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1.0 INTRODUCTION 
 

1.1 This Statement of Community Involvement (‘SCI’) has been prepared by Frampton Town 
Planning Ltd on behalf of Tritax Symmetry Ardley Ltd in support of an outline planning 
application for: 
 
‘Application for outline planning permission (all matters reserved except means of access (not 
internal roads) from B4100) for the erection of buildings comprising logistics (Use Class B8) 
and ancillary offices (Use Class E(g)(i)) floorspace; Energy Centre, HGV parking, construction of 
new site access from the B4100; creation of internal roads and access routes; hard and soft 
landscaping; the construction of parking and servicing areas; substations and other associated 
infrastructure.’ 

 
Paragraph 39 of the NPPF places emphasis on the need for early engagement in order to 
improve the efficiency and effectiveness of the planning application system for all parties. 
It states that good quality pre-application discussions enable better co-ordination between 
public and private resources and improved outcomes for the community. 
 

1.2 This SCI describes the arrangements made to engage with the local community to establish 
views about the development proposal. The intention of the public engagement process was 
to provide local residents with an early opportunity to view and make comments on the 
development proposals prior to the submission of a planning application.  
 

1.3 In light of the COVID-19 pandemic, the Applicant considered the most appropriate manner in 
which to engage with the local community. The public engagement strategy has therefore 
included a virtual exhibition. The consultation material was uploaded onto Frampton Town 
Planning’s website to allow online access for the community. 

 

2.0 COMMUNITY CONSULTATION PROCESS  
 

Public Exhibition 
 
2.1 A virtual public exhibition commenced on 27th January 2022.  
 
2.2 The virtual exhibition was advertised locally prior to the event by an invitation drop to 350 

properties in the vicinity of the site. Figure 1 illustrates the leaflet drop area, which 
commenced on 20th January 2022. The invitation included: a site location plan showing the 
location of the proposed development; and details for the virtual public exhibition. 
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            Figure 1: Leaflet Drop Area 
 

 
 

 
2.3 A public notice was also placed in the Banbury Guardian and the Bicester Advertiser. 

(Appendix 1). 
 

2.4 Invitations were sent to members of the Parish Councils below, for a virtual presentation. 
(Appendix 2). The offer of separate presentations to the Town Councils was also made 
following the virtual presentation. 

• Stoke Lyne Parish Council 
• Ardley and Fewcott Parish Council 

 
2.5 The following local Ward Councillors (Fringford and Heyfords Ward) were sent invitations for 

a virtual presentation. (Appendix 3). 
• Cllr Patrick Clarke 
• Cllr Ian Corkin 
• Cllr Barry Wood 

 

2.6 At the virtual consultation event, a series of exhibition boards were displayed in order to 
provide an overview of the proposed development.  
 

2.7 The presentation boards were provided online on the Frampton Town Planning website, 
http://www.framptons-planning.com, where interested parties could review the scheme and 
leave their comments.  (Appendix 4). 

 

http://www.framptons-planning.com/
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3.0 COMMENTS AND FEEDBACK 
 
3.1 Eight members of the public posted their comments on the Frampton’s Town Planning 

website.  Details of their comments can be found at Table 1 below, the Applicant’s response 
is set out in the next section. 

 
Table 1:  Feedback and Applicant Response to Comments Received Following the Virtual Exhibition 
 

 PUBLIC COMMENT 
1. I. The numbers and sizes of these logistic warehouses seem enormous and out of all 

proportion to the area in which it is proposed they be built.  
 

II. If the Government's proposal to put a container freight and rail station on land south of 
Ardley Village on Ashgrove Farm, is successful then there is no need for even more 
warehouse development for still more logistic warehousing. This is overkill surely. 
 

III. Having such enormous warehousing sites will entail a huge increase in HGV traffic 
through our Village (Ardley with Fewcott) which is most undesirable. We already have 
large traffic flows from the incinerator (ERF) on the B430 and also lorries using the green 
waste depot in Camp Road. All this development would make this Countryside into a 
small industrial area. 

 
IV. Suggesting that employees should cycle to their place of work is so dangerous. Cyclists 

would have to contend with heavy traffic on the major B4100, A43 and traffic off the 
M40 and that using the B430. Not an ideal route for vulnerable cyclists to take so it will 
result in more vehicle traffic rather than less. 

 
V. It has not been possible to gain any idea of the height to which it is proposed to build 

these warehouses. 
 

VI.  Figures given do not make it easy to envisage this so clearly it is very possible that they 
will be very visible and become a blot on the landscape, despite efforts to retain existing 
hedgerows and to plant trees. 

 
2. I. There is already major logistic infrastructure being planned or currently being built 

around Bicester and its surrounding villages. I am opposed to any further development 
of green land to further clog already busy routes. 

 
II. I also object to this proposal being named as Ardley Symmetry Park. According to my 

initial search, 80% of the park is not in the Ardley Parish and it should be named Baynards 
Green or Stoke Lyne Symmetry Park. 

 
III. It will also be very visible to the residents of Stoke Lyne as the land lies in a dip which 

rises to Stoke Lyne village.  
 

3. I. The proposal is not consistent with the Cherwell District Council Local Plan. The proposal 
and those of Albion are also unnecessary due to the existence of substantial logistical 
developments already built/being built at junction 9 and junction 11 of the M40, both of 
which are only 10 mins drive from junction 10. 

