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Smith, Nicola

From: Dawn Brodie 
Sent: 16 April 2021 16:38
To: Bowerman, Emma
Subject: RE: P21/S0112/PEJ and P17/S3952/O - Hale Road, Benson

 

Sorry Emma, 
  
I was trying to speak to the client. 
  
Yes please use the latest delivery information we provided you with. In terms of pre-app we don’t really have an 
issue advising that you are aware that we are progressing the reserved matters application despite the outline 
having not quite been issued yet. 
  
In terms of the time limit extension, I am hopeful that the final matters will be tidied up and agreed well in advance 
of this date however, to allow for some slippage I am happy to agree this date on behalf of my client. Of course, the 
sooner we can get this issued the better from our point of view! 
  
Many thanks and have a good weekend. 
  
Dawn  
  
Dawn Brodie  
Associate Director  
Planning  
   
Savills, Wytham Court , 11 West Way , Oxford OX2 0QL  
 

Tel    
    

  
    

 

 

     
 

   
  Before printing, think about the environment  
  
  

From: Bowerman, Emma [mailto:Emma.Bowerman@southandvale.gov.uk]  
Sent: 16 April 2021 16:26 
To: Dawn Brodie <  
Subject: FW: P21/S0112/PEJ and P17/S3952/O - Hale Road, Benson 
  

  
Hi Dawn  
I have worked through the info we have and I can see that you already responded to us on delivery (attached).  So 
sorry to have asked again.  I will suggest we increase delivery rates to 30 in 2024/25 and 30 2025/26 as per your 
email on 8 March 2021.   
I would be grateful for a response to the other two matters. 
With kind regards 
Emma   
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Emma Bowerman 
Principal Major Applications Officer 
Planning  
South Oxfordshire and Vale of White Horse District Councils 
Direct dial: 07717 150603 
Email: emma.bowerman@southandvale.gov.uk  
Visit us at: www.southoxon.gov.uk and www.whitehorsedc.gov.uk  
  
To read our privacy policy, please go to this link for South Oxfordshire or this link for Vale of White Horse 
  
Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all working remotely.  Due to 
the current circumstances our responses will take longer.  Your patience is appreciated. 
  

From: Bowerman, Emma  
Sent: 16 April 2021 11:31 
To: Dawn Brodie  
Subject: RE: P21/S0112/PEJ and P17/S3952/O - Hale Road, Benson 
  
Many thanks Dawn – I will get this over to my manager for final sign off so if there is anything to resolve, we can do 
this before the S106 is complete.   
  
I also had a quick query in terms of the delivery of this site, as we have an appeal coming up where our five year land 
supply is being challenged and this is one of the sites where the Appellant is questioning delivery – extract below 
from their proof (attached): 
  

 
  
The council’s housing land supply statement has this site down as delivering 26 homes in 2023/24 and 26 homes in 
2024/25 and it states that this trajectory is based on the developers delivery intensions.  Can you please confirm 
that this still accords with your expected delivery rates?     
  
Also, I thought it might be prudent for us to agree a new target decision date for P17/S3952/O, to reflect the 
timeframes that we are working towards to complete the S106 and grant outline planning permission.  Can you 
please agree to extend the target decision date for P17/S3952/O to 1 June 2021?   
  
And finally, would it be acceptable to you / your client for the council to refer to the fact that we have engaged in 
pre-application discussions for the subsequent Reserved Matters application?  We would not need to attach our 
pre-application response, which at the moment is retained as confidential, but will be publicly available when a 
Reserved Matters application is submitted.  It would simply involve referring to the dates of your pre-application 
request.    
  
I would be grateful if you could get back to me on these three matters as soon as possible due to the tight 
timeframes involved in the appeal.   
  
Kind regards 
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Smith, Nicola

From:
Sent: 12 March 2021 11:52
To: Mircheva, Yoanna
Cc: Sandith, Richard
Subject: FW: Site delivery information

Morning Yoanna 
 
Please see below a completed housing trajectory for Newnham Manor (highlighted in yellow).  
 
Kind regards 
 
Arron Twamley BA (Hons) Dip TP MRTPI 
Director ATP Ltd  
 
Paddock Barn, Buckland, Oxfordshire, SN7 8PY 
 

 
 

 

 
 

 
 

 
 
Arron Twamley Planning is a limited company registered in England and Wales with company number 12254820 and VAT Registration Number 356004718. This 
message and its attachments are intended solely for the above named recipient and may contain confidential information. If you have received this message in 
error, please inform us and immediately and permanently delete it. Do not use, copy or disclose the information contained in this message or in any attachment 
 
 
 

From: Mircheva, Yoanna <Yoanna.Mircheva@southandvale.gov.uk>  
Sent: 01 March 2021 15:29 
To:  
Cc: Sandith, Richard <richard.sandith@southandvale.gov.uk> 
Subject: Site delivery information 
 
Dear Arron  
 
 
South Oxfordshire District Council is updating its housing trajectory for sites. As part of this process we are updating 
the projected delivery rate of permitted and allocated sites. To assist the Council with this process, can you please 
provide the projected delivery rate for the site: 
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•             Land to the south of Newnham Manor, Crowmarsh Gifford Planning reference P16/S3852/FUL.  
 
Can you please provide the projected construction delivery rate by financial year (1st April to 31st March): 
 

Year 2021/22 2022/23 2023/24 2024/25 2025/26   
No. of 
dwellings 
completed 

0 30 40 30 x   

 
The projected delivery rate should be as realistic as possible, taking account of time to secure planning permission 
and site preparation, therefore can you also provide details on the following, if applicable: 
 
•             estimated timeframes for progressing the site through any further full or reserved matters applications; 
 

We anticipate the planning application will be taken back to planning committee late spring and the 
completion of the S106 shortly thereafter. Although a hybrid planning application the housing will benefit 
from full planning consent.  

 
•             estimated timeframes for progressing discharge of conditions; 
 
              We would ensure the planning conditions are submitted for determination by SODC within the Summer 
2021 
 
•             estimated timeframes for progressing the signing of S106;  
 
              Completion by early Summer 2021  
 
•             site preparation or whether the site is under construction, and if so the number of completions; 
 
              n/a  
  
•             whether there is a developer(s) on board; 
 
              The applicant is the developer.  
 
•             is the site being marketed; and/or 
 
              n/a 
 
•             any site constraints that could impact the delivery of the site.  
 
              None. 
 
•             If applicable, how many self-build or custom build plots will be provided on the site. 
 
              None. 
 
•             If applicable, how many gypsy and traveller pitches will be provided on the site. 
 
              None. 
 
We understand that circumstances are difficult at the moment, but it would be greatly appreciated if you could 
provide at least an estimated delivery rate by end of play 12 March please.  
 
If you are not the correct contact, please either forward this email on to the correct person with me cc’d or please 
pass on their contact details.  
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If you have any queries, please do not hesitate to contact me. 
 
Best wishes, 
 
Yoanna Mircheva 
Enquires Officer/ Assistant Planning Officer 
Planning Policy 
South Oxfordshire and Vale of White Horse District Councils 
 
Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  
 
To find out more about how the council holds, uses and stores your personal data, please click on the appropriate 
council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all 
working remotely.  Due to the current circumstances our responses will take longer.  Your 
patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for updates: 
http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist and deal with the 
Coronavirus outbreak. 

Thank you for your understanding. 
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Smith, Nicola

From: Grant Williams 
Sent: 15 April 2021 15:12
To: Moule, Phil
Cc: Jason Cross; Moss, Lisa; Scotting, Cathie
Subject: RE: 17S19 - Land north east of Didcot - P15/S2902/O

Hi Phil, 
  
Keeping well thanks. 
  
Based on current information and assumed run rate, the following applies. 
This will be updated on a regular basis in line with occupations which we submit.  
  

 Completions to date: 45 
 Completions by End of 2021: 95 
 Completions by End of 2022: 173 
 Completions by End of 2023: 251 
 Completions by End of 2024: 330 
 Completions by End of 2025: 408 

  
Kind Regards, 
  
Grant Williams 
Engineer 
 
t.   

 

 
 
The Spirella Building, Bridge Road, Letchworth Garden City, SG6 4ET 

  

This message may contain confidential information. If you have received this message by mistake, please inform the sender by sending 
an e-mail reply. At the same time please delete the message and any attachments from your system without making, distributing or 
retaining any copies. Although all our e-mail messages and any attachments upon sending are automatically virus scanned we assume 
no responsibility for any loss or damage arising from the receipt and/or use. This message has been sent on behalf of Croudace Homes 
Group Limited, Registered Office: Croudace House, Caterham, Surrey, CR3 6XQ, Registered Number 4373299 England, VAT No 
210542027 
 
From: Moule, Phil <Phil.Moule@southandvale.gov.uk>  
Sent: 15 April 2021 14:04 
To: Grant Williams  
Cc: Jason Cross ; Moss, Lisa <lisa.moss@southandvale.gov.uk>; Scotting, Cathie 
<Cathie.Scotting@southandvale.gov.uk> 
Subject: FW: 17S19 - Land north east of Didcot - P15/S2902/O 
Importance: High 
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Hi Grant, 
  
Hope you are well.  
  
In addition to the number of completions to date, please could you provide the projected completions over the next 
5 years. The most recent information we have for (Croudace) Didcot NE is shown below, but I do not think this can 
be correct as (i) you have completions already and (ii) you will have projected completions between now and 
2024/2025. 

  

  
  
If you could provide your projected completions that would be greatly appreciated. It is needed for a report, so if 
you could advise by Monday that would be great. 
  
Many thanks in advance, 
  
Phil 
  
Phil Moule MRTPI 
Principal Major Applications Officer 
South Oxfordshire District Council and Vale of White District Council 
Tel: 01235 422600 
Email: phil.moule@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 
  
Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all working remotely.  Due to 
the current circumstances our responses will take longer.  Your patience is appreciated. 
  
  

From: Grant Williams <   
Sent: 24 March 2021 16:55 
To: Moss, Lisa <lisa.moss@southandvale.gov.uk> 
Cc: Jason Cross >; Ken Armstrong  
Subject: RE: 17S19 - Land north east of Didcot - P15/S2902/O 
  
Hi Lisa, 
  
Just wanted to confirm with our Sales Director. 
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Smith, Nicola

From: Colin Campbell 
Sent: 12 March 2021 10:45
To: Mircheva, Yoanna
Subject: RE: Site delivery information

Yoanna 
 
Please see below 
 
Regards 
 
Colin  
 
Colin Campbell 
Head of Planning 

 
 

                                                                 

 
  
The Power House Gunpowder Mill Powdermill Lane Waltham 
Abbey Essex EN9 1BN  
T  
  
Hill Holdings Ltd is a limited company registered in England - Company Number 
4202304 
Registered office: The Power House Gunpowder Mill Powdermill Lane Waltham 
Abbey Essex EN9 1BN  
  
------------------------------------------------------------------------------------- 
  
Hill Holdings Ltd - e-mail disclaimer 
  
This e-mail and any files distributed with it are intended solely for the individual 
or organisation to whom it is addressed. If you are not the intended recipient or 
the person responsible for distributing it to them you may not copy, forward, 
disclose or otherwise use it or any part of it in any way. To do so may be 
unlawful. Any opinion or advice contained anywhere in this message is that of 
the sender and is not intended to bind Hill Holdings Ltd or any member of the 
Hill Group in any way. Neither can the sender accept any responsibility for any 
changes made to this e-mail after it was sent. This e-mail has been scanned for 
viruses by Mcafee anti virus. Nevertheless, the sender cannot accept any 
responsibility for any loss or damage caused by any software viruses 
transmitted with this email and we advise that you carry out your own virus 
checks on any attachments included in this message. 

  

 
 

From: Mircheva, Yoanna <Yoanna.Mircheva@southandvale.gov.uk>  
Sent: 08 March 2021 13:40 
To: Colin Campbell  
Subject: FW: Site delivery information 
Importance: High 
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Dear Colin, 
 
Please see my previous email. If you are not the correct contact, please either forward this email on to the correct 
person with me cc’d or please pass on their contact details.  
 
Best wishes, 
 
Yoanna Mircheva 
Enquires Officer/ Assistant Planning Officer 
Planning Policy 
South Oxfordshire and Vale of White Horse District Councils 
 
Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  
 
To find out more about how the council holds, uses and stores your personal data, please click on the appropriate 
council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all 
working remotely.  Due to the current circumstances our responses will take longer.  Your 
patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for updates: 
http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist and deal with the 
Coronavirus outbreak. 

Thank you for your understanding. 

 
 
 

From: Mircheva, Yoanna  
Sent: 01 March 2021 15:34 
To: Colin Campbell <  
Cc: Sandith, Richard <Richard.Sandith@southandvale.gov.uk> 
Subject: Site delivery information 
 
Dear Colin 
 
South Oxfordshire District Council is updating its housing trajectory for sites. As part of this process we are updating 
the projected delivery rate of permitted and allocated sites. To assist the Council with this process, can you please 
provide the projected delivery rate for the site: 
 
•             Land West of Marley Lane, Chalgrove. Planning reference P17/S0094/O.  
 
