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APPLICATION FOR PLANNING PERMISSION

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

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


	Application No.
	21/01119/OUT


	Address / Location 
	Q8 Fuelcare, Tramway Road, Banbury


	Proposal


	Outline planning application for the re-development of the Banbury Oil Depot to include the demolition/removal of buildings and other structures associated with the oil depot use and the erection of up to 143 apartments and up to 166m2 of community and/or retail and/or commercial space (Class Use E and/or F2). 


	Key Policies / Guidance
	Adopted Cherwell Local Plan 2011-2031

· Policy SLE 1 - Employment Development 
· Policy SLE 2 - Securing Dynamic town centres
· Policy SLE 4 - Improved Transport and Connections

· Policy BSC 2 - Efficient use of land

· Policy BSC 3 - Affordable Housing 

· Policy BSC 4 - Housing mix

· Policy ESD 1 - Mitigating and Adapting to Climate Change

· Policy ESD 2 - Energy Hierarchy and Allowable Solutions

· Policy ESD 3 - Sustainable Construction 

· Policy ESD 4 - Decentralised Energy Systems

· Policy ESD 5 - Renewable Energy

· Policy ESD 6 - Sustainable Flood Risk Management

· Policy ESD 7 - Sustainable Drainage Systems    

· Policy ESD 8 - Water Resources 

· Policy ESD 15 - The Character of the Built and Historic Environment
· Policy Banbury 1 - Banbury Canalside
· Policy Banbury 7 - Banbury Town Centre

· Policy Banbury 11 - Open Space 
Saved Policies of the Adopted Cherwell Local Plan 1996

· Policies C28 and C29 - Design Considerations

· Policy ENV12 - Contaminated Land

Banbury Vision and Masterplan Supplementary Planning Document (SPD)



	Key Policy Observations
	· The application site is in central Banbury within an existing commercial area.  The area is occupied mainly by operating companies, but some parts are vacant and/or in poor condition.  
· The application site extends to 0.87ha and located adjacent to the River Cherwell and Banbury railway station and is occupied by an oil depot.  