 
II. Brownfield sites such as Upper Heyford or the MOD logistical base at Bicester are much 

more appropriate if further development is genuinely needed. 
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III. Claims the project will create jobs (not just in constructing it) and jobs will be lost if it is 

not built are unfounded and contradictory. There is no local employment need, the 
buildings are speculative as they have no tenants/businesses lined up to operate from 
the site and it is extremely likely that workers will commute from some distance away, 
adding to the congestion and pollution in the Stoke Lyne basin which has air quality 
already adversely affected by the motorway and the Ardley incinerator.  
 

IV. This site, as the proposal explains, should not be considered in isolation because the 
Albion applications and further proposals on the other side of the motorway represent 
very substantial change of use and would utterly transform the area to its detriment. 
 

4. I. This development will be totally against the agreements which were set out during the 
COP26 conference. There will be a significant loss of biodiversity, an increase in flood 
risk an impact on air quality, a decrease in arable land and food production and have a 
negative effect on local communities. 

 
II. There will be a considerable loss of important habitat. Mainly consisting of ancient 

hedgerows and verges. Grass verges provide habitat for small mammals who are an 
important food source for raptors, due to the loss of grassland. They also provide unique 
areas for a range of plants which in turn provide additional habitat for invertebrates, and 
a food source for, birds and small mammals. 

 
III. The concern from, many farmers and scientists are that arable land needs to be retained 

and is vital for food production. It is vital that we can feed our own population in a 
sustainable way. 

 
IV. Any additional development at this location will only increase flood risk. 

 
V. The risk of polluting the local watercourse would be increased due to the amount of 

traffic and other activities at the site. 
 

VI. Sewage effluent is a major concern and how this is going to be dealt with. 
 

VII. Water and electricity are also of concern. Water companies are now looking to divert 
water supplies from elsewhere to meet the increase demands in this area. 

 
5. The traffic is already at saturation point on the B4100 and the roundabout at Baynards Green 

is often backed up all the way to the entrance to our lane at Watergate leading to Bainton 
especially at rush hour. This whole development goes totally against the current wish for 
greener values. 
 

6. Pollution concerns with more vehicles and buildings.  The construction of the associated 
buildings are too much for the local area. 
 

7. Heyford Park Parish Council objection to planning application. 
 

I. There is no public transport accessing the site, and the additional traffic from employees 
and HGV transport vehicles would substantially increase the level of traffic on a road 
network that is already at or above capacity. In addition, consideration should also be 
given to the SRFI proposed nearby and the increased traffic they will arise from the 
approved “Great Wolf” leisure development. 
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II. Any development would be visually intrusive and out of character with the surrounding 

countryside. By its sheer size this development will create a high level of light pollution 
in a predominantly rural location. This will have a significant adverse impact on 
neighbouring villages. 
 

III. Similar smaller scale developments on an adjacent site (18/00672/OUT) have been 
rejected in the past. The same grounds for objecting to this application would apply. 
 

IV. There is no evidence to support such a substantial increase in demand for warehousing 
in the area. Consideration should also be given to the previously approved 
warehousing under construction such as the development on the outskirts of Bicester. 
 

V. There is already a high level of warehousing and retail development in the area. An 
increase would not support the diversity of employment that is required for 
sustainable development. 

 
VI. The road network through both Ardley and Middleton Stoney are already at very high 

levels. These levels are already set to increase with the approval of the Great Wolf 
leisure development. A development of this scale would create an enormous increase 
in traffic through Ardley and Middleton Stoney without a massive expansion of the 
road network surrounding Junction 10 of the M40.  

 
8. The amount of construction you want to build is too large of an area. We feel we are being 

suffocated with all these large buildings.  
 

 
 
4.0 RESPONSE TO COMMENTS MADE 
 
4.1 The applicant has carefully considered the feedback received, including as part of the full suite 

of supporting technical work in support of the application, to ensure all the issues raised are 
addressed as part of the application submission. However, given the nature of the application 
being in outline form, a number of detailed mitigation points necessarily cannot be addressed 
until the detailed design and layout of the scheme is fixed. 
 

4.2 The applicant has therefore prepared a ‘worst case’ assessment based on the Parameter Plan 
accompanying the application, but it should be understood that changes to the illustrative 
masterplan layout can be made at future stages to address some of the points raised. The 
applicant is committed to continuing to engage with the local community and those most 
affected by the proposals at future stages of the project, and detailed matters can nonetheless 
be controlled via standard planning conditions attached to the grant of any subsequent 
planning permission.  
 

4.3 Therefore, in this section, each of the main concerns raised are responded to with cross 
reference to other application documents where appropriate.  
 
Transport 
 

4.4 The application will be accompanied by a Transport Assessment – which has the particular 
purpose of assessing the impact of the operation of the surrounding highway network – and 
determining the extent to which improvements to the network to accommodate the 



 

 
Statement of Community Involvement 8                 Frampton Town Planning Ltd 
Symmetry Park Ardley                     April 2022 
On behalf of Tritax Symmetry Ardley Ltd             PF/10679 

development may be necessary. The approach taken in the Transport Assessment will be to 
consider the extent to which the development may be served by alternative means of 
transport to single-occupancy private car journeys for employees, preferably the opportunity 
for bus based travel.  
 