Can you please provide the projected construction delivery rate by financial year (1st April to 31st March): 

037



3

 
Year 2021/22 2022/23 2023/24 2024/25 2025/26   
No. of 
dwellings 
completed 

 70 70 60    

 
The projected delivery rate should be as realistic as possible, taking account of time to secure planning permission 
and site preparation, therefore can you also provide details on the following, if applicable: 
 
•             estimated timeframes for progressing the site through any further full or reserved matters 
applications;  RMs approved March 2021 
•             estimated timeframes for progressing discharge of conditions;  pre-comm conditions discharged April 
•             estimated timeframes for progressing the signing of S106; n/a 
•             site preparation or whether the site is under construction, and if so the number of completions;   n/a 
•             whether there is a developer(s) on board;  agreement in place to sell to Ridgepoint Homes who have RMs 
submitted  
•             is the site being marketed; and/or  see above  
•             any site constraints that could impact the delivery of the site.  no 
•             If applicable, how many self-build or custom build plots will be provided on the site.  none 
•             If applicable, how many gypsy and traveller pitches will be provided on the site.  none 
 
We understand that circumstances are difficult at the moment, but it would be greatly appreciated if you could 
provide at least an estimated delivery rate by end of play 12 March please.  
 
If you are not the correct contact, please either forward this email on to the correct person with me cc’d or please 
pass on their contact details.  
 
If you have any queries, please do not hesitate to contact me. 
 
Best wishes, 
 
Yoanna Mircheva 
Enquires Officer/ Assistant Planning Officer 
Planning Policy 
South Oxfordshire and Vale of White Horse District Councils 
 
Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  
 
To find out more about how the council holds, uses and stores your personal data, please click on the appropriate 
council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all 
working remotely.  Due to the current circumstances our responses will take longer.  Your 
patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for updates: 
http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 
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Please be aware that some of our staff may be redeployed to other roles where necessary to assist and deal with the 
Coronavirus outbreak. 

Thank you for your understanding. 
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Scotting, Cathie

From: Eastwood, Stephanie (Avison Young - UK) 

Sent: 12 March 2021 12:58
To: Mircheva, Yoanna
Cc: Gardner, Robert (Avison Young - UK); Ward, Louisa (Avison Young - UK)
Subject: FW: Site delivery information - OBU Wheatley Campus

Hi Yoanna 
  
I hope you are well.  
  
Further to your email below we have reviewed the housing delivery trajectory for the Wheatley Campus site following the outcome 
of the appeal in April last year based on what we consider to be reasonable assumptions from the information currently available, 
noting that my client will be disposing of the site to a developer to construct and deliver the scheme.  
  
Please see below our updated housing trajectory:  
  

2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 
- - 76 92 92 92 92 56 

  
CBRE has been appointed by the University to market and dispose of the site. It expects formal marketing to commence in late 
spring and for the sale of the site to be completed by the end of the summer this year. However, there is already significant 
interest in the site from multiple house builders.  
  
We would assume that a lead in of c. 16 months be allowed for the approval of reserved matters and discharge of pre-
commencement conditions in relation to the first phase of development by the housebuilder before a start on site in around 
December 2022. Following site preparation, it is anticipated that the first dwelling could then be complete and occupied by 
around June 2023.   
  
The trajectory is based on the assumption that development will commence in two phases on the areas of the site where there are 
no significant existing University buildings that would need to be demolished whilst the University continues to occupy certain 
buildings within the centre of the centre of the site in the short-term. The University would vacate the small number of buildings 
that it continues to occupy in the main body of the campus and demolition works would take place whilst the initial phases of 
development are under construction and subsequent phases of development would follow.  
  
At this stage, it is anticipated that there would be two sales outlets on site. It is expected that these would each deliver approx. 2.5 
market sales per month (i.e. 60 dwellings per annum across the two outlets). As affordable housing would be pepper-potted 
through the site and be built out contiguously with the private sale dwellings. We assume that an additional approx. 32 affordable 
dwellings per annum would be delivered based on the proportion of affordable housing secured as part of the consent (34.5%). 
This would give a total annual delivery rate of c. 92 dwellings (in a full year) as set out above.  

  
Hopefully this is of assistance and is all clear, however, please let us know if you have any queries.  
  
Many thanks,  
  
Steph  
  

Stephanie Eastwood 
Associate Director  
  

 
   

3 Brindleyplace, Birmingham, B1 2JB 
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Twitter | Property Listings 
LinkedIn | Instagram 

  
Avison Young – Avison Young Planning and Regeneration Limited |  Legal Disclaimer 
  

From: Mircheva, Yoanna <Yoanna.Mircheva@southandvale.gov.uk>  
Sent: 01 March 2021 17:00 
To: Eastwood, Stephanie (Avison Young - UK) >; Gardner, Robert (Avison 
Young - UK)  
Cc: Sandith, Richard <richard.sandith@southandvale.gov.uk> 
Subject: Site delivery information 
  
External Sender  

Dear Stephanie and Robert, 
  
South Oxfordshire District Council is updating its housing trajectory for sites. As part of this process we are updating 
the projected delivery rate of permitted and allocated sites. To assist the Council with this process, can you please 
provide the projected delivery rate for the site: 
  
•             Land at Wheatley campus, Oxford Brookes University.  
  
Can you please provide the projected construction delivery rate by financial year (1st April to 31st March): 
  

Year 2021/22 2022/23 2023/24 2024/25 2025/26     
No. of 
dwellings 
completed 

              

  
The projected delivery rate should be as realistic as possible, taking account of time to secure planning permission 
and site preparation, therefore can you also provide details on the following, if applicable: 
  
•             estimated timeframes for progressing the site through any further full or reserved matters applications; 
•             estimated timeframes for progressing discharge of conditions; 
•             estimated timeframes for progressing the signing of S106;  
•             site preparation or whether the site is under construction, and if so the number of completions;  
•             whether there is a developer(s) on board; 
•             is the site being marketed; and/or 
•             any site constraints that could impact the delivery of the site.  
•             If applicable, how many self-build or custom build plots will be provided on the site. 
•             If applicable, how many gypsy and traveller pitches will be provided on the site. 
  
We understand that circumstances are difficult at the moment, but it would be greatly appreciated if you could 
provide at least an estimated delivery rate by end of play 12 March please.  
  
If you are not the correct contact, please either forward this email on to the correct person with me cc’d or please 
pass on their contact details.  
  
If you have any queries, please do not hesitate to contact me. 
  
Best wishes, 
  
Yoanna Mircheva 
Enquires Officer/ Assistant Planning Officer 
Planning Policy 
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South Oxfordshire and Vale of White Horse District Councils 
 
Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  
  
To find out more about how the council holds, uses and stores your personal data, please click on the appropriate 
council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all 
working remotely.  Due to the current circumstances our responses will take longer.  Your 
patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for updates: 
http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist and deal with 
the Coronavirus outbreak. 

Thank you for your understanding. 

  
  

  

By virtue of your responding to this email or emailing an employee of CBRE, your name and contact information may 
be collected, retained, and/or processed by CBRE for its internal business purposes. Should you wish that this 
information not be collected, please contact the sender of this email. If you would like to know more about how CBRE 
and its associated companies process your personal data click: https://www.cbre.com/about/privacy-policy  

  

CBRE Limited, Registered Office: St Martin's Court, 10 Paternoster Row, London, EC4M 7HP, registered in England 
and Wales No. 3536032.Regulated by the RICS.  

This communication is from CBRE Limited or one of its associated/subsidiary companies. This communication 
contains information which is confidential and may be privileged. If you are not the intended recipient, please contact 
the sender immediately. Any use of its contents is strictly prohibited and you must not copy, send or disclose it, or 
rely on its contents in any way whatsoever. Reasonable care has been taken to ensure that this communication (and 
any attachments or hyperlinks contained within it) is free from computer viruses. No responsibility is accepted by 
CBRE Limited or its associated/subsidiary companies and the recipient should carry out any appropriate virus 
checks.  
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Smith, Nicola

From: Smith, Nicola
Sent: 19 April 2021 13:00
To: Smith, Nicola
Subject: FW: URGENT Lower Shiplake - Reserved matters pursuant to P18/S3210/O

 
From: Taylor-Drake, Charlotte (Avison Young - UK) > 
Sent: 16 April 2021 12:17 
To: Smith, Tracy <tracy.smith@southandvale.gov.uk> 
Cc: Stockall, Peter (Avison Young - UK) > 
Subject: RE: URGENT Lower Shiplake - Reserved matters pursuant to P18/S3210/O  
  
Hi Tracy 
  
I do not have a specific phasing plan but, yes, it is proposed to construct, complete and occupy the development within the next 
5 years. 
  
Kind regards 
  
Charlotte 
  
Charlotte Taylor-Drake 
Associate Director, Planning Development and Regeneration 
  

 
  

  
  

 Smith, Tracy <tracy.smith@southandvale.gov.uk>  
Sent: 16 April 2021 11:24 
To: Taylor-Drake, Charlotte (Avison Young - UK) > 
Cc: Stockall, Peter (Avison Young - UK)  
Subject: Re: URGENT Lower Shiplake - Reserved matters pursuant to P18/S3210/O 
  
External Sender  

Many thanks Charlotte, do they have phasing plan for build out. 
Would it be constructed and completed within the next 5 years? 
Many thanks. 
T 
  
  
Tracy Smith 
Principal Planning Appeals Officer 
South Oxfordshire and Vale of White Horse District Councils 
Mobile: 07717 271927 
Email: tracy.smith@southandvale.gov.uk 
  
Please visit our websites: www.southoxon.gov.uk or www.whitehorsedc.gov.uk 
To read our privacy policy, please go to this link for South Oxfordshire or this link for Vale of White Horse 
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Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all 
working remotely.  Due to the current circumstances our responses will take longer.  Your 
patience is appreciated 

  

PLEASE NOTE I AM IN A PUBLIC INQUIRY WC 26 APRIL AND WILL BE UNLIKELY TO 
RESPOND TO EMAILS NOT RELATED TO THAT INQUIRY. 

I AM THEN ON LEAVEAND WILL RETURN TO THE OFFICE ON TUESDAY 18 MAY 

  

  

  

  

  
  
  

From: Taylor-Drake, Charlotte (Avison Young - UK) > 
Sent: 16 April 2021 11:16 
To: Smith, Tracy <tracy.smith@southandvale.gov.uk> 
Cc: Stockall, Peter (Avison Young - UK) < > 
Subject: RE: URGENT Lower Shiplake - Reserved matters pursuant to P18/S3210/O  
  
Hi Tracy 
  
I can confirm that the site has been bought from RV with the intention to build it out and deliver the scheme in line with the 
outline planning permission. The operator will be ARCO accredited as an operator of a retirement villages with 24/7 care and 
facilities. The intention is to submit reserved matters/discharge planning conditions with a view to commence development in 
Q1 2022. 
  
I hope that helps but please let me know if you have any queries. 
  
Kind regards 
  
Charlotte 
  
Charlotte Taylor-Drake 
Associate Director, Planning Development and Regeneration 
  

 
  

  
  

From: Smith, Tracy <tracy.smith@southandvale.gov.uk>  
Sent: 16 April 2021 10:23 
To: Taylor-Drake, Charlotte (Avison Young - UK)  
Cc: Stockall, Peter (Avison Young - UK)  
Subject: Re: URGENT Lower Shiplake - Reserved matters pursuant to P18/S3210/O 
  
External Sender  
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2244 Land to the east of Reading Road Lower Shiplake RG9 4BG Shiplake 
P18/S3210/O (65 dwellings) 
5.58 Site has outline planning permission (P18/S3210/O) granted on appeal. 
5.59 The Council’s trajectory based on officer’s assessment of lead-in times and build out rate 
analysis. 
Appellants Commentary 
5.60 The Council’s assessment relies solely on average lead in times and build out rates. 
5.61 There has been no activity in terms of discharging conditions or RM. 
5.62 This is not clear evidence of delivery. 
5.63 Remove 65 dwellings.  
  
Many thanks Charlotte. 
  
T 
Tracy Smith 
Principal Planning Appeals Officer 
South Oxfordshire and Vale of White Horse District Councils 
Mobile: 07717 271927 
Email: tracy.smith@southandvale.gov.uk 
  
Please visit our websites: www.southoxon.gov.uk or www.whitehorsedc.gov.uk 
To read our privacy policy, please go to this link for South Oxfordshire or this link for Vale of White Horse 
  

Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all 
working remotely.  Due to the current circumstances our responses will take longer.  Your 
patience is appreciated 

  

PLEASE NOTE I AM IN A PUBLIC INQUIRY WC 26 APRIL AND WILL BE UNLIKELY TO 
RESPOND TO EMAILS NOT RELATED TO THAT INQUIRY. 

I AM THEN ON LEAVEAND WILL RETURN TO THE OFFICE ON TUESDAY 18 MAY 
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Smith, Nicola

From: Alex Dalton < >
Sent: 12 March 2021 15:40
To: Mircheva, Yoanna
Cc:
Subject: Re: FW: Site delivery information (Site B)

Dear Yoanna,  
 
Apologies for the delay in coming back to you. I have filled in the table in your email, and responded to your 
questions in red.   
 
Please let me know if you need any more information.  
 
Kind regards,  
 
Alex  
 
Alexander Dalton MPlan LRTPI  
Project Planner  
for and on behalf of:  
 
Howard Sharp and Partners LLP  
79 Great Peter Street  
Westminster  
London  
SW1P 2EZ  

  
  

  

On 08/03/2021 15:55 Mircheva, Yoanna <yoanna.mircheva@southandvale.gov.uk> wrote:  
 
 

Dear Tom and Alex, 

 

Please see my previous email. If you are not the correct contact, please either forward this email on 
to the correct person with me cc’d or please pass on their contact details. 

Best wishes, 

  

Yoanna Mircheva 

Enquires Officer/ Assistant Planning Officer 
Planning Policy 
South Oxfordshire and Vale of White Horse District Councils 
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Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  

  

To find out more about how the council holds, uses and stores your personal data, please click on 
the appropriate council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore 
we are all working remotely.  Due to the current circumstances our responses 
will take longer.  Your patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for 
updates: http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist 
and deal with the Coronavirus outbreak. 