· The application is for the demolition/removal of buildings and other structures associated with the oil depot use and the construction of up to 143 apartments, and up to 166m2 of community/and or retail/and or commercial space (Class Use E and/or F2). The details of the development comprising, layout, appearance, scale and landscaping will be subject to ‘reserved matters’ applications. 
· The oil depot is a brownfield site, which stores and distributes oil and operations are expected to cease in 2022. The site currently has vehicular and pedestrian access off Tramway Road; which terminates for vehicular access at the existing entrance to the oil depot. 
· The applicant considers that an oil distribution and storage facility is a use not suitable for a location close to the town centre and station, it is unattractive and negatively impacts on the local area and the approach to the town centre from the railway station. 
· The application site is located within a wider area which is a strategic allocation in the Local Plan 2011-2031 (policy Banbury 1: Banbury Canalside - Inset Map Banbury 1) to deliver mixed use, residential led regeneration. The policy explains that 700 new dwellings will be delivered with some employment uses potentially remaining on the site and town centre uses are to be provided in the northern part of the Canalside site.
· A residential scheme in the location proposed by the application is in principle consistent with Policy Banbury 1.  An ‘area of search’ is identified on the Policy Banbury 1 map and in Policy Banbury 7 which allows for town centre uses on the Canalside site.  
· Policy SLE2 requires that a sequential test is provided for main town centre uses outside the town centre. Town centre uses outside the area of search would be inconsistent with planning policy and a sequential test is required.
· The location of the town centre uses proposed by the application, close to the station, may make their provision appropriate and achieving an appropriate design/scheme should be a consideration in their location within the application site.  Any commercial uses proposed should be in accordance with the aims of Policy Banbury 1. 
· Proposals should be considered against and comply with the requirements of policy Banbury 1 including the key design and place shaping principles.  
· Local Plan Policy SLE1 allows for the redevelopment of employment land for other uses if certain criteria are met. The application of Policy SLE1 in this case should be considered in the context of the proposals set out in Policy Banbury 1.  The policy explains that with the delivery of 700 homes, some of the existing industrial uses could remain on the site. It states that the particular uses and businesses that will remain will be further explored in the SPD for the site. Details concerning the loss of any businesses as a result of implementation of proposals in the application should be provided including information on relocation, job losses and an explanation as to why it would not be appropriate for a particular use/business to remain on the application site. 
· The application is only for part of the wider Canalside site. Without the inclusion of neighbouring land, such as the tanks to the north and an area of land adjacent to the road and station carpark, a planning application is unlikely to be in conformity with planning policy. Policy Banbury 1 states that ideally proposals should come forward for the whole of the Canalside site accompanied by a detailed masterplan but applications for parts of the site may be permitted provided that they clearly demonstrate their proposals will contribute towards the creation of a single integrated community.  It states that applications should cover significant land area within the site in order to achieve continuity in design and delivery of the vision. 
· Local Plan Policy ESD15 requires development proposals consider the amenity of future development and paragraph 127 the NPPF states that decisions should create places with a high standard of amenity for existing and future users. Despite the application having the potential to bring about environmental improvements and improvements to the built environment in line with Policy Banbury 1, it will be important that particular attention is given to the wider site context. Great importance should be attached to design including compliance with policies set out above relating to design and the NPPF. 
· The Banbury Vision and Masterplan Supplementary Planning Document (SPD) was adopted in 2016 and contains development principles for the Canalside site. The key urban design/development principles that guide the redevelopment of the area are set out in Appendix 1, which also contains an Urban Framework Plan. 
· The proposals are generally consistent with the Banbury Masterplan, with the planning application area identified for residential development in the Masterplan. 
· The application also identifies a footpath along the river which is consistent with the Banbury Masterplan. A cycling route along the river should be provided and the application should allow for the public footpath/cycle way along the river corridor to continue north and south to adjacent land beyond the site boundary. 
· The application identifies an area of open space adjacent to the river, vegetation and the enhancement of riverside walkways.  The proposals will need to ensure the provision of a riverside park within the site boundary, as shown in the Banbury Masterplan.  Policy Banbury 11 also sets out this requirement.  A new publicly accessible pedestrian link or links will need to be provided through the site connecting Tramway Road to the river. 
· The application material explains that land will be safeguarded for crossings over the river.  Crossings over the river are consistent with Policy Banbury 1 and should be provided.  The Banbury Masterplan shows locations for these crossings.  Mechanisms for delivering crossings and other infrastructure should be explored through the planning application. 
· Proposals will need to be considered against and be consistent with housing policies in the 2015 Cherwell Local Plan. The proposals are consistent with Policy BSC2 which states that the Council will encourage the re-use of previously developed land and that a density of at least 30 dwellings per hectare should be provided.  The site is in a sustainable location. 
· The applicant explains that the development delivers new housing in the town centre in a sustainable location and will assist with the Council’s housing land supply. The 2020 Annual Monitoring Report demonstrates that the District presently has a 4.7year housing land supply for the period 2021-2026. 
· The proposal for 100% flats is inconsistent with policy BSC4 of the Local Plan in terms of providing a mix of homes. Policy Banbury 1 requires that approximately 30% of new homes on the Canalside site are flats. The provision of 143 flats would not lead to the 30% requirement (approximate) being exceeded when added to the total number of new homes which have actually been delivered on the allocated site as a result of other recent planning permissions.  However, the delivery of these planning permissions in combination will lead to flats above the policy requirement and further proposals could come forward for flats in the north of the site, where the policy directs them to.  Policy Banbury 1 also seeks a mixture of homes including family housing on the eastern side of the site, where the application site is located.  However, there is some flexibility in the policy in terms of mix and location of types of homes and this should be considered alongside other factors such as the proximity of the railway station and town centre and the supply of new homes in a sustainable location. The Policy also allows for higher density housing on the Canalside site. The Council’s housing team should be consulted on the type and tenure of housing proposed.  
· The application proposes buildings up to 6 stories in height. The proposals should be considered against planning policy including Policy Banbury 1 and ESD15 to determine if this is appropriate.  
· Policy Banbury 1 requires some car free or areas of reduced car parking provision. The Banbury Masterplan indicates that the rear of buildings should be set back from the boundary adjacent to the railway station carpark.  The planning application shows a carparking area fronting (set back) the river.  It will need to be determined whether this design approach is appropriate. In any case, high quality design is required to ensure the setting of the river is enhanced. 
· The application proposes a new vehicular access from Tramway Road.  This is consistent with the Banbury Masterplan, however, the highway authority will need to be consulted to determine if the access and highway proposals shown are appropriate particularly in relation to County Council proposals for changes to Tramway Road and the highway arrangements in this part of the site. 
· In November 2009 a draft Supplementary Planning Document (SPD) for the Banbury Canalside site was produced by the Council for public consultation.  The draft SPD has in effect been superseded by the Local Plan and Banbury Masterplan SPD.  The Council’s LDS identifies how the Council will be producing an updated SPD for the Canalside site. 


	Policy Recommendation 
	Planning policy objection due to inconsistency with Policy BSC4 in terms of the mix of homes proposed unless justified and supported by the housing strategy team.  Planning policy objection in relation to the exclusion of neighbouring land unless sufficient justification is provided and it can be demonstrated that the proposal will satisfactorily fulfil the design and place making principles of Banbury Policy 1 and the NPPF requirements in relation to design and amenity.  Planning policy objection unless town centre uses are within the area of search and justified through a sequential test. 