4.5 It is to be acknowledged that few logistics companies are able to operate their supply chains 
by rail transport, especially for the distribution of goods beyond logistics building to customer. 
The Transport Assessment will consider the impact of additional HGVs serving the 
development upon the strategic and local highway network.  
 

4.6 The scope of the Transport Assessment will be agreed with two relevant Highways Authorities, 
namely Oxfordshire County Council and National Highways. 
 

4.7 Objections to the granting of planning permission on the basis of alleged harm as a result of 
increased traffic are common place, but are often predicated on misconceptions as to the 
actual traffic impacts.  
 

4.8 The Applicant’s highways consultants, have considered these highways concerns and engaged 
with Oxfordshire County Council to find the most appropriate way of mitigating the transport 
impact, including mitigation through the requirement to provide a travel plan to encourage 
the use of sustainable modes of transport to the site. Discussions are ongoing, but these 
measures include:  
 

• Shift based bus service; 
• Sustainable transport links that integrate with existing networks and provide good 

connectivity within the development and to the surrounding area including 
accessibility to a variety of transport modes; 

• Secure, convenient and sheltered cycle parking will be provided at each unit as well 
as changing rooms and shower facilities to encourage walking and cycling; 

•  A Travel Demand Management Strategy for the site, incorporating measures to 
encourage and promote occupants to walk and cycle to and from the site where 
possible. 

 
4.9 The site is located next to the strategic road network which facilitates shorter HGV 

development trips on the road network surrounding the application site. Additionally, the HGV 
Routeing Strategy (to be secured by a condition attached to the planning permission) will 
advise on the most suitable routes for HGVs from the application site to the strategic road 
network, avoiding areas of sensitivity, most notably the villages surrounding the application 
site. 
 
Noise and Air Quality   
 

4.10 These issues are to be assessed within the Environmental Statement by specialist consultants. 
As part of the EIA process the applicant has instructed assessments of Air Quality; Noise and 
Vibration and Lighting. The result of these assessments are included in the accompanying 
Environmental Statement (ES) with the standalone reports included as Appendices. 
 

4.11 With regards to noise, the construction phase impacts are judged to be not significant when 
appropriate mitigation measures set out in a Construction Environmental Management Plan 
(CEMP) are applied. The CEMP will be secured through an appropriately worded condition 
attached to the subsequent grant of any outline planning permission.  
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4.12 Residual effects of noise include operational transportation noise, building services plant and 
industrial operations associated with potential B8 uses. The final layout and orientation of the 
various buildings/service yards has yet to be determined. Mitigation measures have been 
proposed which can eliminate any residual impacts in relation to industrial/commercial 
sounds including: warehouses could be positioned so as to screen the service yards and other 
areas associated with noise generating activities from noise sensitive receptors; the provision 
of acoustic barriers; once stationary engines should be turned off; use of reversing beepers 
should be minimised where possible; drop heights should be reduced to their lowest 
practicable levels; a low noise, rubber floor should be considered around the delivery area; 
use of radios should not be permitted; and, all staff (including delivery drivers) should be made 
aware of the necessity to keep noise to a minimum.  
 

4.13 Residual effects associated with operational transportation noise have been reduced as far as 
possible within the constraints of the scheme and are considered to be acceptable. 
Operational impacts are likely to be not significant once appropriate mitigation measures have 
been applied. It is therefore considered that when appropriate mitigation measures are 
included where necessary, the site is suitable for the proposed development.  
 

4.14 The nearest residential properties comprise one dwelling located to the east of the site. No 
other residential properties are located within close proximity of either site. The Parameter 
Plan requires the provision for a bund along the eastern boundary. The final noise attenuation 
measures will be defined at reserved matters stage and will ensure that impact on residential 
amenity is mitigated.  

 
4.15 The ES includes an Air Quality Assessment (AQA).  The AQA assesses potential air quality 

impacts during both the operational and construction phases of the development.   
 

4.16 The potential for construction activities to cause nuisance from dust is considered to have a 
low/negligible adverse impact. This potential adverse impact can be mitigated by the 
implementation of a CEMP. A Framework CEMP is submitted as part of this planning 
application. 
 

4.17 The AQA submitted alongside this application assesses the impact of the proposed 
development on air quality. It found in the absence of mitigation the site is found to 
have a ‘Low Risk’ in relation to dust soiling effects on people and property, human health and 
ecological impacts. Providing mitigation measures are implemented as outlined in the AQA 
residual effects from dust emissions arising from the construction phase are considered to be 
not significant. 
 

4.18 The AQA has also considered the operational effects of the proposed development and found 
the effects to be not significant. 
 

4.19 The construction works have the potential to create dust. During construction it is 
recommended that a package of mitigation measures including a CEMP which will cover 
measures relating to site management, monitoring, preparing and maintenance of the site, 
operations, and waste management is put in place to minimise the risk of elevated particulate 
matters concentrations and dust nuisance at the sensitive receptors and in the surrounding 
area. With mitigation in place the ES concludes that construction impacts are judged to be not 
significant. These measures can be secured by way of a CEMP attached to the grant of any 
subsequent planning permission.  
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4.20 The conclusions of these reports demonstrate that subject to appropriate mitigation, as 
detailed in the Environmental Statement, the proposals will not result in any significant 
adverse impact on the locality. Therefore, the principle of mitigating any impacts has been 
addressed at outline stage, however detailed design of mitigation cannot follow until the 
detailed design stage when the layout of buildings is known. All matters can however be 
controlled via condition to ensure that there is no unacceptable adverse impact on amenity.  
 

