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5.1

5.1.1

51.2

5.2

5.2.1

5.2.2

Introduction

This chapter provides a description of the Development which forms the basis of the EIA. It
was prepared by Quod and based on information provided by the project architects, Cornish
Architects, re-form landscape architects, and other members of the project team.

This chapter is supported by the following appendices:

= Appendix 5.1: Selection of planning application drawings; and

= Appendix 5.2: Tree Arboricultural Impact Assessment (including Tree Protection Plan
and Method Statement).

The Design and Access Statement (DAS) which accompanies the planning application
provides a more detailed description of the Development with illustrations.

A description of the anticipated construction programme and a description of proposed key
construction activities is provided within ES Chapter 6: Construction.

Overview of the Development

The planning description of the Development is provided in ES Chapter 1: Introduction. This
section describes the Development for which the Applicant is seeking planning permission.
The Development will bring forward the following key components and land use types, as
set out in Table 5.1.

The Development will deliver 17,785 sgm Gross External Area (GEA) of fully flexible
employment development (Use Class E(g)(iii) and/or B2 and/or B8) within 11 employment
units (Units 1-11). The final uses could be up to 100% of any of these use classes, except
offices which will only be ancillary.

Table 5.1: Development Floorspace

Land Use Type Proposed Area (GEA)

Employment Floorspace (Use Class E(g)(iii) 17,785sgm

and/or B2 and/or B8)

Parking Number

Parking (including HGV) 206 (including 17 blue badge spaces)

Cycle Parking 88
5.2.3 The Development also includes delivery of part of the Strategic Link Road (SLR), as

5.2.4

described in Chapter 1.

Appendix 5.1 includes a selection of planning application drawings to allow readers to
understand the Development. These are listed in Table 5.2.
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Table 5.2: Selection of Planning Application Drawings

Drawing Reference

Drawing Title

20019-TP-002 REV F

Proposed Site Plan

0897-RFM-XX-00-DR-L-0003

Planting Strategy

20019-TP-008 REV C

Units 1-3 Elevations

20019-TP-012 REV C

Unit 4 Elevations

20019-TP-016 REV C

Unit 5 Elevations

20019-TP-019 REV C

Units 6-10 Elevations

20019-TP-022 REV C

Unit 11 Elevations

S1209-PH3-04 B

External Works and Levels

1746-ESC-00-ZZ-DR-E-2100
5.3 Site Layout

Lighting Drawing

5.3.1  Figure 5.1 shows the layout of the Development.
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Figure 5.1:

Site Layout (Drawing Reference No. 20019-TP-002 REV F)

NOTES

Reproucad from the Ordrance Skrvey map with e
‘parmisshon of the Centrolber of e Majesty's Satcoery
Ofice, © Crown Copyrit.

€A Comish & Associstes Lid Licsnce o LIGUSOS.
Subiect 1o Stutory Aoprovds.

Subiect 1o Highwers Develpmert.

e Perameters Boundary

' —— Pianning Site Boundary
B . Ownership Boundary

\ Notlonal Boundary

—— ———— Hedgerow Protection

—-—  2.5m high acoustic fence
- 4m ‘acoustic fen
\ lw'l:mmalu ks

i

L
245
i
—
—_—  —_——__
|
| F
L 3
& 1 D)
i
! c
i B B arda
1 TGicaing acad v
\\
Wi I [ e e e
R 1 e ke omnrip |
i 1 Y = o 3
] i % o
] i H 110 Ve . 43
i H o WeLK 32 O
1 ) Q
R 8
i o i P —
/ 1! P
H { H ST — -
\ H s o
4 e 1 : a
i
o, W " RIBAWY
i ] E = O
A ’ | ! g L T AT
o % S i PHASE 3 AXIS J9 BICESTER
. IE F1RR i
s
= PROPOSED SITE PLAN
= = T ——— TR TEET
: - - s ot . s 0 P ™ s - T s . . e o
o ) 3 ry < 5 e oo s I m ) 0 s 2 ey v
i 2= BN a0 © o 1928 20753 =3 Trren s oy o o [ 19734 TOWN PLANNING
ry e o = ™ ) o i o o £ e = Fy i St
£ S S oy o i S Sow - r S sy
= o = n - = - s
38 018 S 5576 452 3236 a0 5296
o o = e = s e 2o
w1 s »1 un 28 » 2 »n
- o r St r ) = o 5
861 7007 51 007 00 6458 600 e 7
o . T = ) = 3 e S p £ 5 T = = Seact e =

Quod | Axis J9,

Phase 3 | Environmental Statement, Volume | | September 2021



5.4

5.4.1

54.2

543

5.4.4

5.4.5

546

5.4.7

Building Uses, Layout and Heights

The Development will comprise 11 commercial units (Units 1-11), arranged along access
roads, as shown in Figure 5.1. The Development would be bisected by the SLR with Units
1-5 located to the west of the SLR and Units 6-11 located to the east.