Thank you for your understanding. 

 

 

 

From: Mircheva, Yoanna  
Sent: 01 March 2021 17:05 
To:  
Cc: Sandith, Richard <Richard.Sandith@southandvale.gov.uk> 
Subject: Site delivery information 

 

Dear Tom and Alex, 

 

South Oxfordshire District Council is updating its housing trajectory for sites. As part of this process 
we are updating the projected delivery rate of permitted and allocated sites. To assist the Council 
with this process, can you please provide the projected delivery rate for the site: 

 

•             Watlington NDP: Site B- Land Off Cuxham Road and Willow Close. 
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Can you please provide the projected construction delivery rate by financial year (1st April to 31st 
March): 

 

Year 2021/22 2022/23 2023/24 2024/25 2025/26 
  

No. of 
dwellings 
completed 

 
10 30 20 10 

  

 

The projected delivery rate should be as realistic as possible, taking account of time to secure 
planning permission and site preparation, therefore can you also provide details on the following, if 
applicable: 

 

•             estimated timeframes for progressing the site through any further full or reserved matters 
applications; 
RM submission likely this year 

•             estimated timeframes for progressing discharge of conditions; 
Pre-commencement conditions anticipated to be discharged by 2022/23  

•             estimated timeframes for progressing the signing of S106; 
S106 expected to finalise early this year 

•             site preparation or whether the site is under construction, and if so the number of 
completions; 
Construction has not yet commenced  

•             whether there is a developer(s) on board; 
Terms agreed with interested housebuilder 

•             is the site being marketed; and/or 

•             any site constraints that could impact the delivery of the site. 
No significant constraints. In terms of timescale, the route of the edge road needs to be finalised to 
inform the RM submission 

•             If applicable, how many self-build or custom build plots will be provided on the site. 
0 

•             If applicable, how many gypsy and traveller pitches will be provided on the site. 
0  

 

We understand that circumstances are difficult at the moment, but it would be greatly appreciated 
if you could provide at least an estimated delivery rate by end of play 12 March please. 

 

048



4

If you are not the correct contact, please either forward this email on to the correct person with me 
cc’d or please pass on their contact details. 

 

If you have any queries, please do not hesitate to contact me. 

 

Best wishes, 

  

Yoanna Mircheva 

Enquires Officer/ Assistant Planning Officer 
Planning Policy 
South Oxfordshire and Vale of White Horse District Councils 
 
Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  

  

To find out more about how the council holds, uses and stores your personal data, please click on 
the appropriate council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore 
we are all working remotely.  Due to the current circumstances our responses 
will take longer.  Your patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for 
updates: http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist 
and deal with the Coronavirus outbreak. 

Thank you for your understanding. 
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Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  

  

To find out more about how the council holds, uses and stores your personal data, please click on 
the appropriate council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore 
we are all working remotely.  Due to the current circumstances our responses 
will take longer.  Your patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for 
updates: http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist 
and deal with the Coronavirus outbreak. 

Thank you for your understanding. 

 

 

From: Mircheva, Yoanna  
Sent: 01 March 2021 17:06 
To:  
Cc: Sandith, Richard <Richard.Sandith@southandvale.gov.uk> 
Subject: Site delivery information 

 

Dear Tom and Alex, 

 

South Oxfordshire District Council is updating its housing trajectory for sites. As part of this process 
we are updating the projected delivery rate of permitted and allocated sites. To assist the Council 
with this process, can you please provide the projected delivery rate for the site: 

 

•             Watlington NDP: Site C- Land off Pyrton Lane. 
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Can you please provide the projected construction delivery rate by financial year (1st April to 31st 
March): 

 

Year 2021/22 2022/23 2023/24 2024/25 2025/26 
  

No. of 
dwellings 
completed 

  
25 25 10 

  

 

The projected delivery rate should be as realistic as possible, taking account of time to secure 
planning permission and site preparation, therefore can you also provide details on the following, if 
applicable: 

 

•             estimated timeframes for progressing the site through any further full or reserved matters 
applications; 
RM submission likely this year 

•             estimated timeframes for progressing discharge of conditions; 
Pre-commencement conditions anticipated to be discharged by 2022/23  

•             estimated timeframes for progressing the signing of S106; 
S106 expected to finalise early this year 

•             site preparation or whether the site is under construction, and if so the number of 
completions; 
Construction has not yet commenced  

•             whether there is a developer(s) on board; 
Terms agreed with interested housebuilder 

•             is the site being marketed; and/or 

•             any site constraints that could impact the delivery of the site. 
No significant constraints. In terms of timescale, the route of the edge road needs to be finalised to 
inform the RM submission 

•             If applicable, how many self-build or custom build plots will be provided on the site. 
0 

•             If applicable, how many gypsy and traveller pitches will be provided on the site. 

0 

We understand that circumstances are difficult at the moment, but it would be greatly appreciated 
if you could provide at least an estimated delivery rate by end of play 12 March please. 

 

If you are not the correct contact, please either forward this email on to the correct person with me 
cc’d or please pass on their contact details. 
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If you have any queries, please do not hesitate to contact me. 

 

Best wishes, 

  

Yoanna Mircheva 

Enquires Officer/ Assistant Planning Officer 
Planning Policy 
South Oxfordshire and Vale of White Horse District Councils 
 
Email: yoanna.mircheva@southandvale.gov.uk 
Visit us at www.southoxon.gov.uk and www.whitehorsedc.gov.uk 

  

  

To find out more about how the council holds, uses and stores your personal data, please click on 
the appropriate council’s link:  South link   / Vale link 

COVID Working 

Due to the Coronavirus outbreak our offices continue to be closed, therefore 
we are all working remotely.  Due to the current circumstances our responses 
will take longer.  Your patience is appreciated 

We are regularly reviewing the situation. For further information please see our websites for 
updates: http://www.southoxon.gov.uk/ and http://www.whitehorsedc.gov.uk/ 

Please be aware that some of our staff may be redeployed to other roles where necessary to assist 
and deal with the Coronavirus outbreak. 

Thank you for your understanding. 
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Smith, Nicola

From: Nick McEntyre < >
Sent: 19 April 2021 14:29
To: Emma Runesson; Smith, Nicola
Subject: Re: Land at Marley lane, Chalgrove

Nicola, 

This is confirmed. 

Please let me know if you require anything further.  
  
Kind Regards  
  
Nick McEntyre 
Managing Director 
 

  
RIDGEPOINT HOMES LTD 
Terriers House | 201 Amersham Road | High Wycombe | Buckinghamshire | HP13 5AJ 
M:  

    

  
www.ridgepointhomes.co.uk  

  
       

 

Ridgepoint Homes Limited is a limited company registered in England and Wales with registered number 05907559 and VAT registered number 310 2247 64. Our 
registered office is at Terriers House, Amersham Road, High Wycombe, Buckinghamshire, England, HP13 5AJ. 
  
Disclaimer:  
This message is intended solely for the addressee and may contain confidential information which should not be disclosed to anyone else. If you have received 
this message in error, please inform the sender and immediately and permanently delete it. Do not use, copy or disclose the information contained in this message 
or in any attachment. This email and any attachments have been scanned for viruses, but it is the responsibility of recipients to conduct their own security 
measures. Ridgepoint Homes Limited will not be responsible for any loss or damage arising from the receipt of this email. 
  
For information about how we process data and monitor communications please see our Privacy Policy https://ridgepointhomes.co.uk/privacy 
 

From: Smith, Nicola <Nicola.Smith@Southandvale.gov.uk> 
Sent: Monday, April 19, 2021 11:52:58 AM 
To: Nick McEntyre  
Subject: Land at Marley lane, Chalgrove  
  
Dear both, 
  
I hope you are well, 
  
As I have mentioned previously, I am involved in a Public Inquiry which starts next week, the 
appellants have questioned our five year land supply and yours is one of the sites where the 
Appellant is questioning delivery – extract below from their proof : 
  
l) 1639 Land West of Marley Lane, Chalgrove (P17/S0094/O) 10/04/2018 (200 dwellings) 
6.2 Site has outline planning permission. 
6.3 The Council’s trajectory is based on developer delivery intentions; RM approval Q3 2020 and 
start on site Q4 2020. 
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Appellants Commentary 
6.4 While there has been activity in discharging conditions it is noted that a further OL application 
was submitted by Hill Property Investments on the 18 December 2020 on the grounds that: 
Given the ongoing uncertainty regarding COVID, the applicants consider it prudent to 
submit this application in case for any reason the extant application should expire on 1st 
May 2021. 
6.5 The reserved matters are still outstanding the landowner has expressed doubts regarding 
the implementation of the consent in a timely manner. Furthermore, the lead in time and build 
out rate is more optimistic than the councils evidence base (CD:K32 appendix C page 57). 
Utilising this evidence would suggest that there will be at least a year between RM approval 
and first completions so first completion will be 2022/3 build out rate of 52 dpa as per Interim 
Report would deliver 156 dwellings not 200 and this would mean a reduction of 44 dwellings. 
6.6 Reduce supply by 44 dwellings. 
  
  
The council’s housing land supply statement has this site down as delivering 20 homes in 
2021/22, 90 in 2022/23 and 90 in 2023/24 and it states that this trajectory is based on the 
developers delivery intensions. I would be extremely grateful if could please confirm as soon as 
possible that this accords with your expected delivery rates?   I am currently preparing a rebuttal 
statement so I would be grateful for a response as soon as possible. 
  
Kind Regards 
  
Nicola  
  
Nicola Smith 
Principal Major Applications Officer  
Planning Service 
Vale of White Horse District Council and South Oxfordshire District Council  
  
T: 01235 422600 
E: Nicola.smith@southandvale.gov.uk 
A : 135 Eastern Avenue, Milton Park, Milton, Abingdon, OX14 4SB 
 
Visit us at: 
www.whitehorsedc.gov.uk or www.southoxon.gov.uk 
  
Due to the Coronavirus outbreak our offices continue to be closed, therefore we are all working 
remotely.  Due to the current circumstances our responses will take longer.  Your patience is 
appreciated. 
  
To read our privacy policy, please go to this link for South Oxfordshire or this link for Vale of White Horse 
  

055



EP4 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

056



057



058



059



060



061



062



063



064



065



066



067



068



069



070



071



072



073



074



Elm field
New Yatt Road,
WITNEY,
Oxfordshire,
OX28 1PB,
Tel: 01993 861000
www.westoxon.gov.uk

Dear Andrew

West Oxfordshire District Council Housing Land Supply Position Update (2022 –
2027) - Information required in relation to land east of Monahan Way, Carterton

I am writing to inform you that the District Council is in the process of updating its Housing
Land Supply (HLS) Position Statement for the period 1st April 2022 – 31st March 2027.

The update will take account of housing completions from 1st April 2011 – 31st March 2022 and
extant planning permissions and other commitments as of 1st April 2022.

As such, I would be grateful if you could complete the pro-forma overleaf, taking into account
the current stage which your site has reached in the planning process and the anticipated build
trajectory.

As you will see, the pro-forma extends beyond the 5-year period 2022 – 2027 reflecting the fact
that for a number of sites, completions are likely to extend beyond 2027.

If you are able to complete the trajectory for the entire build out of your site that would be
helpful, not least because this information will also help to inform our forthcoming Local Plan
review.

If you are able to provide any additional information in support of your anticipated trajectory
(including assumed timings around grant of outline planning permission, Section 106 discussions,
reserved matters, discharge of conditions etc.) that would be helpful.

I look forward to hearing from you at your earliest convenience. I appreciate it is holiday season
and that you may be unable to respond immediately but if you could provide the requested
information no later than Friday 9 September or sooner if possible, I would be grateful.

Planning and Strategic Housing
Reply to : Chris Hargraves
Tel : 01993 861686
Email : chris.hargraves@ westoxon.gov.uk

Your Ref :

Our Ref :

Date : 31 August 2022
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Chris Wood

From: Wooden, Jonathan Mr (DIO Estates-AOT DH) <Jonathan.Wooden426
@mod.gov.uk>

Sent: 07 September 2022 19:40
To: Chris Hargraves
Subject: RE: Letter to MOD re REEMA North

Chris,

In response to your email and letter, our anticipated programme for the development of Service Families
Accommodation and private housing on the REEMA North site generates the numbers set out in the table below,
although as you recognise these numbers are subject to planning (and other issues):

I hope that helps,

Jon Wooden BSc MBA MCMI MAPM MRICS

Deputy Head Estates (Accommodation Optimisation), Defence Infrastructure Organisation

Army Headquarters | IDL 412 | 2nd Floor | Ramillies Building | Marlborough Lines | Monxton Road | Andover | Hants | SP11
8HJ

Mobile: 07769 648837│ MOD telephone: 94391 3437│ Telephone: 01264 383437 │  Email: Role Mailbox: DIOEstates-
AODH@mod.gov.uk│Personal Mailbox: Jo n a th a n .W o o d e n 4 2 6 @ m o d .go v.u k

From: Chris Hargraves <Chris.Hargraves@westoxon.gov.uk>
Sent: 31 August 2022 12:24
To: Wooden, Jonathan Mr (DIO Estates-AOT DH) <Jonathan.Wooden426@mod.gov.uk>
Subject: Letter to MOD re REEMA North

Dear Jonathan

I hope you are well. Please find attached a letter in relation to the REEMA North site at Carterton in the context of
anticipated housing land supply.