4.21 It is acknowledged that the development will result in some degree of disturbance to the local 
community during the construction phase. During the construction phase any disturbance can 
also be managed and controlled to acceptable environmental levels through the imposition of 
a standard CEMP and the incorporation of best-practice working measures. Disturbance 
during the construction phase is short-term and will be mitigated by best practice in 
construction management.  
 

4.22 Lighting will be sensitively designed and located so to minimise light spill within and outside 
the site. The External Lighting Layout and Illuminance Plot demonstrates that there will be no 
light spill on the closest sensitive receptors. 
 
Need for the Development and Local Employment Needs 
 

4.23 The Planning Statement submitted as part of the application submission sets out the need for 
modern B8 floorspace.  
 

4.24 A combination of growth in online retailing and rationalisation of occupier supply chain 
systems continues to fuel demand for logistics space.  The logistics sector is of critical 
importance to shops, households, assembly lines, hospitals and other public services across 
the country. 
 

4.25 Over the past five years the national logistics and industrial property market has shown a 
steady growth of approx. 5% of total stock cumulatively, which is mainly driven by an increase 
in the supply of larger units. This reflects the growth in requirements by logistics operators for 
larger premises to accommodate higher levels of throughput. At the national level there has 
been a substantial decrease in both total available floorspace and availability rates over the 
last decade. This indicates that there has been a consistent supply constraint in this market 
segment since 2014. The situation has become particularly acute in the last 2-3 years with 
growing demand and dwindling supply. The availability rate dropping as low as 3% of total 
stock in 2021 where a usual benchmark for an efficient market is for vacancy to be 8% of total 
stock. 
 

4.26 The Market Analysis submitted as part of the planning application concludes that without 
allowing Symmetry Park Ardley to come forward there is not enough allocated land available 
and likely to come forward to meet anticipated demand. If Symmetry Park Ardley is permitted 
then the gap between supply and estimated demand is reduced substantially but still leaves 
insufficient capacity to meet estimated demand. 
 

4.27 A Labour Market Analysis has been submitted as part of the planning application. This 
concludes: 

• There is a suitably sized and qualified workforce within the labour market area. 
This area has a large, suitably skilled and qualified potential workforce that is 
growing faster than the wider region and the UK. The area also has a notable 
specialisation in logistics.  
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• There is a significant amount of proposed residential development in Cherwell that 
will be built within a sustainable commuting distance to the proposed 
development by 2031. This will increase the potential labour force that the 
proposed development will be able to draw upon. House prices are relatively low 
in Cherwell compared to most of the labour market area which could draw more 
workers to the housing market close to the proposed development.  

• The labour market analysis identifies a good pool of existing and future labour that 
could work at the proposed development. The population of the labour market 
area is forecast to grow at a slightly higher rate than the South East and the UK. 
The level of employment in the labour market area is also forecast to grow at a 
slightly higher rate than the South East and the UK between 2011 and 2031.  

• Proportional to total employment, the labour market area has a concentration of 
logistics employment which is three times larger than the proportion on the 
national level emphasising the importance of the sector to the local area.  

• The labour market area contains a diverse range of skills and qualifications which 
supports the logistics sector.  

• The labour market area has a higher economic activity rate compared to the South 
East region. There is a lower unemployment level in the labour market area 
compared to the South East and the UK. Job seekers in the labour market area are 
seeking a wide range of employment opportunities. While these indicators suggest 
a relatively tight local labour market the planned growth in the local population 
and workforce will increase the supply of labour.  

• House prices in Cherwell are the lowest in Oxfordshire and the second lowest in 
the labour market area which may mean that more potential workers move to the 
area in search of more affordable housing.  

• 23,000 new homes will be built within reasonable proximity of the proposed 
development by 2031. Based on current dwellings per household in Cherwell this 
should increase the economically active population in Cherwell by 32,200. This 
increased population will significantly contribute to the potential workforce of the 
proposed development. 

• The findings of this labour market analysis are that there is a good prospect of an 
appropriate workforce being available in the catchment area to staff the proposed 
development once it is operational. 

 
Design and Scale of Development (including Visual Impact)  
 

4.28 The Design and Access Statement submitted as part of the planning application includes an 
assessment of the suitability of this site for B8 uses.  
 

4.29 The indicative design concepts examined in the Design and Access Statement reflect a 
contemporary design approach, incorporating a high quality and sustainable design. It is not 
possible for the applicant to provide more information at this stage as the eventual buildings 
will need to be constructed to the specific operational requirements of the ultimate end users 
and therefore the precise design and materials remain reserved matters for later 
consideration.  
 

4.30 The scheme includes variable depths of landscape buffer around the boundaries of the site. 
Enhanced depth buffers of landscaping to prominent elements of the development have been 
provided, with landscape buffers to the boundary of existing residential properties allowed 
for under the Parameters Plan. These are provided in order to reduce the impact of the 
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development on its surroundings but also to provide a high-quality business environment in 
keeping with the ambitions of this development.  
 

