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1.0 Introduction  

1.1 This Planning Statement has been prepared on behalf of our client, Graven Hill Purchaser Ltd, 

in support of the proposed redevelopment of Graven Hill, D1 Site (which encompasses sites D1 

& EL1), Bicester, OX26 6HF (hereafter referred to as ‘the site’). The site lies within Cherwell 

District Council (CDC). See Appendix 1 for Site Photographs.  

 
1.2 The D1 site, which is also known as ‘the employment land’, lies to the south of Bicester on the 

southern side of Graven Hill.  The site comprises five large vacant warehouses (Unit D1, Unit D2, 

Unit D4, Unit D7, Unit D10 & D20, the latter being the sub-station).  These existing buildings total 

approx. 41,831 sq. m. This figure excludes the buildings removed as part of the construction of 

the Employment Access Road (EAR), which is to be completed later this year (e.g., Units D05, 

D03 & D12).   

 
1.3 The site was formerly used by the Ministry of Defence (MOD) for storage and distribution 

purposes.  This function dates back to September 1942 when a depot was constructed to provide 

logistical support for operations in Europe during World War II.   

 
1.4 The site is accessed via Pioneer Road from the east, which is a slip road that stems from the A41 

Aylesbury Road.  Furthermore, Junction 9 of the M40, which links London, Oxford and 

Birmingham, is located a short distance to the southwest. On this basis, it is clear that the site 

benefits from excellent road transport links.  The southwestern boundary of the site lies adjacent 

the Bicester Military Railway.  

 

1.5 The site benefits from Outline Planning Permission (ref: 11/01494/OUT), which was Granted on 

8th August 2014, as well as subsequent amending consents, such as Permission ref: 

19/00937/OUT.  This sets out a Masterplan for the surplus MOD land at Graven Hill and C site in 

Upper Arncott.  

 
1.6 The site forms part of the wider Graven Hill development site and is allocated to deliver mixed-

use development comprising 1,900 homes; retail and community facilities, and employment 

floorspace comprising up to 2,160 sq. m of B1(a) use, 2,400 sq. m of B1(c) use, 20,520 sq. m of 

B2 use and up to 66,960 sq. m of B8 use (a total of approx. 92,040 sq. m of employment 

floorspace).  The majority of this employment floorspace is provided at D1 Site.  

 

1.7 Over the past 18 months the project team have assessed the feasibility of a number of potential 

commercial uses at the site.  In this vein, the proposal seeks to provide a warehouse and logistics 

proposition (Use Class B8 ‘Storage or Distribution’).  Recent structural changes in this market 

mean that there is significant demand for high quality logistics units in locations that have good 

road transport links.   

 
 



 

 

1.8 As noted previously, Graven Hill benefits from excellent road transport links and continued 

demand for high quality logistics space is being driven by two key factors. These are:  

 
▪ The ‘lockdowns’ in 2020 (due to Covid-19) accelerated the switch to online shopping; 

▪ The disruption to supply chains due to Covid-19; a lack of HGV drivers and Brexit 

stockpiling by firms has led to a switch from ‘just in time delivery’ to ‘just in case’ storage.   

 

 
1.9 On this basis, we are confident that there is strong demand for a high-quality logistics park at the 

site. Such a use would provide significant investment to Bicester and employment opportunities 

for residents, resulting in both economic and physical regeneration benefits.        

 
1.10 This Outline Planning Application seeks to fix ‘Access’ only at this stage. Although an Indicative 

Masterplan has been used for assessment purposes for the supporting Environmental Statement, 

(ES) we are seeking to deal with the detailed matters of ‘Scale,’ ‘Layout’, ‘Appearance’, and 

‘Landscape’, of the Proposal at the ‘Reserved Matters’ Stage.   

 
1.11 It should also be noted that the Outline Planning Application is supported by a Parameter Plan 

which fixes the maximum scale; those parts of the site that could be developed (up to the 

maximum floor area threshold) and ‘green corridors’ for ecological purposes. This Parameter 

Plan has also informed the various ES technical assessments.  

 
1.12 This application provides a maximum floor area of B8 ‘Storage or Distribution’ use at the site, as 

well as a maximum height threshold.  Both matters could be dealt with via appropriately worded 

planning conditions. However, ‘Scale’ (or height) would also be controlled via the Parameter Plan.  