Whilst I appreciate that the information being sought is to a large extent dependent on the passage of the site
through the planning process, I am hopeful that you will be able to give us a realistic picture of anticipated delivery
timescales from your perspective.
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I look forward to hearing from you at your earliest convenience. Do let me know if you need any further information
or clarification.

Kind regards

Chris Hargraves
Planning Policy Manager
West Oxfordshire District Council

Chris Hargraves
Planning Policy Manager - West Oxfordshire District Council

Publica is a company wholly owned by Cotswold District Council, Forest of Dean District Council, West Oxfordshire District Council and Cheltenham Borough Council to deliver local services on their behalf.

The content of this email and any related emails do not constitute a legally binding agreement and we do not accept service of court proceedings or any other formal notices by email unless specifically agreed by us in writing.

Recipients should be aware that all e-mails and attachments sent and received by Publica on behalf of West Oxfordshire, Cotswold and/or Forest of Dean District Council may be accessible to others in the Council for business or
litigation purposes, and/or disclosed to a third party under the Freedom of Information or Data Protection Legislation.
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Thank you for your letter of 18th June regarding the
development of land at Myrtle Farm, Long Hanborough.

My brother and I have also had numerous requests from private
developers to sell the land, but we have decided, for the
forseeable future, to leave it as an agricultural field.
As you will know, our village has had to absorb three large
housing estates along with smaller developments, and the
amenities in the village are already heavily overburdened. (We
have a brand new larger doctors' surgery being built but with
no guarantee of additional doctors.) We cannot, in good
conscience, add to this state of affairs.

If we have a change of mind in the future, and land is still
required for housing, we will get back in touch with you.

Yours sincerely

Annette Simpkins

Publica is a company wholly owned by Cotswold District Council, Forest of Dean District Council, West Oxfordshire District Council and Cheltenham Borough Council
to deliver local services on their behalf.

The content of this email and any related emails do not constitute a legally binding agreement and we do not accept service of court proceedings or any other formal
notices by email unless specifically agreed by us in writing.

Recipients should be aware that all e-mails and attachments sent and received by Publica on behalf of West Oxfordshire, Cotswold and/or Forest of Dean District Council
may be accessible to others in the Council for business or litigation purposes, and/or disclosed to a third party under the Freedom of Information or Data Protection
Legislation.

Publica is a company wholly owned by Cotswold District Council, Forest of Dean District Council, West Oxfordshire District Council and Cheltenham Borough Council to deliver local services on their
behalf.

The content of this email and any related emails do not constitute a legally binding agreement and we do not accept service of court proceedings or any other formal notices by email unless specifically
agreed by us in writing.

Recipients should be aware that all e-mails and attachments sent and received by Publica on behalf of West Oxfordshire, Cotswold and/or Forest of Dean District Council may be accessible to others in the
Council for business or litigation purposes, and/or disclosed to a third party under the Freedom of Information or Data Protection Legislation.
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Amy Bonfield

From: Amy Bonfield
Sent: 17 May 2021 11:37
To: Amy Bonfield
Subject: FW: South Kesteven District Council Annual Position Statement Housing 

Deliverability Request Form APS041

From: Angela Rennie   
Sent: 04 May 2021 17:59 
To: Jessica Dewar <J.Dewar@southkesteven.gov.uk> 
Subject: RE: South Kesteven District Council Annual Position Statement Housing Deliverability Request Form APS041 
 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or 
clicking links, especially from unknown senders. 

Dear Jessica 
Thank you for your email. 
We are content for the delivery rates to be based on the Council’s own assumptions and expect the site to 
be brought forward for development once a decision has been issued but we are unable to put a 
timeframe on this. 
Hope this helps. 
Kind regards 
 
Angela Rennie 
Office Manager 
 
Tel :   
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Thank you for your email. The request for a submission on delivery rates is to inform the Council’s APS and the 
anticipated delivery of housing on all sites across the District.  The site LV-H7 Main Road (South), Long Bennington is 
allocated for housing within the Local Plan and the principle of development for housing is accepted by the Local 
Plan. Should you wish to continue to not submit a response, the site is considered to be deliverable and delivery 
rates will be based on the Council’s own assumptions.  
 
I would be grateful if you could confirm that once a decision has been issued the site will be brought forward for 
development?  
 
Kind regards,   
 
Jessica.  
 
 
 

From: Angela Rennie   
Sent: 28 April 2021 17:20 
To: Amy Bonfield <A.Bonfield@southkesteven.gov.uk> 
Cc: PLANNING POLICY <PLANNINGPOLICY@southkesteven.gov.uk> 
Subject: FW: South Kesteven District Council Annual Position Statement Housing Deliverability Request Form 
APS041 
 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or 
clicking links, especially from unknown senders. 

Dear Amy 
 
Thank you for your email below, requesting information on Local Plan Allocation LV-H7 Main Road (South), 
Long Bennington. 
 
This site refers to application ref : S20/0775, which is still undetermined; we are waiting for a date when the 
application will be heard at committee.   
 
Until a decision has been issued unfortunately we are not able to complete the information you are 
requesting. 
 
Kind regards 
 
Angela Rennie 
Office Manager 
 
Tel : 
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Application No.: 16/01268/OUT 
 

1 of 16 

 

NOTICE OF DECISION 
TOWN AND COUNTRY PLANNING ACT 1990 

(AS AMENDED) 
 
 

 
 
 
 
 

Name and Address of Agent/Applicant: 

Boyer Planning 
Miss Julia Mountford 
Boyer Planning  
Crowthorne House 
Nine Mile Ride 
Wokingham 
RG40 3GZ 
 

 

 

 

 

 

 

 

  
Outline Planning Determination 

 
Date Registered: 29th June 2016 

  

Proposal: Outline application with all matters reserved apart from access for 
residential development including up to 1,500 dwellings, up to 7ha of 
employment land for B1 and/ or B8 uses, a local centre with retail and 
community use to include A1 and/ or A2 and/ or A3 and/ or A4 and/ or 
A5 and/ or D1 and/ or D2 and/ or B1, up to a 3 Form Entry Primary 
School, drainage works including engineering operations to re-profile the 
land and primary access points from the A41 and A4421, pedestrian and 
cycle access, circulation routes, related highway works;  car parking; 
public open space and green infrastructure and sustainable drainage 
systems 

 
Location: South East Bicester, Wretchwick Way, Bicester 

Parish(es): Ambrosden   

OUTLINE PERMISSION FOR DEVELOPMENT SUBJECT TO CONDITIONS 

 

The Cherwell District Council, as Local Planning Authority, hereby GRANTS outline planning 
permission for the development described in the above-mentioned application, the accompanying 
plans and drawings and any clarifying or amending information, SUBJECT TO THE CONDITIONS 
SET OUT IN THE ATTACHED SCHEDULE.  
 
The reason for the imposition of each of the conditions is also set out in the schedule. 

Cherwell District Council 
Bodicote House 
Bodicote 
BANBURY 
OX15 4AA 

 

Date of Decision: 20th May 2022 

David Peckford 
Assistant Director – Planning and 

Development 

Checked by: Alex Chrusciak 
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SCHEDULE OF CONDITIONS 
 
TIME LIMIT & GENERAL IMPLEMENTATION CONDITIONS: 
 
1. The development hereby permitted shall comprise the following land uses in accordance with 

Land Use and Access Plan 10.146/PP02 Rev. N 

• Up to 1,500 dwellings; 

• A Local Centre with retail and community uses to include A1 and/or A2 and/or A3 and/or A4 
and/or A5 and/or D1 and/or D2 and/or B1 uses and/or Extra Care; 

• A Primary School – 2.92ha site; 

• Up to 7ha Employment Land for B1 and/or B8 uses; 

• Drainage works including engineering operations to re-profile the land; 

• Primary access points from the A41 and A4421; 

• Pedestrian and cycle access; 

• Circulation routes and related highways works; 

• Car parking; and 

• Sports pitches, a pavilion, public open space, green infrastructure and sustainable drainage 
systems. 

 
Reason: For the avoidance of doubt and to ensure a balanced mix of uses in accordance with 
Policy Bicester 12 of the Cherwell Local Plan 2011 – 2031 (Part 1). The application was 
submitted and considered on this basis, as were all significant environmental effects. 

 
2. The development to which this permission relates shall be begun not later than either four years 

from the date of this permission, or two years from the date of the approval of the first reserved 
matters application, whichever is the later. 

 
Reason: This permission is in outline only and is granted to comply with the provisions of Section 
92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (General 
Development Procedure) Order 2015 (as amended). 

 
3. Except where otherwise stipulated by condition, the development shall be carried out strictly in 

accordance with the principles set out in the following plans and drawings but only insofar as they 
do not relate to matters reserved for later approval. 

• Application Boundary Plan – Drawing Number – 10.146/PP01 Rev. F 

• Land Use and Access Plan – Drawing Number – 10.146/PP02 Rev. N  

• Maximum Building Heights Plan – Drawing Number – 10.146/PP03 Rev. O  

• Maximum Residential Density Plan – Drawing Number – 10.146/PP04 Rev. I  

• Proposed Site Accesses onto A4421 Wretchwick Way/Gavray Drive – ITM7245-SK-006 Rev. 
L 

• Proposed Site Access / New 4 Arm Roundabout Junction on the A41 – ITM7245-SK-130 
Rev. F 

• Phasing Plan – Drawing Number 1.146UD/451 

• Phase 2B Plan – Drawing Number 1.146UD/452 

• Green Infrastructure Plan – Drawing Number 1.146UD/910 

• Primary School Boundaries Plan – Drawing Number 10.146/103  

• Primary School Plan – Drawing Number C85140-SK-101 Rev. C 
 

Reason: For the avoidance of doubt, to ensure that the development is carried out only as 
approved by the Local Planning Authority and to comply with Government guidance contained 
within the National Planning Policy Framework. 

 
4. The development hereby permitted shall comprise up to 7ha of employment land for B1 and/or 

B8 uses of the Town and Country Planning (Use Classes) Order 1987 (or their equivalent in 
subsequent enactments or re-enactments) of which 60% of the employment floor space shall be 
utilised for purposes falling within use class B1 with the remainder of the employment floor space 
to be utilised for purposes falling within use class B8. For the avoidance of doubt and with 
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reference to the Town and Country Planning (Use Classes) (Amendment) (England) Regulations 
2020, from the 01 September 2020, Use Class B1 is now part of Class E, specifically Class E(g). 
The floorspace hereby approved, shall be used for no other uses covered by the other 
Categories of Class E. 

 
Reason: In order to retain planning control over the use of the site and to ensure that the impacts 
of the development are no greater than those considered under this application and to ensure a 
balanced mix of uses in accordance with Policy Bicester 12 of the Cherwell Local Plan 2011–
2031 (Part 1). 

 
5. No removal of hedgerows, trees or shrubs shall take place between the 1st March and 31st 

August inclusive, unless a recent survey (within 3 calendar days) has been undertaken by a 
suitable qualified ecologist to assess the nesting bird activity and confirm absence or presence of 
nesting. Where presence is confirmed, a suitable sized buffer will be applied until the ecologist is 
satisfied that the young have fledged the nest. This will be in accordance with the approved 
details set out in the CEMP. 

 
Reason: To ensure that the development does not cause harm to any protected species or their 
habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 Part 1 and 
Government guidance contained within the National Planning Policy Framework. 

 
RESERVED MATTERS APPROVAL: 
 
6. No development shall commence on a phase (or sub-phase) identified within the phasing plan 

approved under condition no.9 of this permission until full details of the layout including internal 
access routes, scale, appearance and landscaping (hereafter referred to as reserved matters) of 
the development proposed to take place within that phase (or sub-phase) have been submitted to 
and approved in writing by the Local Planning Authority. 

 
Reason: This permission is in outline only and is granted to comply with the provisions of Section 
92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (General 
Development Procedure) Order 2015 (as amended). 

 
7. An application for the approval of the first reserved matters shall be submitted within three years 

from the date of this permission. 
 

Reason: This permission is in outline only and is granted to comply with the provisions of Section 
92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (General 
Development Procedure) Order 2015 (as amended). 

 
8. In the case of all remaining reserved matters, no application for approval shall be made later than 

ten years from the date of the commencement of the first phase or sub-phase of the development 
hereby approved. 

 
Reason: This permission is in outline only and is granted to comply with the provisions of Section 
92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (General 
Development Procedure) Order 2015 (as amended). 

 
APPROVAL PRIOR TO OR ALONG WITH RESERVED MATTERS APPROVAL: 
 
9. Prior to the submission of the first reserved matters, a phasing plan covering the entire 

application site shall be submitted to and approved in writing by the Local Planning Authority. 
Thereafter the development shall be carried out in accordance with the approved phasing plan 
and reserved matters applications shall only be submitted in accordance with the approved 
phasing plan and refer to the phase (or sub-phase) they relate to unless an alternative phasing 
plan has subsequently been submitted to and approved in writing by the Local Planning Authority 
under the terms of this condition. 
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Reason: To ensure the proper phased implementation of the development and associated 
infrastructure in accordance with Government guidance contained within the National Planning 
Policy Framework. 

