Local Plan allocation boundary. 