Units 1-3 are rectangular in shape, terraced and located within the south west of the Site,
adjacent to the units within Phase 2 of the Axis J9 development. Units 4 and 5 are located
within the north of the Site and consist of two large detached units, separated by an
emergency services route. Units 1-3 and Units 4-5 are separated by the car parking and
service yards, as well as the new vehicular access road that will service these Units. Units
6-11 consist of smaller terraced units, located along the eastern boundary with Howes Lane.
Unit 11 is separated from Units 6-10 by the new vehicular access road that will service Units
6-11.

Units 1-3 will be situated at a development platform finished floor level (FFL) of 84.000
above ordnance datum (AOD) (see External Works & Levels drawing No. S1209-PH3-04,
Appendix 5.1), with a maximum ridge height of 13.6m.

Units 4-5 will be situated at a development platform FFL of 84.200 and 84.000 respectively,
with a maximum ridge height of 15.15m.

Units 6-11 will be situated at a development platform FFL of 83.000, with a maximum ridge
height of 10.9m.

A summary of the floorspace, land use and heights of the Units is provided in Table 5.3.

As the end users are not yet known, planning permission is sought for Use Class E(g)(iii)
and/or B2 and/or B8.

Table 5.3: Building Unit Summary

Unit No. Maximum Building Height (m to Parking (including HGV)
ridge)

1 13.6 23
2 13.6 21
3 13.6 21
4 15.15 53
5 15.15 42
6 10.9 8
7 10.9 8
8 10.9 8
9 10.9 7
10 10.9 8
11 10.9 7
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5.5

5.51

55.2

Appearance

Figure 5.2 below shows the facade treatment of Units 1-3. Similar elevational treatments
would be adopted across all Units within the Development as shown in the elevation
drawings included within Appendix 5.1.

The Units would be clad using standard warehouse cladding materials with low reflective
values that mirrors the materials used on Phase 1 and 2 of the Axis J9 development. Each
Unit will be mainly clad with horizontally laid cladding panel in grey. HGV gates will be a
darker grey horizontally-laid cladding panel system.

Figure 5.2: Units 1-3 Facade Treatment (Drawing Reference No. 20019-TP-008 REV C)

NORTH EAST ELEVATION

SOUTH WEST ELEVATION

5.6

5.6.1

5.6.2

5.7

5.7.1

SOUTH EAST ELEVATION

TOWN PLANNING

p
=K [T @ u[Toymen [€5

36019 - T - 008 "¢

e p———r]

Operational Hours

The Development will be operational and available 24-hours per day.

A Travel Plan has been developed and a lighting assessment undertaken to ensure that
potential adverse effects of the operational use of the Development are mitigated as far as
practicable. Further details on the external lighting strategy are provided later in the chapter.

Acoustic Barrier

An acoustic barrier will run along the length of the access road between Units 10 and 11, at
the rear of their car park, and is shown on drawing 20019-TP-003-A in Appendix 5.1 and
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5.7.2

5.8

5.8.1

5.8.2

5.8.3

5.8.4

5.8.5

5.8.6

marked as a blue line on Figure 9.4 in ES Chapter 9: Noise and Vibration. The acoustic
fence will be 4m in height, and will be of solid timber construction with no gaps and a
minimum surface density of 10kg/m?2.

A 2.5m high acoustic barrier will be located between Units 3 and 6, and adjacent to Unit 6,
as shown in Figure 9.4 in ES Chapter 9: Noise and Vibration.

Access and Parking

The SLR benefits from planning permission (Ref: 14/01968/F). Part of the SLR passes
through the Development Site, as shown in Figure 1.2 and 1.3, and once constructed would
form connections with other key transport infrastructure intended to support the delivery of
the Eco-Town.

All Units would initially be accessed via Middleton Stoney Road through the Axis J9
development onto the section of the SLR that will be delivered by the Development. The
section of the SLR to be delivered by the Development will follow the approved route and
will be constructed in accordance with the consented detail of the planning approval for the
SLR.