 
10. Prior to or along with the first application for approval of reserved matters a site-wide Masterplan 

and Design Code shall be submitted to and approved in writing by the Local Planning Authority. 
The Design Code shall provide details and guidance in respect of: 

• Residential Areas – character areas, block types, building typologies, materials and 
architectural details, building heights, frontages and boundary treatments; 

• Local Centre – design, form, access and servicing, materials and treatment of public realm; 

• Employment Area – design, form, access and servicing, materials and boundary treatments; 

• Streets and Movement – hierarchy, street form and design, cross sections; surface materials 
and street landscaping; cycleways and footways; rights of way and desire lines; crossing 
points and bus stop locations and street furniture including lighting; 

• Parking – car, lorry and cycle parking standards and approach for residential, commercial 
leisure uses and the school; 

• Landscaping – landscaped areas and green infrastructure, amenity spaces and public open 
space, play areas, street furniture and, retention of existing trees and hedgerows, and 
biodiversity measures; 

• Drainage – sustainable drainage systems, attenuation ponds/ drainage ditches/ swales; and 

• Public Art Strategy – context and objectives for public art which can take the form of 
sculptures or commissioned pieces; street furniture; or landscape features within the site. 

 
A template for a Code Compliance Matrix will be included within the Design Code and will set out 
key criteria that each Reserved Matters will need to comply with. The development shall be 
carried out in accordance with the principles of the approved Design Code. 
 
Reason: To ensure that the development is to an acceptable standard of design in accordance 
with policies Bicester 12 and ESD15 of the Cherwell Local Plan 2011 – 2031 (Part 1) and 
Government guidance contained within the National Planning Policy Framework. 

 
11. Prior to or along with the first application for approval of reserved matters containing residential 

dwellings, a site wide Residential Energy Strategy shall be submitted in writing to the Local 
Planning Authority. The energy strategy will demonstrate how each phase of residential 
development on the site will achieve an overall energy performance standard equivalent to a 19% 
improvement on the Dwelling Emission Rate over the Target Emission Rate as defined in Part 
L1A of the Building Regulations 2013. No development shall take place in respect of any 
reserved matters containing residential dwellings until the energy strategy has been approved in 
writing by the Local Planning Authority and no dwelling shall be occupied unless it has been 
constructed to meet the energy performance standard in accordance with the approved details 
unless otherwise agreed in writing by the Local Planning Authority. 

 
Reason: To ensure sustainable construction and to reduce carbon emissions in accordance with 
policies, ESD3 and ESD5 of the Cherwell Local Plan 2011-2031 Part 1 and Government 
guidance contained within the National Planning Policy Framework. 

 
12. Prior to or along with the first application for approval of reserved matters containing residential 

dwellings, a site wide Residential Water Efficiency Strategy shall be submitted in writing to the 
Local Planning Authority. The water efficiency strategy will demonstrate how all dwellings on the 
site can achieve a limit of 110 litres per person per day. No development shall take place in 
respect of any reserved matters until the water efficiency strategy has been approved in writing 
by the Local Planning Authority and development shall be carried out in accordance with the 
approved details unless otherwise agreed in writing by the Local Planning Authority. 

 
Reason: To ensure sustainable construction and to reduce carbon emissions in accordance with 
policies, ESD3, and ESD5 of the Cherwell Local Plan 2011-2031 Part 1 and Government 
guidance contained within the National Planning Policy Framework. 
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13. Prior to or along with the first application for approval of reserved matters containing commercial 
accommodation, a site wide Commercial Energy Strategy shall be submitted in writing to the 
Local Planning Authority. The energy strategy shall demonstrate how all commercial buildings 
can be designed to achieve at least a BREEAM ‘Very Good’ rating based on the relevant 
BREEAM standard for that building type applicable at the time of the decision. No development 
shall take place in respect of any reserved matters containing commercial accommodation until 
the energy strategy has been approved in writing by the Local Planning Authority and 
development shall be carried out in accordance with the approved details unless otherwise 
agreed in writing by the Local Planning Authority. 

 
Reason: To ensure sustainable construction and to reduce carbon emissions in accordance with 
policies ESD3, and ESD5 of the Cherwell Local Plan 2011-2031 Part 1 and Government 
guidance contained within the National Planning Policy Framework. 

 
14. Along with the application for approval of reserved matters containing the Primary School, a 

School Travel Plan shall be submitted to and approved in writing by the Local Planning Authority 
in consultation with the Local Highway Authority. Thereafter, the development shall be 
implemented in accordance with the approved details unless otherwise approved in writing by the 
Local Planning Authority. 

 
Reason: In the interests of sustainability and to ensure a satisfactory form of development, in 
accordance with Government advice in the National Planning Policy Framework. 

 
15. Prior to the submission of any reserved matters, a detailed site wide surface water drainage 

scheme for the site serving each development parcel shall be submitted to and approved in 
writing by the Local Planning Authority in consultation with the LLFA. The strategy shall be based 
on sustainable drainage principles and an assessment of the hydrological and hydrogeological 
context of the development and the drainage design must broadly accord with: 

• Local Standards and Guidance for Surface Water Drainage on Major Development in 
Oxfordshire; 

• Drainage Assessment (JNP Group / May 2016 / RE004 – D) and its updated Addendum 
(JNP Group / Sept 2018 / C85140 – RE008 – C);  

• Flood Risk Assessment (JNP Group / May 2018 / RE001– E);  

• Outline Planning Drainage Strategy drawing (Drawing Number: C85140–SK–036– A);  

• Surface water exceedance conveyance routes (Drawing Number: C85140–SK-014–B; 
 

The scheme shall also include: 

• Discharge Rates;  

• Discharge Volumes;  

• Sizing of features – attenuation volume;  

• Detailed drainage layout with pipe numbers;  

• Network drainage calculations;  

• Phasing;  

• Flood routing in exceedance condition;  

• Construction phase surface water management plan including details of how water quality 
shall be maintained during and after construction. 

 
The scheme shall subsequently be implemented in accordance with the approved details before 
the development is completed unless otherwise approved in writing by the Local Planning 
Authority. 

 
Reason: To ensure satisfactory drainage of the site in the interests of public health, to avoid 
flooding of adjacent land and property and to comply with Policy ENV1 of the adopted Cherwell 
Local Plan and Government guidance contained within the National Planning Policy Framework. 

 
16. Prior to or along with the submission of any reserved matters on a phase or sub-phase a detailed 

surface water drainage scheme for that phase or sub-phase shall be submitted to and approved 
in writing by the Local Planning Authority in consultation with the LLFA. The scheme shall be in 
accordance with the details already approved under condition no.15 of this permission. 
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The scheme will include for each phase or sub-phase at the reserved matters stage: 

• A compliance report to demonstrate how the scheme complies with the agreed drainage 
strategy for the site outlined in the approved documentation, drawings and reports and the 
Local Standards and Guidance for Surface Water Drainage on Major Development in 
Oxfordshire;  

• Network Drainage Calculations;  

• A Flood Exceedance Conveyance Plan which will accord and tie in with the overall flood 
exceedance strategy for the site (Drawing Number: C85140–SK-014–B);  

• Detailed design drainage layout drawings of the SuDS proposals including long and cross 
section details and including pipe numbers and sizes;  

• SUDS – These will include a range of SuDS in a treatment train approach to the 
management of surface water as outlined in Table 1 of the drainage strategy: ‘SuDS 
Selection’ – (Basins and Ponds, Filter Strips and Swales, Infiltration Devices, Permeable 
Paving, Tanked Systems); 

• Phasing plans. 
 

The scheme shall subsequently be implemented in accordance with the approved details before 
the development is completed unless otherwise approved in writing by the Local Planning 
Authority. 

 
Reason: To ensure satisfactory drainage of the site in the interests of public health, to avoid 
flooding of adjacent land and property and to comply with Policy ENV1 of the adopted Cherwell 
Local Plan and Government guidance contained within the National Planning Policy Framework. 

 
APPROVAL PRIOR TO COMMENCEMENT OF DEVELOPMENT: 
 
17. No development shall take place on any phase or sub phase including any demolition works until 

a Construction Method Statement (CMS) for that phase has been submitted to and approved in 
writing by the Local Planning Authority in consultation with the Local Highway Authority. The 
statement shall provide for at a minimum: 

• The parking of vehicles of site operatives and visitors; 

• The routing of HGVs to and from the site; 

• Loading and unloading of plant and materials; 

• Storage of plant and materials used in constructing the development; 

• The erection and maintenance of security hoarding including decorative displays and 
facilities for public viewing, where appropriate; 

• Wheel washing facilities/ road sweeping; 

• Measures to control the emission of dust and dirt during construction; 

• A scheme for recycling/ disposing of waste resulting from demolition and construction works;  

• Delivery, demolition and construction working hours; and  

• The mitigation measures recommended at (paragraphs 8.179, 8.237, 8.245, 8.252, 8.254, 
8.255, 8.279, 8.281, 8.283, 8.285, 9.121–9.124, 9.176, 11.75, 11.76, 11.79, 12.176, 15.107–
15.112 & 16.103–16.109) of the submitted Environmental Statement (submitted on: 
01/07/2016 and 20/06/2018). 

 
The approved CMS shall be adhered to throughout the construction period for the development 
unless otherwise approved in writing by the Local Planning Authority. 

 
Reason: To ensure the environment is protected during construction and in the interests of 
highway safety, in accordance with Policy ENV1 of the Cherwell Local Plan 1996 and 
Government guidance contained within the National Planning Policy Framework. This information 
is required prior to commencement of the development as it is fundamental to the acceptability of 
the scheme. 

 
18. No development shall take plan in a phase or sub-phase until a Construction Traffic Management 

Plan (CTMP) for that phase or sub-phase addressing each construction activity within that phase 
or sub-phase has been submitted to and approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 
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The approved CMTP shall be implemented in full during the entire construction phase and shall 
reflect the measures included in any Construction Method Statement received unless otherwise 
approved in writing by the Local Planning Authority. 

 
Reason: To ensure the environment is protected during construction and in the interests of 
highway safety, in accordance with Policy ENV1 of the Cherwell Local Plan 1996 and 
Government guidance contained within the National Planning Policy Framework. This information 
is required prior to commencement of the development as it is fundamental to the acceptability of 
the scheme. 

 
19. No development shall take place until the proposals for the realignment and enhancement of the 

watercourses within the site have been submitted and agreed in writing by the Local Planning 
Authority in consultation with the Environment Agency. The scheme shall be based on 
recommendations resulting from a River Corridor Survey (RCS) which covers all retained 
sections of watercourse within the red line boundary and the Technical Notes for watercourse 
improvements submitted by the applicant (dated 01/09/2017) including drawing Dwg no. 
3929_004. The scheme shall include: 

• Results of the RCS; 

• Recommendations informed by the RCS; 

• Plans to show where the enhancements will be carried out in accordance with the agreed 
minimum 15% channel length enhancements and 15 – 20% channel length realignment 
across cutters brook and appropriate retained tributaries; 

• Drawings to show typical proposed channel profile along the reaches to be enhanced; 

• Plans to show the proposed route of the alignment of the Cutters Brook as agreed with the 
Environment Agency and shown on drawing Figure 4: Proposed created, retained and 
enhanced habitats (linear features) dated 16 August 2018; and 

• Confirmation of the timing of all the in-stream and bankside works in a comprehensive 
manner to be agreed with the Local Planning Authority and the Environment Agency. 

 
Thereafter, the development shall be implemented in accordance with the approved details 
unless otherwise approved in writing by the Local Planning Authority. 

 
Reason: To secure the long term nature conservation of the site in accordance with policy ESD10 
of the Cherwell Local Plan 2011 – 2031 (Part 1) and Government guidance contained within the 
National Planning Policy Framework. 

 
20. No development shall take place on a phase or sub-phase until, a SuDS Management and 

Maintenance Plan (Part 1) for that phase or sub-phase is submitted to and approved in writing by 
the Local Planning Authority in consultation with the LLFA. Thereafter, the development shall be 
implemented in accordance with the approved details unless otherwise approved in writing by the 
Local Planning Authority. The plan shall include: 

• A Maintenance Schedule setting out which types of assets need to be maintained, at what 
intervals and what method is to be used;  

• A Site Plan identifying the location of each element of the drainage scheme, including access 
points, maintenance access easements and outfalls. Maintenance operational areas are to 
be identified and shown on the plans, to ensure there is room to gain access to the asset, 
maintain it with appropriate plant and then handle any arisings generated from the site for 
example by providing a silt deposit area and cut weed composting area for large ponds;  

• Any health and safety information required to manage identified residual risks associated 
with maintenance activities. 

 
Reason: To ensure that the development/site is served by sustainable arrangements for the 
disposal of surface water, to comply with Policy ESD6 of the Cherwell Local Plan 2011 – 2031 
Part 1, Saved Policy ENV1 of the Cherwell Local Plan 1996 and Government advice in the 
National Planning Policy Framework. 

 
21. No development shall take place until details of a scheme for flood storage compensation in 

accordance with the Flood Risk Assessment (FRA) (prepared by: JNP Group; dated: May 2018; 
reference: C85140-RE001-E) and accompanying Technical Note (prepared by: JNP Group; 
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dated: 29 January 2018; reference: TN006) has been submitted to and approved in writing by the 
Local Planning Authority in consultation with the LLFA. The approved scheme shall be fully 
implemented prior to occupation of the development unless otherwise approved in writing by the 
Local Planning Authority. 

 
Reason: To prevent flooding elsewhere and reduce the risk of flooding to the proposed 
development and future occupants by ensuring that compensatory storage of flood water is 
provided. This condition is requested in line with National Planning Policy Framework paragraphs 
150, 155 and 163 and policies ESD1 and ESD6 of the Cherwell Local Plan 2011 – 2031 (Part 1). 

 
22. No development shall take place within any phase or sub-phase until an Arboricultural Method 

Statement (AMS) for that phase or sub-phase, undertaken in accordance with BS:5837:2012 and 
all subsequent amendments and revisions, has been submitted to and approved in writing by the 
Local Planning Authority. Thereafter, all works on site shall be carried out in accordance with the 
approved AMS unless otherwise agreed in writing by the Local Planning Authority. 