4.31 The Landscape and Biodiversity Strategy also shows how it is envisaged that the landscaping 
of the site can be provided to ensure that the buildings will sit within a high-quality landscaped 
setting.  
 

4.32 The submitted ES concludes that in the wider context, the low number of significant landscape 
and visual effects confirm the extent to which strategic planting incorporated into the 
proposed development would mitigate views, retaining and reinforcing the characteristic 
landscape fabric and pattern of the site and assimilating the proposed development, as far as 
possible, into the urban and rural landscape context.  
 

4.33 Following consultation comments received regarding the quantum of development, the 
proposals have subsequently been reduced by 25,000 sqm. The minimum 30m landscaped 
bund along the eastern boundary has also been increased to a minimum of 45m, and 
significantly deeper in most areas. A reduced height parameter along the eastern part of the 
site is now also proposed, all of which combine to further reduce the impacts of the proposals 
on Stoke Lyne.  

 
Loss of Agricultural Land 
 

4.34 In respect of agricultural land quality, an agricultural land quality site survey has found the 
agricultural land to be moderate quality (Grade 3b), which is not categorised as the best and 
most versatile. 
 
Loss of Wildlife Habitats  

 
4.35 The ecological assessment submitted as part of the planning application concludes that the 

habitats at the site are generally of low to negligible ecological interest due to their current 
intensive agricultural use and management techniques. In any event the habitats of greatest 
potential are the hedges, which where possible are being retained and will be enhanced under 
the proposals via an appropriate management regime.  

 
4.36 The landscape and biodiversity strategy for the proposals aims to enhance biodiversity 

through the creation of new habitats connected to the existing landscape features on site. The 
scheme includes landscape buffers around the boundaries of the Site. These provide 
ecological mitigation with the overall goal of providing net gains in biodiversity.  

 
4.37 Mitigation proposals take into consideration those protected species that, following extensive 

ecological work, require consideration. In summary the proposals provide a high-quality 
landscaped environment allowing for a comprehensive onsite green infrastructure network, 
including:  
 

• Existing boundary hedgerows and trees would be retained and reinforced to offer 
commuting and foraging opportunities for protected species; 

• Additional native hedgerows to be created within the site; 
• Landscaped buffer from proposed development zones to enhance boundary features 

of ecological interest; 
• Native heavy standard tree planting and shrubs; 
• New native woodland planting; 
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• New species-rich meadow grassland;  
• Additional structural landscaping to provide a connection between existing woodland 

blocks within the local landscape context; 
• Species-rich meadow grassland to be created within areas of green open space to 

provide nectar-rich habitats for pollinating insects such as bees, butterflies and moths, 
and  

• New wetland habitat. 

 
4.38 It is considered that the development would not prejudice any protected species in 

accordance with the guidance contained in paragraphs 180 of the Framework, and that it has 
had regard to the requirements of the EC Habitats Directive (Article 16).  

 
Flood Risk 

 
4.39 The proposed development will manage its surface water runoff and flood risk through 

Sustainable Urban Drainage (SuDs).  
 

4.40 SuDs will ensure that the site will manage its surface water drainage in a sustainable manner. 
The drainage capacity of the site will include an additional 40% volume to take into account 
climate change. 
 

4.41 The management of surface water runoff through SuDs will improve the existing surface water 
arrangements.  
 

4.42 Further details on how surface water will be dealt with is contained in the drainage statement 
accompanying the application. 

 
Water and Electricity Supply and Sewage Capacity 

 
4.43 The Energy Centre will combine multiple power sources to enhance grid supplies. There are 

two primary purposes of Energy Centres, the first is the import or generation of electricity and 
heat, the second is the storage and distribution of power and heat to users across a site. 
Electricity from the Energy Centre will contribute to the needs of the users of the site, and the 
heat will be captured in the form of hot water which in turn will be distributed over a heat 
network and utilised across the site. 
 

4.44 Rooftop solar PV generation will be built, with surplus generation potential being stored in 
Energy Centre batteries. Any shortfall in supply will be made up using local embedded 
combined heat and power/fuel cell mix units in the Energy Centre that are specified to operate 
on up to 100% hydrogen once the national gas grid supply migrates to zero carbon fuel supply.  
 

4.45 Thames Water is responsible for the disposal of waste water and supply of clean for this area. 
Information with regards to sewer and water main flooding contained within the Cherwell 
District Council SFRA and the Oxfordshire County Council PFRA have been consulted.  
 