 

1.13 We consider that the proposal would result in an efficient use of this large vacant brownfield site. 

It would also respond to the site allocation for ‘Mixed Use (Housing and Employment)’ and ‘Site 

Specific’ ‘Policy Bicester 2: Graven Hill’, within the Cherwell Local Plan 2011-2031.  This 

approach will deliver much needed employment opportunities to create a balanced settlement, 

integrated with the existing community at Graven Hill and Bicester.  

 

1.14 The format of this Supporting Planning Statement is set out as follows:  

 

▪ Section 2 describes the site and its’ context; 

▪ Section 3 summarises the relevant planning history; 

▪ Section 4 details key comparable schemes; 

▪ Section 5 describes the proposal; 

▪ Section 6 sets out the planning policy position; 

▪ Section 7 provides an assessment of the proposal; and 

▪ Section 8 contains our conclusion.  

 



 

 

2.0 The Site  

2.1 The site is located to the south of Graven Hill and totals approx.31.1 hectares (76 acres). The 

existing vacant warehouses at the site comprise B8 ‘Storage or Distribution’ use.  The site was 

previously used as part of the Logistics, Commodities and Services (LCS), formerly known as 

Defence Storage and Distribution Agency (DSDA), logistics hub.  The LCS operation has been 

rationalised and moved to ‘C’ Site at Upper Arncott, meaning that ‘D’ Site is surplus to 

requirements. We understand that the D1 site has been vacant since 2009 (approx.).    

2.2 Graven Hill is bound to the northeast by the A41 Aylesbury Road; the Bicester Military railway to 

the southwest, railway tracks and sidings to the west. In addition, the southern and eastern 

boundaries of the site are formed by adjoining agricultural fields and a large solar farm.  

2.3 The site lies immediately south of St David’s Barracks, which is operational. Adjoining uses 

include the new residential uses to the north of Graven Hill; Wretchwick Farm to the east and a 

sewage treatment works to the northwest on the opposite side of the Chiltern railway line. 

Symmetry Park, a newly constructed logistics park, is located to the east of the site off the A41. 

2.4 The D1 Site currently comprises five large vacant warehouses (Unit D1, Unit D2, Unit D4, Unit 

D7, Unit D10 & D20, the latter being the sub-station).  These existing buildings total approx. 

41,831 sq. m. This figure excludes the buildings removed as part of the Employment Access 

Road which is to be completed later this year (e.g., Units D05, D03 & D12).   

Figure 1.1: Aerial View of the Site looking north (Source: Google Earth)  

2.5 Further afield, Junction 9 of the M40, which links London, Oxford and Birmingham, is located to 

the southwest.  Oxford is located to the southwest and is only 14 miles away (approx.).  Milton 

Keynes lies to the northeast and is 25 miles from Bicester (approx.) and Banbury is located to 

the north and is 18 miles from the site. 



 

 

3.0 Planning History  

3.1 We have undertaken an online planning history search of the site and can confirm that it has an 

extensive planning history.  

3.2 The most relevant planning application is an Outline Planning Permission (ref: 11/01494/OUT) 

that was granted on 8th August 2014 for a development at the site referred to as ‘Site C Ploughley 

Road & Site D & E Ambrosden Road MOD Bicester Upper Arncott Oxfordshire’.   The description 

of development is as follows: 

‘Outline - Redevelopment of former MOD sites including demolition of existing 

buildings, development of 1900 homes; local centre to include a 2 form entry primary 

school (class D1), a community hall of 660sqm, five local shops or facilities to include 

A1, A2, A3, A5 and D1 uses totalling 1358sqm, 1000sqm gross A1 uses, a 

pub/restaurant/hotel (class A4/A3/C1) 1000sqm and parking areas; employment 

floorspace comprising B1(a) 2160sqm, B1(b) 2400sqm, B1(c) and B2 20520sqm and 

B8 uses up to 66960sqm; creation of public open space and associated highway 

improvement works, sustainable urban drainage systems, biodiversity improvements, 

public transport improvements and services infrastructure. Erection of a 70400sqm 

fulfilment centre on 'C' site and associated on site access improvement works, 

hardstanding, parking and circulation areas.’ 

 

3.3 A copy of the Decision Notice is provided at Appendix 2. It should be noted that the site falls 

within Sites D1 & EL1 ‘Site D & E Ambrosden Road, MOD Bicester’ of the planning application. 

The redevelopment of Graven Hill primarily relates to a mixed-use scheme comprising 

employment and residential uses (as specified above). The residential element is located to the 

north of Graven Hill and the employment uses are located to the south of Graven Hill (D1 Site).  