 
Reason: To ensure the continued health and maintenance of retained trees and hedgerows and 
to ensure that they are not adversely affected by the construction works, in the interests of the 
visual amenity of the area, to ensure the integration of the development into the existing built 
environment and to comply with Policy C28 of the adopted Cherwell Local Plan 1996 and 
Government guidance contained within the National Planning Policy Framework. 

 
23. No development shall take place including any demolition until a professional archaeological 

organisation acceptable to the Local Planning Authority has prepared an Archaeological Written 
Scheme of Investigation, relating to the application site area, which shall be submitted to and 
approved in writing by the Local Planning Authority. 

 
Reason: To safeguard the recording and inspection of matters of archaeological importance on 
the site in accordance with Government guidance contained within the National Planning Policy 
Framework. 

 
24. Following the approval of the Written Scheme of Investigation referred to in condition no.23 and 

prior to any demolition on the site and the commencement of the development (other than those 
which are in accordance with the agreed Written Scheme of Investigation), a staged programme 
of archaeological mitigation shall be carried out by the commissioned archaeological organisation 
in accordance with the approved Written Scheme of Investigation. The programme of work shall 
include all processing, research and analysis necessary to produce an accessible and useable 
archive and a full report for publication which shall be submitted to the Local Planning Authority. 

 
Reason: To safeguard the identification, recording, analysis and archiving of heritage assets 
before they are lost and to advance understanding of the heritage assets in their wider context 
through publication and dissemination of the evidence in accordance with Government guidance 
contained within the National Planning Policy Framework. 

 
25. No development shall take place (including demolition, ground works, vegetation clearance) until 

a site wide Construction Environmental Management Plan (CEMP: Biodiversity) has been 
submitted to and approved in writing by the local planning authority. The CEMP: Biodiversity shall 
include the following: 

• Details of a rolling programme of update surveys to be conducted on timescales to be 
agreed between the local planning authority ecologist and a suitably experienced and 
competent project ecologist. The timing and frequency of surveys may vary depending on 
the species concerned and patterns of changed (or not) in agricultural land-use across the 
site; 

• Risk assessment of potentially damaging construction activities; 

• Identification of “biodiversity protection zones”; 

• Practical measures (both physical measures and sensitive working practices) to avoid or 
reduce impacts during construction (may be provided as a set of method statements); 

• The location and timing of sensitive works to avoid harm to biodiversity features (and 
informed, as appropriate, by update ecology surveys); 
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• The times during construction when specialist ecologists need to be present on site to 
oversee works; 

• Responsible persons and lines of communication; 

• The role and responsibilities on site of and operations to be overseen by an Ecological Clerk 
of Works (ECoW) or similarly competent person; 

• Details of protective fences, exclusion barriers and warning signs to be used;  

• Site plans showing the “biodiversity protection zones”. 
 

The development shall be implemented strictly in accordance with the approved CEMP: 
Biodiversity throughout the construction period, unless otherwise agreed in writing by the Local 
Planning Authority. 

 
Reason: To protect habitats of importance to biodiversity conservation from any loss or damage 
in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 Part 1 and Government 
guidance contained within the National Planning Policy Framework. 

 
26. No development shall take place (including demolition, ground works and/or vegetation 

clearance) until a site wide Landscape and Ecology Management Plan (LEMP) has been 
submitted to and approved in writing by the local planning authority. The LEMP shall include the 
following: 

• Details of a rolling programme of update surveys to be conducted on timescales to be agreed 
between the local planning authority ecologist and a suitably experienced and competent 
project ecologist. The timing and frequency of surveys may vary depending on the species 
concerned and patterns of change (or not) in agricultural land-use across the site; 

• Description and evaluation of features to be managed; 

• Ecological trends and constraints on site that might influence management; 

• Aims and objectives of management; 

• Appropriate management options for achieving aims and objectives; 

• Prescriptions for management actions; 

• Preparation of a work schedule (including an annual work plan capable of being rolled 
forward over a five-year period and informed, as appropriate, by updated ecology surveys); 

• Details of the body or organisation responsible for implementation of the plan; 

• Ongoing monitoring protocols and remedial measures; 

• Site plans indicating the features to be managed, location of management and monitoring 
actions;  

• Details of the delivery of the Nature Conservation Area (NCA) in line with the approved High 
Level Ecological Management Plan (HLEMP) (Version 1.9) prepared by LDA Design dated 
29 April 2019. 

 
Where it is intended to create semi-natural habitats, all species used in the planting proposals 
shall be locally native species of local provenance unless otherwise agreed in writing with the 
Local Planning Authority. 

 
The plan shall also set out (where the results from monitoring show that conservation aims and 
objectives of the LEMP are not being met) how contingencies and/or remedial action will be 
identified, agreed and implemented so that the development still delivers the fully functioning 
biodiversity objectives of the originally approved scheme. 

 
The development shall be implemented in accordance with the approved details unless otherwise 
approved in writing by the Local Planning Authority. 

 
Reason: To protect habitats of importance to biodiversity conservation from any loss or damage 
in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 Part 1 and Government 
guidance contained within the National Planning Policy Framework. 

 
27. The approved ecological measures secured through condition no. 25 and 26 shall be reviewed 

and, where necessary, amended and updated as informed by the rolling programme of update 
ecological surveys. The approach to update surveys will be agreed between the Local Planning 
Authority ecologist and a suitably experienced and competent project ecologist and may initially 
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take the form of periodical walkover surveys to assess any changes in habitats or condition of 
habitats. Subsequent to this, further detailed surveys of specific target groups (e.g. badger, water 
vole, bats) may be identified. 

 
Where the survey results indicate that changes have occurred that will result in ecological 
impacts not previously addressed in the approved scheme, the original approved ecological 
measures (as set out in the CEMP and LEMP) will be revised and new or amended measures, 
and a timetable for their implementation, will be submitted to and approved in writing by the Local 
Planning Authority. All future submissions for the approval of Reserved Matters will be required to 
show compliance with the recommendations of the approved updated LEMP and CEMP. 

 
Reason: To protect habitats of importance to biodiversity conservation from any loss or damage 
in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 Part 1 and Government 
guidance contained within the National Planning Policy Framework. 

 
28. No development shall take place until a scheme for the provision and management of a 12m-

wide ecological buffer zone along both sides of the Cutters Brook, measured from the top of 
bank, shall be submitted to and agreed in writing by the Local Planning Authority in consultation 
with the Environment Agency. Thereafter the development shall be carried out in accordance with 
the approved scheme and any subsequent amendments shall be agreed in writing with the Local 
Planning Authority in consultation with the Environment Agency. The buffer zone scheme shall be 
free from built development including footpaths (with the exception of paths to allow formal 
watercourse crossings), lighting, domestic gardens, non-native species and formal landscaping; 
and could form a vital part of green infrastructure provision. The scheme shall include: 
• confirmation of the timing of the establishment of the ecological buffer zone;  
• plans to show the extent and layout of the buffer zone and how this relates to the 

watercourse;  
• details and locations of habitats to be retained, removed and created;  
• details of any proposed planting scheme (please note that this should include native species 

only);  
• details demonstrating how the buffer zone will be protected during development (e.g. herras 

fencing) and managed/maintained over the longer term including adequate financial 
provision and named body responsible for management plus production of detailed 
management plan;  

• details of any proposed footpaths and permanent fencing; 
• details of any watercourse crossings which should be clear span in design with abutments 

set back from the top of the bank; and  
• details of long-term management of the buffer to ensure that the biodiversity net gain is 

achieved and maintained over the duration of the LEMP. 
 

Reason: Development that encroaches on watercourse and their corridors has a potentially 
severe impact on their ecological value, and land alongside watercourses is particularly valuable 
for wildlife and it is essential this is protected. River corridors are natural networks of linked 
habitat which allow species movement between suitable habitats and promote the expansion of 
biodiversity (as recognised in Article 10 of the Habitats Directive). 

 
29. No development hereby permitted shall take place except in accordance with the terms and 

conditions of the Council’s organisational licence (WML-OR112) and with the proposals detailed 
on plan “Wretchwick Green: Impact Plan for great crested newt District Licensing (version 6)”, 
dated 16th March 2022. 

 
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. 

 
30. 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), confirming that all necessary measures 
in regard to great crested newt compensation have been appropriately dealt with, has been 
submitted to and approved by the local planning authority and the local authority has provided 
authorisation for the development to proceed under the district newt licence. 
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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. 

 
31. No development hereby permitted shall take place except in accordance with Part 1 of the GCN 

Mitigation Principles, as set out in the District Licence WML-OR112 and in addition in compliance 
with the following: 
a) Works to existing ponds onsite may only be undertaken during autumn/winter, unless 

otherwise in accordance with the GCN Mitigation Principles.  
b) Works which will affect likely newt hibernacula may only be undertaken during the active 

period for amphibians. 
c) 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).  

d) Amphibian fencing and pitfall trapping must be undertaken at suitable habitats and features, 
prior to commencement of the development.  

e) The recommendations in report and plans listed below, provided as part of the planning 
application, must be complied with: 

I. “Wretchwick Green District Licence HMMP (version 6)”, dated 16th March 2022;  
II. “Wretchwick Green: HMMP Plan for great crested newt District Licensing (version 6)”, 

dated 16th March 2022; 
III. "Wretchwick Green: HMMP Phasing Plan for great crested newt District Licensing 

(version 6)”, dated 16th March 2022; 
IV. “Wretchwick Green: Indicative footpath location plan for great crested newt District 

Licensing HMMP (version 6)”, dated 16th March 2022. 
 

Reason: In order to adequately mitigate impacts on great crested newts. 
 
APPROVAL BEFORE SPECIFIC CONSTRUCTION WORKS TAKE PLACE 
 
32. No piling shall take place until a piling method statement (detailing the depth and type of piling to 

be undertaken and the methodology by which such piling will be carried out, including measures 
to prevent and minimise the potential for damage to subsurface water infrastructure, and the 
programme for the works) has been submitted to and approved in writing by the Local Planning 
Authority in consultation with Thames Water. Any piling must be undertaken in accordance with 
the terms of the approved piling method statement. 

 
Reason: The proposed works will be in close proximity to underground water utility infrastructure. 
Piling has the potential to impact on local underground water utility infrastructure. 

 
33. No development comprising the erection of a building within any phase or sub phase required to 

be served by water services shall be undertaken until full details of a scheme for the provision 
and phasing of mains foul sewage and water network infrastructure on and off site for that phase 
or sub phase has been submitted to and approved in writing by the Local Planning Authority. No 
building shall be occupied until the works have been carried out in accordance with the approved 
scheme unless otherwise approved in writing by the Local Planning Authority. 

 
Reason: To secure the necessary reinforcement works to accommodate additional demand on 
existing infrastructure as a result of the development to prevent flooding, pollution and detriment 
to public amenity in accordance with policy ENV1 of the Cherwell Local Plan and Government 
guidance contained within the National Planning Policy Framework. 
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APPROVAL OR COMPLIANCE PRIOR TO OCCUPATION OF THE DEVELOPMENT 
 
34. Prior to the first occupation of any residential dwelling within the Local Centre, recycling banks for 

the purposes of recycling glass and textiles, shall be provided within the Local Centre and made 
accessible by the public. 

 
Reason: In order that proper arrangements are made for the disposal of waste, and to ensure the 
creation of a satisfactory environment in accordance with Policy ENV1 of the adopted Cherwell 
Local Plan and the Council’s Developer Contributions SPD (2018) as well as Government 
guidance contained within the National Planning Policy Framework. 

 
35. Prior to the first occupation of any dwellings hereby approved a Residential Travel Plan shall be 

submitted to and approved by in writing by the Local Planning Authority in consultation with the 
Local Highway Authority. Thereafter, the development shall be implemented in accordance with 
the approved details unless otherwise approved in writing by the Local Planning Authority. 

 
Reason: In the interests of sustainability and to ensure a satisfactory form of development, in 
accordance with Government advice in the National Planning Policy Framework. 

 
36. Prior to the first occupation of any commercial development hereby approved and exceeding the 

thresholds set out in “Transport for New Developments: Transport Assessments and Travel 
Plans”, a Workplace Travel Plan for that development shall be submitted to and approved in 
writing by the Local Planning Authority in consultation with the Local Highway Authority. 
Thereafter, the development shall be implemented in accordance with the approved details 
unless otherwise approved in writing by the Local Planning Authority. 

 
The travel plan(s) shall incorporate details of (i) the means of regulating the use of private cars at 
the development in favour of other modes of transport and (ii) the means of implementation and 
methods of monitoring site related travel. 

 
Reason: In the interests of sustainability and to ensure a satisfactory form of development, in 
accordance with Government advice in the National Planning Policy Framework. 

 
37. Prior to the first occupation of any phase or sub-phase, a SuDS Management and Maintenance 

Plan (Part 2) for that phase or sub-phase shall be submitted to and approved in writing by the 
Local Planning Authority in consultation with the LLFA. The plan shall include: 

• Details of which organisation or body will be responsible for vesting and maintenance for 
individual aspects of the drainage proposals (individual properties/curtilages, roads, special 
areas etc.) with evidence that the organisation/body has agreed to such adoption. Where the 
agreement is subject to other legalities, it may be acceptable to provide agreement-in-
principle;  

• Details of which organisation or body will be the main maintaining body where the area is 
multifunctional (e.g. open space play areas containing SuDS) with evidence that the 
organisation/body has agreed to such adoption. 