Compliance with Local Plan 

4.46 The application is compliant with Policy SLE1 in the Local Plan, as the policy envisages subject 
to an exceptional need being demonstrated (and compliance with other criteria) that 
additional employment land may be released. Framptons have considered SLE1 in the context 
of the Framework 2021 and particularly the Council’s application of Policy SLE1 on other 



 

 
Statement of Community Involvement 14                 Frampton Town Planning Ltd 
Symmetry Park Ardley                     April 2022 
On behalf of Tritax Symmetry Ardley Ltd             PF/10679 

development proposals. The planning statement sets out an analysis of compliance with Policy 
SLE1 as follows: 

 
1) The economic objectives of sustainable development in (NPPF paragraph 8) states 

that planning system need to be responsive be ensuring sufficient land of the right 
types is available in the right places and at the right time to support growth, 
innovation and improve productivity.  The Cherwell Local Plan (adopted 2015) based 
on evidence dated earlier than 2015 has not accounted for the changed economic 
circumstances set out below, has not accounted for the need for logistics 
development and the NPPGs (2019) fundamental provision of the acknowledgement 
of the needs of the logistics industry, paragraph: 031 Reference ID: 2a-031-20190722 
(Revision date: 22 07 2019) stated that:  

 
‘The logistics industry plays a critical role in enabling an efficient, sustainable and 
effective supply of goods for consumers and businesses, as well as contributing to 
local employment opportunities, and has distinct locational requirements that need 
to be considered in formulating planning policies (separately from those relating to 
general industrial land).’ 
 

2) However, SLE1 does envisage the possibility of exceptional circumstances requiring 
new land to be released. The planning statement therefore sets out the exceptional 
circumstances for accommodating this development i.e., the urgent need for more 
land to accommodate logistics floorspace. The need argument is demonstrated by 
reference to the recent National, Regional and Local policy (for example 
NPPG,  Planning for Growth, UK Government Plan for Jobs, National Infrastructure 
Commission, Oxfordshire Growth Needs Assessment, Local Industrial Strategy 
(OXLEP), Oxford-Cambridge Arc), policy recognition of the need for logistics 
floorspace, with national policy in particular recognising the need for resilience of 
global supply chains due to the changed circumstances from Covid-19/Brexit/ the 
war in Ukraine and the urgency of the need to promote jobs. There is an urgent need 
for more land for logistics in the interests of the UK and regional growth policy.   

 

5.0 CONCLUSION 
 
5.1 The engagement process that has been undertaken has brought to our attention some of the 

key concerns arising from the development. It has enabled our project team to ensure that 
these concerns have been considered and where possible resolved in finalising the proposals. 
It is felt that through this process that the emphasis on pre-application engagement as set out 
in section 4 of the NPPF has been met.   
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1INTRODUCTION     

On behalf of Tritax Symmetry we are pleased to welcome 
you to view our proposals at Symmetry Park, Ardley.

The proposals are for logistics buildings with ancillary offices, 
an Energy Centre, new site access from the B4100, and 
landscaping.

We welcome your feedback on these proposals.  Please take 
the opportunity to complete one of our comment forms.

Who are Tritax Symmetry?

Tritax Symmetry is Tritax Big Box REIT’s dedicated logistics 
developer, specialising in delivering best-in-class greener 
buildings and an unrivalled choice of locations and scale. 
With offices in London, Northampton and Manchester, Tritax 
Symmetry has a land portfolio of 4,150 acres, capable of 
accommodating 40 million sq ft of logistics space.

The company is dedicated to targeting carbon neutrality 
on the construction of all new buildings. Its commitment 
to best-in-class sustainable construction methods will give 
customers the operational advantages they demand.

Further information on Tritax Symmetry is available at 
www.tritaxsymmmetry.com

Tritax Big Box REIT plc is the only listed vehicle dedicated 
to investing in very large logistics warehouse assets ("Big 
Boxes") in the UK and is committed to delivering attractive 
and sustainable returns for shareholders.

Site Location Plan (Site in yellow)



2THE SITE

Symmetry Park, Ardley, is located approximately 2.5 miles to 
the north of Bicester, 2 miles to the east Upper Heyford and 
15miles to the south of Brackley.  The site is shown edged in red 
on the adjacent plan.

The site is located adjacent to the A43, accessed from the B4100, 
giving direct access to the M40 at Junction 10.  The M40 provides 
access to Bicester and then to London to the south-east and 
Banbury and Birmingham to the north-west.

The site comprises agricultural fields which are defined by field 
boundaries and hedgerows.

The site comprises moderate quality (Grade 3b) agricultural 
land, which is not categorised as the best and most versatile.

To the west of the site is agricultural land, which is subject to a 
number of Planning Applications (refs.  21/03266/F, 21/03267/
OUT and 21/03268/OUT) which are also for logistics use   (these 
sites are shown on the adjacent plan edged in blue).  These 
Applications have been submitted by Albion Land but have not 
yet been determined by Cherwell District Council.

There is a bridleway (ref.  367/24/10) off site, which runs parallel 
along the northern boundary of the site and there is a bridleway 
(ref.  367/21/10) which runs close to the south west boundary 
of the site. The path is on the adjoining land to the south of the 
site.

Site Location Plan showing Tritax Symmetry site (in red) and adjoining applications (in blue)



3SITE CONSTRAINTS AND OPPORTUNITIES
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4THE PROPOSALS

The proposal is to seek an outline 
planning permission for up to 325,000 
sqm (Gross External Area) of logistics 
floorspace, within Class B8 of the Town 
and Country Planning Use Classes 
Order with Ancillary Use offices Class 
E(g)(i)), together with associated site 
infrastructure including an Energy 
Centre; parking; landscaping; and, 
sustainable drainage.  

The adajacent plan shows the 
Parameters Plan for the development 
proposals for which planning 
permission will be sought.  The 
Parameters Plan indicates the 
proposed ‘zones’ for development 
within the site including the likely 
scale of buildings and the number of 
units.  