The section of the SLR to be delivered by the Development will comprise:

= 7.3m wide strategic road;

= 5m wide swale/verge and 4m wide footpath to the west of the carriageway, and a 5m
wide swale/verge, 2.5m wide cycle path and 2m wide footpath to the west of the
carriageway; and

= Sustainable Urban Drainage Systems (SuDS) feature to either side of the SLR.

Once the other sections of the SLR, to the north and south of the Site, are delivered (by
others), the section of the SLR road provided by the Development, and pedestrian and cycle
infrastructure, will be connected to the SLR and will form part of the SLR.

Once the north and south sections of the SLR are delivered, the temporary access
arrangements to the Site via the Axis J9 development will be closed and landscaped to form
part of the Site’s strategic green infrastructure. From this point forward, permanent access
to the Development (Phase 3) would be via the SLR.

The Development would provide a total of 206 car parking spaces (approximately 5% of
which would be Disability Discrimination Act (DDA) compliant and 88 cycle parking spaces.
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Figure 5.3: Detailed Plan of SLR (Drawing Reference No. 204-UA005241-04)
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5.9

5.91

5.9.2

5.9.3

5.9.4

5.9.5

Landscaping and Biodiversity

Hedgerows and trees along the Site boundaries will be retained. None of the trees on Site
are subject to Tree Preservation Orders (TPO). An Arboricultural Impact Assessment
(including Tree Protection Plan and Method Statement) has been prepared and
accompanies the planning application and is provided at Appendix 5.2.

A 10m buffer zone is incorporated in the boundary where existing hedgerows are to be
retained, in line with the North West Bicester Supplementary Planning Document (SPD)
(Development Requirement 9).

Mounds would be delivered around the perimeter of the Site, to the rear of Units 1-3 and
along the north, eastern and western boundaries. These mounds would comprise materials
obtained from construction of the development platforms and would range in height from 1-
3m depending on the Site constraints. The mounds would elevate some of the planting,
making it more effective at screening the new built form.

The Development will include provision of 40% Green Infrastructure, which will include
features for biodiversity net gain, landscape screening and drainage. A completed
biodiversity net gain metric is submitted with the application (Appendix 10.2), in accordance
with the Bicester Ecotown SPD?.

As agreed with CDC, biodiversity net gain was considered across Phase 1, 2 and 3. On the
basis of the approved plans for Phase 1 and 2 and the planting strategy for Phase 3, overall
the Development will achieve a linear mitigation score of 10.85 resulting in a net gain of
+1.41 biodiversity units. The on-Site enhancements would be achieved through
implementation of the proposed landscape masterplan (Figure 5.4) that will provide new
hedgerow planting, increased width of field buffers, new wetland habitat in the form of two
swales and areas of wildflower grassland. Ecological enhancements in the form of bat
bricks, bat boxes and nest boxes will be located on the new buildings and on retained trees
on the Site.
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Figure 5.3:
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5.10

5.10.1

5.10.2

5.11

5.11.1

5.11.2

5.11.3

5114

5.11.5

Lighting and Security

The Site layout has been designed to align with ‘Secured by Design’ principles. Building
design and layout would minimise visual and physical obstacles and car and cycle parking
will have appropriate lighting in place.

A lighting assessment has been undertaken in accordance with Institution of Lighting
Professionals: Guidance Note 01/212 and taking account of BS 5489-1:2013%, BS EN
12464-2:2014* to ensure sufficient illumination is provided to external areas for safe
operation of the Development whilst ensuring that lux levels would be kept to a minimum
on adjacent natural habitats and avoid direct light spill and glare into sensitive ecological
locations and nearby residents, in accordance with Lighting and the Environment: A Guide
to Good Urban Lighting®. Design measures proposed include the use of full cut-off
luminaires, horizontal, “flat” floodlights and LED lamps under the ridge canopies to reduce
spill light and glare to and around the Site boundary and prevent sky glow.

Drainage

There are no adopted sewers beneath Howes Lane or Middleton Stoney Road and the
surface water from the surrounding highways is taken to the adjacent ditches on the
roadsides. The application is accompanied by a Flood Risk and Drainage Assessment
(‘FRA’), which demonstrates that the Development would not be at risk of flooding, nor
would it increase the risk of flooding elsewhere.

The FRA includes a drainage strategy which has had due regard to the requirements of the
NPPF, Local Plan 2031 and the Local Standards and Guidance for Surface Water Drainage
on Major Development in Oxfordshire®, with proposals for surface and foul water drainage
undertaken in liaison CDC (as the Local Lead Flood Authority).