3.4 The approved Masterplan and Description of Development section within the accompanying 

Design and Access Statement (DAS) identified the site as ‘South Graven Hill’. The ‘Land Use 

Budget Plan’ at p.125 and p.130 of the original DAS indicates that the site is designated for 

predominantly ‘B8 storage use’ (approx. 74% of built floorspace); with ‘mixed employment’, 

comprising B1(c) and B2 use (approx. 22% of built floorspace) and a ‘potential energy use’ 

(approx. 4% of built floorspace) as shown at figures 1.2 and 1.3.    

 

 

 



 

 

Figure 1.2: Extract taken from the submission DAS showing the ‘Land Use Budget Plan’  

Figure 1.3: Designated B2 industrial area (left) and B8 warehouse area (right) 

 

3.5 The Planning Committee Report (a copy of which is provided at Appendix 3) highlighted the 

positive economic impact that the introduction of new business floorspace at Site D would have 

on the local area. Paragraph 5.25 is relevant and states (in part):  

‘5.25 The proposal seeks to enhance economic growth in the area, by providing land 

for employment uses, potentially providing ~2,000 new jobs. Core planning principle 3 

within the NPPF makes it clear that planning should proactively drive and support 

sustainable economic development to deliver homes, businesses and industrial units. 

Paragraph 19 states that ‘significant weight’ should be given to the need to support 

economic growth.’  



 

 

3.6 Furthermore, the Planning Committee Report provides useful commentary regarding the scale 

of the commercial buildings located at the south-eastern part of Graven Hill (the site). 

Paragraphs 5.84 and 5.85 are most relevant and state: 

‘5.84 In relation to the south eastern part of the site, containing the proposed B1, B2 

and B8 development, the most pertinent viewpoint is 9, taken from the western edge 

of Ambrosden Village. The Landscape Officer noted that the top of the large existing 

buildings are currently visible and there will be some visibility of proposed industrial 

units as illustrated by the photomontages, which at this point is accurate. 

5.85 Consequently, it was considered that additional screen planting should be 

provided, by way of a reinforced native planting buffer (at least 10 metres) on the 

southern edge of the site, to break up the solid box-like buildings. Furthermore, the 

buildings standing in front of the hill should be painted darker colours to make them 

less obtrusive. The applicants supplied an amended layout to reflect the additional 

planting buffer and agreed that the colouration of the buildings could be adequately 

dealt with by condition.’ 

3.7 These design and landscaping suggestions have been noted and considered as part of the 

Indicative Masterplan proposal at the site.  

3.8 Given the scale of the scheme and the separate elements within the Outline Planning 

Permission, there has been several follow up applications that have both varied and discharged 

the conditions attached to the original consent (some of these applications were withdrawn).  

3.9 Specifically, variation of conditions and amending applications, (via S.73 MMA & S.96 NMA) 

have been made to Planning Application ref: 11/01494/OUT and subsequent consents over the 

years.  However, these generally focussed upon amendments to the residential area to the 

north of Graven Hill (e.g., ref: 15/02159/OUT; 16/01802/OUT & 19/00937/OUT).  In the interest 

of brevity, these are not detailed in this Report and further information can be found on the 

Cherwell District Council website.   

3.10 However, it is important to note that Planning Permission (ref: 20/02415/F) to provide a new 

dedicated Employment Access Road (EAR) adjacent the northern boundary of the site was 

permitted in April 2021.  We understand that the EAR is expected to be completed later this 

year.  

3.11 In summary, the Outline Planning Permission forms a material consideration for the current 

proposals. The decision establishes that the principle of an employment led redevelopment of 

the site is acceptable.  It also establishes the principle of approx. 990,000 sq. ft (92,040 sq. m) 

of employment use at the site.  

3.12 Furthermore, we have summarised the comparable development at ‘Symmetry Park’, which 

lies to the east of the site on the A41.  This decision is detailed at Section 4 ‘Comparable 

Schemes’, within this report. 



 

 

4.0 Comparable Schemes 

 

Symmetry Park, Bicester 

 
4.1 On 8th November 2016 a hybrid planning application (ref: 16/00861/HYBRID) at the site referred 

to as ‘OS Parcel 0070 Adj And North Of A41 London Road Bicester’, was granted planning 

permission, subject to conditions. A copy of the Decision Notice is provided at Appendix 4.   