The Parameters Plan allows for the 
provision of an Energy Centre as 
part of the on-site infrastructure, to 
potentially provide power and heat 
to businesses on the park.  

The plan on board 5 shows an 
Illustrative Masterplan option for 
these proposals.  This is illustrative 
only and demonstrates one way in 
which the Site could be developed.
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5THE ILLUSTRATIVE MASTERPLAN
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6PLANNING POLICY 

Policy SLE1 of the Cherwell Local Plan as adopted, has a general employment policy that 
covers circumstances where ‘new employment proposals’ on non-allocated sites, such as 
Symmetry Park, Ardley, will be supported.  

The support for such development relies upon the need to demonstrate ‘Exceptional 
Circumstances’.  

The proposed development represents a significant investment in the logistics sector that 
forms a vital part of the local economy.  

The second component which should be satisfied are the criteria attached to Policy SLE1.  It is 
necessary to demonstrate through a robust site assessment that the proposed development 
investment cannot be accommodated on land: 

•	Committed for employment development;

•	Allocated for employment development;

•	Within or adjoining Category A Villages.  

A rigorous site assessment has been undertaken looking at the alternative sites available 
taking account of the above criteria.  This has included looking at available sites on designated 
employment land. There are no other sites available within the provisions of the policy.

Should planning permission not be secured, this would be damaging to both the local and 
national economy through loss of jobs and investment in the logistics sector.   

Policy requires the development to be acceptable in landscape, heritage, highways and 
other environmental considerations.  The Planning Statement which will accompany the 
Planning Application will address these policy considerations.  

On this basis the proposed development is considered to be policy compliant.

Logistics is the lifeblood of the national economy. During the pandemic and post Brexit, it has 
become obvious how critical supply chains are, and they are rapidly changing. 
Recent National, Regional and Local policy (for example the UK Government Budget (2021); 
the National Infrastructure Commission; Planning for Growth; Plan for Jobs; The Oxfordshire 
Growth Needs Assessment; the Local Industrial Strategy (OXLEP); the vision for the Oxford-
Cambridge Arc; and the Oxfordshire Council's Growth Needs Assessment), all recognise the 
need for logistics floorspace. National policy in particular recognises the need for resilience 
of global supply chains due to the changed circumstances from COVID-19, Brexit, regional 
growth and the urgency of the need to promote jobs.  There is an urgent need for more land 
for logistics in the interest of UK and regional growth policy.

The proposals will result in substantial socio-economic benefits including:

•	Capital investment into the economy;

•	The investment is expected to add more than £160 million to GVA (Gross Added Value) to 
the Oxfordshire economy;

•	The construction of the proposed development is anticipated to deliver 830 on-site jobs 
per annum during the construction period;

•	Construction capital investment into the economy;

•	The operation of the proposed development is expected to deliver 2,630 on and off site 
jobs;

•	The proposed development will generate business rates, which can be invested in local 
services and infrastructure;

•	In addition to the significant number of direct jobs the proposed development will create 
multiplier effects through local expenditure by businesses on the site directly and by their 
workers.

The proposed development will therefore help address the economic challenges facing the 
UK (many of which have been exacerbated by the COVID-19 pandemic) and will facilitate 
economic growth and employment.  



7ACCESS & CONNECTIVITY

Access to the site is proposed via the creation of a new roundabout on the B4100.  
The access proposals are illustrative at this stage and will be confirmed at Reserved 
Matters stage following discussions with Oxfordshire County Council.

As part of the development proposals, a new bus stop/layby will be provided to 
improve accessibility by public transport for future employees and visitors of the 
site. It is anticpated that financial contributions will be provided to improve bus 
services to the Site.

The proposals will include HGV, staff and visitor car parking areas (including 
disabled car parking spaces, electric charging point spaces and car share spaces), 
motorcycle parking spaces and cycle spaces.  

A Travel Plan will be implemented to encourage employees to make use of 
sustainable modes of transport and reduce car-based transport.

Site Connectivity

Transport Diagram - Illustrative Site Access Roundabout



8LANDSCAPE & VISUAL IMPACT

A Landscape and Visual Impact Assessment is being prepared 
and will accompany the Planning Application.

The landscape surrounding the site is generally low-lying 
agricultural land, dissected by major vehicular corridors.

Early and ongoing field appraisals have been fed into the 
evolving proposals to ensure that the emerging Masterplan is 
‘landscape led’.  The findings of the initial visual appraisal are 
shown on the adjacent plan. This will incorporate measures 
such as:

•	Existing boundary hedgerows and trees would be retained 
where possible, reinforced and brought into regular, long-
term management;

•	Creation of landscaped buffers to protect and enhance 
retained boundary features of landscape and ecological 
interest. The landscape buffer will be a minimum of 30 
metres in depth and will provide a 'green' link to the 
woodland to the north and south of the Site;

•	Provision of structural landscaping, native trees and 
shrubs;

•	Additional structural landscaping proposed to the eastern 
boundary would provide a new landscape corridor which 
would provide a connection between existing woodland 
blocks within the local landscape context.

Findings of Visual Appraisal



9ECOLOGY

A full suite of baseline ecological surveys have been undertaken including: Phase 1 
habitat surveys and detailed surveys (Phase 2) relating to breeding birds, roosting 
and foraging/commuting bats, badgers, reptiles, and hairstreak butterflies.  The 
current arable use of the site offers negligible ecological value.  