The Development will use a combination of traditional piped drainage systems and
Sustainable Urban Drainage Systems (SUDS). The drainage layouts for surface water and
foul water are shown in Figures 5.5 and 5.6. The blue arrows and lines on Figure 5.5 depict
the proposed surface water system. The red arrows and lines on Figure 5.6 depict the
proposed foul drainage system.

Surface Water

A 5m swale/verge will be located either side of the SLR. In addition, two new swales will
collect and clean stormwater, and link to swales in Phase 2.

Surface water runoff from the Site will be less than ‘greenfield’ runoff at 10 litres/second
from Swale 1 and 5 litres/second from Swale 2. These run-offs will then be directed to the
Phase 2 Swale which then outlet at a previously agreed rate of 30 seconds/litre into an
existing ditch adjacent to the large roundabout at the junction of Middleton Stoney Road
and Howes Lane. The surface water drainage strategy will incorporate SUDS to manage
surface water runoff, subject to detailed design. The following SuDS measures are
proposed:

. Swales;
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= Permeable paving;
. Petrol interceptors;
= Catchpits, gullies and line drains; and

= Flows control devices.

Foul Water

5.11.6 A gravity system will be constructed to outfall to an on-site pumping station with appropriate
‘off-line’ storage to cater for emergency breakdown of pumps. The foul water will then be
pumped to the adopted Thames Water sewer adjacent to Howes Lane.
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12

Figure 5.5: Storm Water Drainage Layout blue lines (Drawing Reference No. S1209-PH3-02 C)
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Figure 5.6: Foul Water Drainage Layout red lines (Drawing Reference No. S1209-PH3-03 C)
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1
RELEVANT ARCHITECTS AND BALEY JOHNSON HAYES.
DRAWINGS AND SPECIFICATIONS.

2 DRAINS TO BE HEPWORTH SUPERSLEEVE LAID N CLASS S
'BEDDING TO BS B22 1963: TABLE 4, O TO BS 8301 1085;
APPENDIX D. 450 DIA DRAINS AN TO BE HEPWORTH
‘CONCRETE PIPES CLASS H . OR EQUAL A7
'DRAINS WITHIN THE SITE MAY BE THERMOPLASTIC STRUCTURED
WALL PIPE IN ACCORDANGE WITH CLAUSE E2.22 OF SFA Bih EDITION
3 ALL TRENCHES WITHIN TRAFFICKED AREAS TO 8E BACKFILLED
WITH 7 WA DOUN GRAGED STONE FILL PLACED AND
SERVI 114 DEEP TO
BE ENCASED IN CONCRETE. PROVIDE FLEXIBLE JOINTS AT 3

4 MANHOLES TO BE CONSTRUCTED IN PRECAST CONCRETE
RINGS TO BS 5011: PART 1. RINGS TO BE BEDDED IN SEALANT
STRIPS.

5 MANHOLES IN FOOTPATHS OR LANDSCAPED AREAS TO BE
MANHOLES BENEATH ROADS AND PARKING AREAS TO BE
(CASED N 150 MM CONCRETE SURROUND.

6 ALL CONNECTIONS TO RAIN WATER FIPES TO BE PROVIDED.
WITH RODDING ACCESS.

7 ALL ROAD GULLIES TO BE HEPWORTH ROAD GULLIES. REF RGRY,
. GULLIES

win
150 1M1 MINIVUM CONCRETE.

8 DRAINS UNDER BUILDING AND WITHIN 300 MM OF THE
'UNDERSIDE OF FLOORSLAB TO BE ENCASED IN 150 WA
CONCRETE, CASING TO INCORPORATE FLEXIBLE FIERE BOARD
JOINTS AT SPACINGS AS RECOMMENOED BY THE Pl
MANUFACTURER. DRAINS UNDER BUILDINGS GENERALLY TO
HAVE MIN 100 FULL GRANULAR SURROUND TO CLASS § BSE301

9 WHERE PIPES RUN THROUGH GROUND BEAVS, FLEXIBLE JOINT
‘CASINGS AT EACH FACE OF THE GROUND BEANA ARE TO BE
PROVIDED. PIPES WHICH RUN UNDER GROUND BEAMS TO BE

)

‘OVER THE CROWN OF THE PIPE.