 
Reason: To ensure that the development/site is served by sustainable arrangements for the 
disposal of surface water, to comply with Policy ESD6 of the Cherwell Local Plan 2011 – 2031 
Part 1, Saved Policy ENV1 of the Cherwell Local Plan 1996 and Government advice in the 
National Planning Policy Framework. 
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INFORMATIVES 

1. It is recommended that the NatureSpace Best Practice Principles are taken into account and 

implemented where possible and appropriate.  

2. 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.  

3. 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) are not licensed under the GCN District Licence. Any such works 

or activities have no legal protection under the GCN District Licence and if offences against GCN 

are thereby committed then criminal investigation and prosecution by the police may follow.  

4. 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 in condition 3 above would give rise to separate criminal 

liability under District Licence condition 12 (requiring authorised developers to comply with the 

District Licence) and condition 17 (which requires all authorised developers to comply 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 (for which the Police would be the 

enforcing authority).  

 
 

DEVELOPMENT MONITORING 
 

The Council has identified the development hereby approved as one that it considers appropriate to 
monitor during construction. We would therefore be grateful if you could let us know of your intention 
to start the development at least 14 days prior to the commencement of work on site. You can do this 
by emailing the Council on: monitoring@cherwell-dc.gov.uk and providing us with the following 
information: application number; application address; and the date you intend to start the 
development. During the monitoring period, we will be assessing the development against the 
approved plans, and compliance with any conditions imposed on the permission. It is in your interest 
to comply with this request as it will help to avoid any unnecessary, and possibly expensive, corrective 
works. 

 

PLANNING NOTES 

1. Conditions – the applicant’s attention is drawn to the need to comply with all conditions imposed 
on this permission. Failure to do so could result in the council serving a breach of condition notice 
against which there is no right of appeal. 
 
Under the Town and Country Planning (Fees for Applications, Deemed Application, Requests and 
Site Visits) (England) Regulation 2012 there is a fee payable each time you make a request to 
discharge any of the conditions attached to this permission. You can apply to discharge more than 
one condition at the same time. At the time of this decision the fee is £34 per request for 
householder development and £116 per request in all other cases. The fee may be more when you 
come to apply for the discharge of condition if the Regulations have been amended. The fee is 
payable when you submit the details to discharge the condition(s). The Council has ‘1app’ forms 
for such applications, but their use is not mandatory. 
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There is no fee for the discharge of conditions on listed building consents. 
 
The Council has eight weeks to respond to applications to discharge conditions, so you will 
need to make your application in good time before commencing development. 
 

2. Material Samples – please note that where any of the above conditions require the approval of 
materials, material samples are no longer accepted at the Council offices and should in the first 
instance be left on the application site for the relevant case officer to view and assess in context 
with its surroundings.  Material samples and sample panels should be placed/erected on the site 
before an application to discharge that condition(s) is submitted. 

 
 

Should leaving samples on site be impractical then arrangements should be made with the 
relevant case officer to view samples on site. 
 

 
 

STATEMENT OF ENGAGEMENT 
 
In accordance with the Town and Country Planning (Development Management Procedure) 
(England) Order 2015 (as amended) and paragraph 38 of the National Planning Policy Framework, 
the Council has worked positively, creatively and proactively to determine this application within the 
agreed timescales, having worked with the applicant/agent where necessary and possible within the 
scope of the application (as set on in the case officer’s report) to resolve any concerns that have 
arisen, in the interests of achieving more appropriate and sustainable development proposals. 
Consent has been granted accordingly. 
 
The case officer’s report and recommendation in respect of this application is available to view online 
at: http://www.cherwell.gov.uk/viewplanningapp. The agenda, minutes and webcast recording of the 
Planning Committee meeting at which this application was determined are also available to view 
online at: http://modgov.cherwell.gov.uk/ieListMeetings.aspx?CId=117&Year=0 
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NOTICE OF DECISION 

TOWN AND COUNTRY PLANNING ACT 1990 
(AS AMENDED) 

 

NOTES TO THE APPLICANT 

TIME LIMITS FOR APPLICATIONS  
 
By virtue of Sections 91-96 of the Town and Country Planning Act 1990, as amended by Section 51 
of the Planning and Compulsory Purchase Act 2004, planning permissions are subject to time limits.  
If a condition imposing a time limit has been expressly included as part of the permission, then that 
condition must be observed. Otherwise, one or other of the following time limits will apply: 
 
Where planning permission is given in outline subject to a condition reserving certain matters for 
subsequent approval, application for approval of such matters reserved must be made not later than 
the expiration of 3 years beginning with the date of the outline planning permission and further the 
development to which the permission relates must be begun not later than the expiration of 2 years 
from the final approval of the reserved matters or, in the case of approval on different dates, the final 
approval of the last reserved matters to be approved. 
 
Where the planning permission is complete and is not in outline, the development must be 
begun not later than the expiration of 3 years from the date on which permission was granted. 
 
 
OTHER NECESSARY CONSENTS 
 
This document only conveys permission or approval for the proposed development under Part III of 
the Town and Country Planning Act 1990 and you must also comply with all the bye-laws, regulations 
and statutory provisions in force in the District and secure such other approvals and permissions as 
may be necessary under other parts of the Town and Country Planning Act 1990 or other legislation. 
 
In particular you are reminded of the following matters: 
 

• The need in appropriate cases to obtain approval under the Building Regulations.  The Building 
Regulations may be applicable to this proposal.  You are therefore advised to contact the 
District Council’s Building Control Manager before starting work on site - Telephone: 
01295 227006. Email: Building.Control@Cherwell-dc.gov.uk 
 

• Data supplied by the National Radiological Protection Board (NRPB) and the British Geological 
Survey (BGS) suggests that the site of this application falls within an area which is potentially at 
risk from radon. This may require protective measures in order to comply with the Building 
Regulations if your consent relates to a new dwelling or house extension. Further advice on 
whether protective measures are required under the Building Regulations can be obtained by 
contacting the Building Control Manager on 01295 227006 or E-mail at 
building.control@cherwell-dc.gov.uk 
 

• The need to obtain an appropriate Order if the proposal involves the stopping up or diversion of a 
public footpath. 
 

• The need to obtain a separate "Listed Building Consent" for the demolition, alteration or 
extension of any listed building of architectural or historic interest. 
 

• The need to make any appropriate arrangements under the Highways Act in respect of any works 
within the limits of a public highway. The address of the Highway Authority is Oxfordshire County 
Council, Speedwell House, Speedwell Street, Oxford, OX1 1NE. 
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• It is the responsibility of the applicant to ascertain whether his/her development affects any public 
right of way, highway or listed building. 

 
APPEALS TO THE SECRETARY OF STATE 
 
If you are aggrieved by the decision of the Local Planning Authority to grant permission or approval 
subject to conditions, you can appeal to the First Secretary of State in accordance with Section 78(1) 
of the Town and Country Planning Act 1990. 
 
If you wish to appeal, then you must do so within six months of the date of this notice.  Forms can be 
obtained from the Planning Inspectorate, Temple Quay House, 2 The Square, Temple Quay, 
Bristol, BS1 6PN. Tel 0303 444 5000.  The Secretary of State can allow a longer period for giving 
notice of an appeal, but he will not normally be prepared to use this power unless there are special 
circumstances which excuse the delay in giving notice of appeal. 
 
The Secretary of State need not consider an appeal if it seems to him that permission or approval for 
the proposed development could not have been so granted otherwise than subject to the conditions 
imposed by the Local Planning Authority, having regard to the statutory requirements, to the 
provisions of the development order and to any directions given under the order. 
 
In practice, the Secretary of State does not refuse to consider appeals solely because the Local 
Planning Authority based its decision on a direction given by him. 
 
PURCHASE NOTICES 
 
If either the Local Planning Authority or the First Secretary of State grants permission or approval for 
the development of land subject to conditions, the owner may claim that he/she can neither put the 
land to a reasonably beneficial use in its existing state nor render the land capable of a reasonably 
beneficial use by the carrying out of any development which has been or would be permitted. 
 
In these circumstances the owner may serve a purchase notice on the District Council.  This notice 
will require the Council to purchase his/her interest in the land in accordance with the provisions of 
Part VI of the Town and Country Planning Act 1990. 
 
COMPENSATION 
 
In certain circumstances compensation may be claimed from the Local Planning Authority if 
permission is granted subject to conditions by the Secretary of State on appeal or on reference of the 
application to him. 
 
These circumstances are set out in the Town and Country Planning Act 1990 as amended by the 
Planning and Compensation Act 1991. 
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Katherine Daniels 
Cherwell District Council 
Bodicote House 
Bodicote 
Oxfordshire 
OX15 4AA 
 

 
 
Our ref: WA/2022/129867/01-L01 
Your ref: 22/01978/DISC 
 
Date:  12 September 2022 
 
 

 
Dear Katherine, 
 
South East Bicester, Wretchwick Way, Bicester. 
 
Discharge of Condition 10 (Masterplan and Design Code) of 16/01268/OUT.          
 
Thank you for consulting us on the above discharge of condition application. I apologise 
for the delay in sending our response to you, which is predominantly due to our current 
resource pressures. 
 
We cannot recommend the discharge of condition 10 for the reasons set out below. For 
us to recommend the discharge of this condition, the ecological buffer zones must be 
accurately represented in the Design Code and Masterplan. We are aware that we have 
now been consulted with the application to discharge condition 28 related to buffer zones, 
but this does not affect our comments below. 
 
The Design Code shows phase 1 covering the area including the re-alignment of the 
Cutters Brook – we are pleased to see that this is included in the early stages and that 
stage 3 includes the green ‘tail’ of the Cutters Brook Park before the final residential areas 
are built. 
 
However, the agreed 12 metre (m) ecological buffer zones are not represented or 
acknowledged in the Design Code and Masterplan and on several pages the information 
on design and planting is unacceptable. 
 
Whilst green buffers and fingers are shown on the Masterplan on page 27, it should also 
show the agreed ecological buffer zones for the watercourses. 
  
The description for the Cutters Brook Upper Park on page 34 includes the following 
statement:  

 
“This structure will start to loosen as it reaches the banks of Cutter’s Brook where 
a more organic approach can be taken to enhance the watercourse for biodiversity 
and the natural flow of water.” 

 
This does not describe an ecological buffer zone. The planting character section should 
include a specific section for ecological buffer zones planted and maintained to enhance 
the ecology of the brook, rather than to integrate this with ornamental planting. 
 
Page 35 shows an image of a formal park adjacent to watercourse – this would be 
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unacceptable, and the image should be removed to avoid confusion. The section at the 
bottom of this page would be acceptable if a minimum buffer distance is added in a similar 
way to the section at the bottom of page 39 where “min 20m buffer to active play area 
from dwelling frontage” is specified. 
 
On page 36 (Cutters Brook Park Lower), as with the previous section, this needs to 
incorporate the ecological buffer zone into the Design Code. 
 
On page 37, as previously, the plans should include the minimum buffer zone distance to 
the watercourse. 
  
 
If you have any queries about this response, please do not hesitate to contact me. 
 
Yours sincerely, 
 
 
Clark Gordon 
Strategic Planning Specialist 
 
Direct dial 0203 025 8998 
E-mail clark.gordon@environment-agency.gov.uk 
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Katherine Daniels 
Cherwell District Council 
Bodicote House  
White Post Road 
Bodicote 
Oxfordshire  
OX15 4AA 
 
 

 
 
Our ref: WA/2022/130027/01-L01 
Your ref: 22/02559/DISC 
 
Date:  16 December 2022 
 
 

Dear Katherine, 
 
South East Bicester, Wretchwick Way, Bicester. 
 
Full discharge of conditions 21 (flood compensation) & 25 (CEMP: Biodiversity), 26 
(LEMP), partial discharge (nature conservation area only) of conditions 19 
(watercourse realignment) & 28 (buffer zones) of 16/01268/OUT.          
 
I apologise for the long delay in providing our comments on this application, which is due 
to the significant resource issues within our planning team currently. I note from your 
website that this application has now been withdrawn, however I provide this response 
so that you and the applicant are aware of our issues following our review. 
 
Since I e-mailed you on 12 September to raise a query about the discharge of condition 
21, the applicant’s agent, Rodrigo Magno, has sent us some additional information about 
our flood risk concerns. We request that the applicant make this information clear to us 
in any future re-submissions of this application. Our comments below have not taken this 
additional information into account. 
 
Based on the submitted information, we would not have recommended the discharge of 
conditions 19, 25, 26 or 28 for the reasons outlined below. We could have recommended 
the discharge of condition 21 for the NCA area only. 
 