There are no internationally designated ecological sites within 10km.  There is 
one biological statutory designated site within 5km of the Site, Ardley Cutting and 
Quarry Site of Special Scientific Interest (SSSI).    Given the distances involved, it is 
not considered there would be any negative impacts on this SSSI as a result of the 
Proposed Development.  

There are four non-statutory designated Local Wildlife Sites (LWS) within 2km of the 
Site:  Stoke Bushes LWS, Stoke Wood LWS and Stoke Little Wood LWS and Tusmore 
and Shellswell Park Biodiversity Opportunity Area (BOA).  Of these, only Stoke 
Bushes LWS and the BOA is considered, in the absence of appropriate mitigation, 
to be at risk of potentially adverse effects as a result of the Proposed Development.   
These will be assessed further as part of the Planning Application submission.

An illustrative landscape design will be provided as part of the Planning Application, 
this will be designed to include new habitats of ecological value within open space. It 
will do this by incorporating into the soft landscape scheme the following features:

•	Existing boundary hedgerows and trees would, where possible, be retained 
and reinforced to offer commuting and foraging opportunities for protected 
species;

•	Additional native hedgerows to be created with the site;
•	Landscaped buffer from proposed development zones to enhance boundary 

features of ecological interest;
•	Native heavy standard tree planting and shrubs;
•	New native woodland planting;
•	New species-rich meadow grassland; 
•	Additional structural landscaping to provide a connection between existing 

woodland blocks within the local landscape context; and
•	New wetland habitat.

Habitat Survey



FLOOD RISK 10

The Environment Agency’s flood map indicates that the site is 
located within Flood Zone 1 (the lowest risk of flooding).  

A Sustainable Urban Drainage System (SUDS) will be designed 
to ensure that the 1 in 100 year plus 40% climate change 
storm event can be contained on site as per local and national 
planning policy.

The Drainage Strategy will be designed to ensure surface water 
run off does not exceed existing greenfield run-off rates.

The SUDS strategy likely to be proposed will include discharge 
via infiltration methods with an overflow to a drainage ditch 
and will take the form of: 

•	Attenuation basins and/or swales;
•	Overflow into the drainage ditch at greenfield runoff rates; 
•	Attenuation storage incorporated into the site layout.  

The proposed attenuation basins and/or swales will add to 
and enhance the biodiversity of the development.
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HERITAGE 11

The site is not subject to any statutory or non-statutory 
designations for heritage.

There are no designated Heritage Assets (world heritage sites, 
scheduled monuments, listed buildings, conservation areas, 
registered parks and gardens or registered battlefields) located 
within the site, or within 500m of the site boundary.

An Archaeological and Heritage Assessment, which will detail 
the effects of the proposed development on heritage assets 
is presently being prepared and will accompany the Planning 
Application.

Further geophysical surveys on the potential archaeological 
features on the site are being undertaken, the results of which 
will accompany the Planning Application.

Area of Designated Heritage Assets



12SUSTAINABILITY    

Tritax Symmetry recognise the essential role of the built environment in delivering sustainable 
development.  We understand and embrace the need to have a positive impact on the 
environment.  We therefore adopt a holistic approach to creating energy efficient buildings, 
sensitive to the climate and environment.  We believe that the approach to sustainable 
development must be tailored for every project to meet the needs of the client and the 
requirements of the project stakeholders.  

Achieving sustainable development forms part of the planning system.  The development 
will:

•	Achieve a minimum EPC rating A; 

•	Be delivered to 'net zero carbon in construction' to accord with the UK Green Building 
Council’s definition; 

•	Achieve a minimum rating of BREEAM Very Good; 

•	Incorporate substantial on-site renewable energy generation through photovoltaic (PV) 
(solar panels) coverage on the roof;

•	Provide on-site cycle storage and shower facilities in order to encourage employees to cycle 
to the site; 

•	Provide Electric Vehicle charging points for staff and visitors;

•	Deliver substantial and varied job opportunities for the local community; 

•	Deliver social benefits from employment generation including security, improved living 
standards, social cohesion and health benefits;

•	Deliver a high design quality of both the built and landscaped environment, which would 
have a positive social impact on users of the development; and 

•	Deliver a package of ecological and landscaping enhancements, including Sustainable 
Urban Drainage systems, net biodiversity gain, along with other measures to address 
climate change and minimise waste.



NEXT STEPS... 

Thank you for viewing this virtual exhibition, we hope it has been 
of interest to you.  

We welcome your views on the proposals and would ask you to submit 
your comments online.  

All responses should be received by 5pm on 10th February 2022.

Your comments will be incorporated into our Statement of Community 
Engagement that will accompany the Planning Application when 
submitted to Cherwell District Council.  We will look to incorporate 
feedback in the scheme design where appropriate.  

Once the application is submitted, Cherwell District Council will 
undertake its own consultation exercise where you will have a further 
opportunity to submit comments if you wish.
  
For further information, please contact: 
enquiries@framptons-planning.com
01295 672310

13

Next Steps

Spring 2022: Submission of Planning Application

Summer 2022: Grant of Planning Permission (assuming successful) 
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