10 ALL WORK TO EXISTING PUBLIC SEWERS TO BE IN ACCORDANCE
WITH SEWERS FOR ADOPTION 8T EDITION AND 85 8301 : CODE.
OF PRACTICE FOR BUILDING DRANAGE

11 WHERE DRAINS RUN CLOSE TO BUILDINGS AND INVERT LEVELS
\TIONS THE DRAINS SHOUL

AS FOLLOWS-
(8) WHERE THE DRAIN TRENGH IS WITHIN 1M OF THE BUILOING
TRENCH SHOULD BE FILLED WITH CONGRETE UP TO

FOUNDATION FORMATION LEVEL or

(6] WHERE THE DRAIN TRENCH IS FURTHER THAN 1M OF THE
'BUILDING THE TRENCH SHOULD BE FILLED WITH CONCRETE
TO A LEVEL BELOW FOUNDATION FORMATION EQUAL TO THE
DISTANGE FROM THE BUILDING LESS 150mm.

K
o NOICATES GULLIES

@  INOICATES FOUL WATER NANHOLES
= INDICATES NEW PIPE RUNS

O INDICATES EXISTING MANHOLES

AL PIPES CONNECTED DIRECTY INTO GULLIES TO BE
150 DIAVETER
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Energy and Sustainability

A Sustainability Statement prepared by Engineering Services Consultancy Ltd is submitted
with the planning application in-line with planning policy requirements. The Development
will be constructed to BREEAM “very good” standard, with a capability of achieving
“excellent” standard.

To minimise energy consumption by the Development, the following design measures are
proposed:

= Effective built form and orientation and proficient location of services such that the
building design is optimised for energy efficiency;

= Construction methods that apply the use of pre-fabricated units would minimise
energy use and waste arisings;

= Installation of Photovoltaic (PV) panels on unshaded roof areas;
= The offices areas will be serviced by highly efficient air source heat pumps;

. The buildings will be lit by high efficiency LED lighting utilising low-energy control
systems such as daylight dimming and occupancy sensing, where applicable;

. Use of water efficient fixtures to reduce water consumption and demand; and

= The provision of electric charging points on-site, to encourage the use of electric
vehicles.

A Sustainability Statement is provided in support of the planning application.
Utilities

Connection points for utility infrastructure for the Development have been identified and
consultation with the respective service providers has been conducted to ensure that the
local networks have adequate provision to service the Development.

Waste and Servicing

Waste and recycling storage for the Development has been designed with consideration of
local policy and guidance. Through design development, the architects have ensured that
adequate waste provision is made for future occupiers of the Development with waste and
recycling areas located near the entrance of service yards providing convenient user and
collection vehicle access.

Spoil from construction works will be re-used on Site for mound construction and
landscaping.

Climate Change Adaptation and Resilience

A number of measures have been incorporated within the Development to reduce risks
associated with climate change. The key measures are as follows:
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= The FRA and drainage strategy have been informed by climate change guidance
published by the Environment Agency’. The surface water system is designed to cater
for 1 in 100 year + climate change storm conditions.

= The drainage scheme is designed for a 100 year event + 40% climate change.

= Water efficient fixtures within the Units would minimise risks to deficits to public water
supplies.

= The retained and new habitats, namely hedgerow and grasslands, whilst considered
to be vulnerable to significant climate change such as major drought, are relatively
robust to change. This will also prevent emergence of non-native species and adverse
impacts of pests and diseases.

Quod | Axis J9, Phase 3 | Environmental Statement, Volume | | September 2021

15



16

References

1 Bicester Ecotown SPD http://modgov.cherwell.gov.uk/documents/s31171/Appendix%204%20-
9%20North%20West%20Bicester%20SPD%20-%20Final%20Draft%20November%202015.pdf
2 Institute of Lighting Professionals (2021). Guidance Note 01/21 — The Reduction of Obtrusive Light.

3 BS 5489-1:2013 Code of Practice for the Design of Road Lighting.
4 BS EN 12464-2:2014 Light and Lighting — Lighting of work places.

5 Lighting and the Environment — A Guide to Good Urban Lighting, Chartered Institution of Building Service
Engineers.

6 Oxfordshire County Council, 2018. Local Standards and Guidance for Surface Water Drainage on Major
Development in Oxfordshire. November 2018.

7 Environment Agency, Climate Change Guidance. February 2016, as amended.

Quod | Axis J9, Phase 3 | Environmental Statement, Volume | | September 2021


http://modgov.cherwell.gov.uk/documents/s31171/Appendix%204%20-%20North%20West%20Bicester%20SPD%20-%20Final%20Draft%20November%202015.pdf
http://modgov.cherwell.gov.uk/documents/s31171/Appendix%204%20-%20North%20West%20Bicester%20SPD%20-%20Final%20Draft%20November%202015.pdf