Flood risk comments (condition 21) 
We have reviewed the technical note referenced BR31031-JNP-XX-XX-RP-C-1001 
(dated: 08/08/2022). The document refers to condition 21, but it does not include any 
information about a scheme for floodplain compensation. Section 5 of the document 
refers to the nature conservation area (NCA), so we assume that the applicant wishes to 
partially discharge condition 21. Appendix D is referenced in section 5 of the technical 
note, but this document is dated 2018 so I understand there to be no new information that 
is relevant to discharging the condition for a flood compensation scheme. Appendix D 
refers to the residential, school, and industrial commercial aspects of the development 
requiring floodplain compensation, but the NCA is stated as water compatible. NCA 
Outline Design (dated 03/08/2022) shows a screening bund in Flood Zone 1 and lowering 
of ground levels to create wetlands so we could partially discharge condition 21 for the 
NCA if that is the intention of the applicant. We would need to see a full floodplain 
compensation scheme for the rest of the development. 
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Biodiversity comments (conditions 19, 25, 26 and 28) 
 
We have reviewed the following documents and plans: 
 

• Letter from Michelle Quan (Boyer) to Caroline Ford (Cherwell DC), dated 
19/08/2022 (ref: 10.1046); 

• Technical Note No. BR31031-JNP-XX-XX-RP-C-1001 – Subject: Nature 
Conservation Area & Watercourse Enhancements (JNP Group, 08/08/2022); 

• Landscape and Ecology Management Plan (BSG Ecology, Final Version, August 
2022), including appendices; 

• NCA Outline Design (drawing no. BR31031-JNP-XX-XX-SK-C-7001 Rev A); 
• Watercourse Enhancement (Area 1) (drawing no. BR31031-JNP-XX-XX-SK-C-

7005); 
• Watercourse Enhancement (Area 2) (drawing no. BR31031-JNP-XX-XX-SK-C-

7006 Rev A); 
• Watercourse Enhancement (Area 3) (drawing no. BR31031-JNP-XX-XX-SK-C-

7007 Rev A); 
• Watercourse Enhancement (Area 4) (drawing no. BR31031-JNP-XX-XX-SK-C-

7008); 
• Watercourse Enhancement (Area 5) (drawing no. BR31031-JNP-XX-XX-SK-C-

7009); 
• Watercourse Enhancement (Area 6) (drawing no. BR31031-JNP-XX-XX-SK-C-

7010); 
• Watercourse Enhancement (Area 7) (drawing no. BR31031-JNP-XX-XX-SK-C-

7011); 
• Combined Hard & Soft Landscape Arrangement Plan Sheets 1 to 11 (drawing nos. 

D3180-FAB-NCA-XX-DR-L-1001-PL01, 1002-PL01, 1003-PL01, 1004-PL01, 
1005-PL01, 1006-PL02, 1007-PL02, 1008-PL01, 1009-PL02, 1010-PL02, 1011-
PL01); 

• Hard & Soft Landscape Legend and General Notes for Soft Landscape (drawing 
no. D3180-FAB-NCA-XX-DR-L-1000 PL01); 

• Construction Ecological Management Plan (CEMP): Biodiversity (BSG Ecology, 
15 August 2022) 

  
Watercourse Enhancement / Realigned Channel 
The drawings show the channel, both on the original line and the realigned section, as 
being very uniform throughout its length. Although shallow marginal shelves are 
proposed, these are shown as being very narrow and of uniform width throughout the 
channel and are on both banks. The exception to this is where works are proposed to one 
bank only to avoid damage to existing trees. More variety in terms of the channel cross 
section is required, perhaps with areas where there is a wider marginal shelf on one bank 
only in places, with this alternating from one bank to the other. The low flow channel 
should not be any wider, but the channel cross section above this should be more varied 
in width and form. 
  
For the watercourse enhancements in Area 1, further details such as cross sections 
should be provided about the adjacent pond and the proposed ‘weir’. It is not clear if there 
are fish in the Cutters Brook in this location, but if there were and the Cutters Brook were 
to overflow its banks, there may be an issue with fish being trapped in this area and 
unable to return to the watercourse. 
  
Regarding the watercourse enhancements in Area 2, it is proposed to deepen a side 
channel, but this channel would remain very straight and essentially 
trapezoidal. Opportunities to create more variety should be taken (as above). It is not 

134



 

Cont/d.. 3 

clear how this channel ties into the Cutters Brook. 
  
Again, in Area 3, there is little variety in the design of the channel as above. It is not clear 
on the drawings what is proposed to happen to the section of channel that would be 
bypassed. It is stated in the Landscape and Ecology Management Plan (LEMP), in 13 – 
Feature 9: Cutters Brook, that the bypassed section would be retained and allowed to 
remain. Further clarification is required about how this channel would function; would it 
be blocked at the upstream end and remain open at the downstream end, or remain open 
throughout its length, with presumably some measures taken to direct flow into the new 
section? This should be indicated clearly on the relevant drawings. 
  
The comments regarding seeking additional variety on the existing channels applies in 
the remaining areas as well. Consideration could be given to additional minor meandering 
in the remaining straight sections of channel. The Area 6 cross-sections shows the 
channel being widened at the base which may lead to additional siltation issues in 
future. Further details are required about the proposed watercourse crossings, as 
requested in condition 28. 
  
With regard to the watercourse enhancements proposed in Area 7, a channel is shown 
as being deepened although it is not clear by how much; further details regarding the 
purpose of this deepening is also required. No work is being proposed to the channel in 
the vicinity of one of the trees, therefore it would appear that there would be a high spot 
in the middle of the channel length.  More details are required about how all the different 
channels come together and what impacts there would be from the proposed deepening 
of some of these. 
  
In Appendix D: Watercourse Floodplain Management, the Technical Note refers in 4.4 to 
an average 12 metre (m) buffer being maintained to the Cutters Brook, with 10.2 stating 
that there will be a minimum 12m buffer from the top of the bank on both sides of the 
channel, apart from ‘isolated and agreed narrowing points’. Clarification is required 
regarding where these narrowed points might be located, as well as plans to show the 
proposed 12m buffer on either side of the Cutters Brook should be provided. 
  
Landscape and Ecology Management Plan 
In 1.5 – LEMP Review, it is stated that the LEMP is capable of being rolled forward over 
a 30-year period; to ensure the long-term success of the proposed enhancement 
measures, the LEMP should be carried out for a minimum of 30 years and a mechanism 
to ensure this should be established. In addition to this, it is not clear what oversight there 
would be in terms of agreeing any potential changes to management that might be 
required as a result of ongoing monitoring other than between the management company 
and the ecologist. We would suggest input from the Local Planning Authority ecologist 
and for any amendments to be agreed formally. 
  
In the table in 5.15 for Project 1-1, under Methodology, parameters are given for the 
design of the ponds, but no drawings showing cross sections or details have been 
provided - this should be remedied. 
  
In 13, Feature 9: Cutters Brook, the watercourse is referred to as a ‘ditch’. 13.7 states 
that “the ditches/watercourses are in Poor condition due to low water levels, poor water 
quality and heavy shading which precludes growth of aquatic or marginal vegetation”. We 
would argue that the trapezoidal cross section of the channels with little by way of suitable 
areas for marginal plant growth is likely to also be a factor. 
  
Regarding 13.10, shallow ledges at a range of depths are proposed, which we would 
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welcome, however, a range of widths of these ledges is also important, as per our 
previous comments. 
  
In 13.15, Project 9-1: Create New Meander, it is proposed to fence off the watercourse 
up to 10m from the bank on both sides to exclude livestock or to graze at low intensity to 
manage scrub cover. This should be shown on appropriate plans and should include 
access gates in the design. 
  
Appendix 1: Landscape Maintenance & Management Specification (Fabrik, July 2022) 
In section 12.0: Waterbodies, Marginal and Aquatic Plant Maintenance, sub-section 12.5 
(AQ03: Build up of algae and water quality) states “At times it may be required to apply 
shading dyes during the summer months to assist with the control of water temperature 
and algae development”. Dyes should not be used here, but rather a more natural 
approach should be adopted. Use of dyes could be considered an admission of failure to 
control nutrients; a more acceptable solution would be to establish buffers to ensure water 
quality if protected, along with suitable planting in and around the ponds using native 
species. New ponds are likely to have some algae at first due to soil disturbance, but this 
should settle down after one or two years. Dyes would interrupt this process and should 
be avoided. Some manual removal of filamentous algae could be considered if excessive 
growth of this is viewed as an issue. 
  
Combined Hard & Soft Landscape Arrangement Plan Sheets 1 to 11 
Sheet 1 of 11 – Quite a large amount of native scrub planting is proposed around some 
of the ponds, perhaps too much if it is intended that these ponds would support marginal 
and aquatic plant species. No details have been provided about numbers and density of 
planting. 
  
Sheet 2 of 11 – A bund is shown on the plans with a note referring to an engineer’s 
drawing, which does not appear to have been supplied. It is not clear if any action is 
proposed to manage or enhance the existing pond by the boundary. It is not clear which 
shrub mix is proposed where. While two different mixes are shown by different hatching 
on the Hard & Soft Landscape Legend and General Notes for Soft Landscape drawing, 
and two different shrub plant lists are given it is not clear which one would be applied to 
which area. We are pleased to note that these would all be native species. 
  
Sheets 3, 4 and 5 of 11 – Comments as above. 
  
Sheet 6 of 11 – The section of channel to be abandoned should be indicated as it is stated 
elsewhere that this section would be left open. See comments related to this above. 
  
Sheet 7 of 11 – Comments as above regarding the channel cross-section.  Additionally, 
cross sections should be provided through the proposed lowered wetland areas. 
  
Sheet 8 of 11 – With regard to the existing pond, it should be made clear if any 
management/enhancement measures are proposed here and what these might consist 
of. 
  
Sheet 9 of 11 – Cross sections through the lowered wetland areas should be provided, 
along with cross sections of the proposed ponds. A lowered area between the two wetland 
areas and the Cutters Brook is proposed, but no levels are given, and it is not clear how 
this would tie in to the channel on either side. Regarding the proposed wetland areas, 
these should be designed to have variation in depth across the base to provide greater 
diversity. 
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Sheet 10 of 11 – Further details are required about how the proposed diverted channel 
ties back into the existing channel at the downstream end; it is currently unclear. There 
appears to be a significant amount of shrub planting right up to the top of the riverbank 
on both sides of the channel, which is likely to lead to the channel being shaded again, 
which would impede the growth of marginal vegetation on the marginal shelves that are 
being proposed and would seem counterintuitive. The planting should be set further back 
from the channel to prevent this happening. This applies to sheets 6 and 9 as well. 
  
Sheet 11 of 11 – Comments as above. 
  
Construction Ecological Management Plan 
Under Method Statement 1: Establishment of Biodiversity Protection Zones (including 
Protective Fencing), 4.1 lists habitats and features to be protected; the Cutters Brook and 
other channels/ditches that connect to it should be included within this and protective 
fencing applied here also. The 12m buffer zone to be established on either side of the 
Cutters Brook in line with Condition 28 should be highlighted here. 
  
In Method Statement 4: Lighting, we note in 7.12 that night visits are proposed to check 
lighting after installation and connection for each phase during construction and at the 
start of the operational phase. The intention for this is to check that shrouding and light 
direction is appropriate, but it is not stated what remedial action would be taken should 
this not be the case - this should be made clear. 
  
With Method Statement 6: Pollution Control and Contingency Plan, it should be noted in 
9.1 that it is not just the Cutters Brook that is a sensitive receptor, but any other 
channel/ditch that feeds into it. We note in 9.3 that the baseline BMWP surveys were 
undertaken in spring/summer 2022; it is not clear if the prolonged dry weather throughout 
that period might have affected the results. Repeat monitoring every 2 years may not be 
often enough should there be any pollution events in the intervening period. Additionally, 
monitoring of the side channels may be appropriate. 
  
We request that the following information is submitted in any future re-submissions: 
 

• amended plans showing more variation in the channel cross section along the 
lengths of both the realigned and retained sections; 

• plans showing details of how the abandoned section of channel ties in with the 
realigned section at the upstream and downstream ends; 

• further details of the lowered wetland areas, including levels, cross sections and 
details of the lowered sections between the wetland areas and the channel; 

• details of the proposed weir between the channel and an existing pond; 
• details of any proposed bridge crossings; 
• further details of the proposed deepening of channels in watercourse 

enhancement Areas 2 and 7; 
• clear plans showing the 12m wide ecological buffer zones one either side of the 

Cutters Brook, including any potential pinch points; 
• amended planting plans showing shrub planting set further back from the 

riverbanks to reduce potential shading and giving further clarification regarding 
which shrub planting lists are to be used in which areas; 

• clarification/amendments to the LEMP as set out above; 
• clarification/amendments to the CEMP as set out above. 

  
 
If you have any queries about the comments raised in this response, please do not 
hesitate to contact me. 
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End 6 

 
Yours sincerely, 
 
Clark Gordon 
Strategic Planning Specialist 
 
Direct dial 0203 025 8998 
E-mail clark.gordon@environment-agency.gov.uk 
 
cc  Michelle Quan – Boyer Planning 
 Rodrigo Magno – JNP Group 
 Martin Hitchcock – JNP Group 
 Sam Hinson – JNP Group 
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1

Wiktoria Sypnicka

From: Chris Brotherton 
Sent: 18 October 2023 08:47
To: Ben Pycroft
Cc: Andy
Subject: Bicester Gateway

Ben 
I can confirm that Thomas Homes owns the Bicester Gateway site. 
 
We have been pursuing a detailed residen al applica on on the site and have just gone through the pre‐
app process. As a result of this we have concluded that in the short and medium term a residen al 
development on the site will not be viable. 
 
As a result of this we are working with commercial developer to bring forward a scheme in line with the 
exis ng commercial consent. 
 
Kind regards 
Chris 
 

Chris Brotherton 
Land and Sales Director 

 

 

 
Thomas Homes Ltd 
Arlington House, Arlington Grange, Curridge Road, Curridge, Thatcham, RG18 9AB 
Tel: (01635) 247950 | Fax: (01635) 247955 

For more information on Thomas Homes, visit www.thomashomes.co.uk 

Registered in England No. 4676886 | Registered Office at the above address | VAT Registration No. 200290231 

This E-mail is confidential. It may also be legally privileged. If you are not the addressee you may not copy, forward, 
disclose or use any part of it. If you have received this message in error, please delete it and all copies from your 
system and notify the sender immediately by return E-mail. Internet communications cannot be guaranteed to be timely 
secure, error or virus-free. The sender does not accept liability for any errors or omissions. 
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