 

4.2 The description of development was as follows: 

 

‘Full planning permission for 18,394 SQM (198,000 SQ FT) of logistics floor space, 

within class B8 of the town and country planning use classes order 1987, with ancillary 

class B1 (A) offices, together with access from A41 Aylesbury Road, associated site 

infrastructure including lorry parking, landscaping, amenity open space and sustainable 

drainage and private sewage treatment plant.  

 

Outline planning permission for up to 44,314 SQM (477,000 SQ FT) of logistics floor 

space, within class B8 of the town and country planning use classes order 1987, with 

ancillary class B1 (A) offices, together with associated site infrastructure including lorry 

parking, landscaping, amenity open space, sustainable drainage and private sewage 

treatment plant. Details of means of access from Aylesbury Road are included for 

approval.’   

 

4.3 The approval site previously consisted of three agricultural fields, used as grazing land.  The 

site also contained a steel-clad livestock barn which was accessed from a track directly to the 

A41. 

 

4.4 It should also be noted that an outline planning application (ref: 15/02316/OUT) for the 

development of this site for B8 use was submitted in December 2015 by the same applicant. 

An appeal against non-determination of this application was lodged but later withdrawn before 

the hybrid planning application was submitted. 

 

4.5 We consider that this decision is particularly relevant and represents a comparable precedent 

for the proposal at the D1 Site.   The proposed Aerial Perspective View of the completed 

Symmetry Park Complex is shown at Figure 1.4.  



 

 

Figure 1.4: Aerial View of Completed Scheme (taken from Tritax Symmetry website) 

 

4.6 This permitted scheme represents a useful comparable due to the fact that both sites fall within 

a designated Site Allocation, located south of Bicester Town Centre. In addition, the approved 

and proposed schemes seek to deliver flexible commercial floorspace comprising primarily B8 

storage and distribution (logistics) use and ancillary office accommodation.   

 

4.7 The section titled ‘Principle of Development’ within the Planning Committee Report (a copy of 

which is provided at Appendix 5) provides a useful summary of the permitted ‘employment’ 

scheme against the relevant policy framework. It notes (in part) at paragraph 5.32:  

 

‘The application which is for employment use is therefore considered to be consistent 

with the principle of Policy Bicester 12 which allocates this land for a mixed use 

development and the site has an important role to play in the delivery of new 

employment development to secure economic growth and to support growth in 

housing’.   

 

4.8 The approval also supported the delivery of buildings rising up 15.5m (approx.) to the ridge. We 

consider that the specific requirements and scales associated the approved B8 uses are 

relevant for the proposals at the D1 Site as they too require large level building platforms, and 

the ability to accommodate units of a sufficient height to meet occupier needs.  

  

 



 

 

4.9 In summary, this planning decision is particularly relevant and represents a ‘material 

consideration’, given the fact that it shares many characteristics in terms of location and context 

and form of development.  

 

 

Axis 9 (Junction 9)  

 
4.10 On 23rd June 2016 planning permission (ref: 14/01675/OUT) was refused for a large-scale 

redevelopment at the site ‘Adjoining And North East Of A4095 And Adjoining And South West 

Of Howes Lane Bicester’. The site lies to the north-west of the site and Bicester. The description 

of development was as follows: 

 

‘Erection of up to 53,000 sqm of floor space to be for B8 and B2 with ancillary B1 (use 

classes) employment provision within two employment zones covering an area of 

9.45ha;  parking and service areas to serve the employment zones; a new access off 

the Middleton Stoney Road (B4030); temporary access of Howes Lane pending the 

delivery of the realigned Howes Lane; 4.5ha of residential land; internal roads, paths 

and cycleways; landscaping including strategic green infrastructure (G1); provision of 

sustainable urban systems (suds) incorporating landscaped areas with balancing 

ponds and swales. Associated utilities and infrastructure.’ 

 

4.11 The Decision Notice is provided at Appendix 6 and two reasons for refusal were provided. The 

first reason stated that the proposed commercial floorspace did not comply with the Local Plan 

policy designation for north-west Bicester, which sought primarily B1 (office), with limited B2 

and B8 uses. The second reason for refusal related to the Section 106 agreement. 

 

4.12 Nevertheless, it should be noted that an appeal was lodged against this decision and was 

allowed (ref: APP/C3105/W/16/3163551) on 19th December 2017.  The Inspector addressed 

the key reasons for refusal, beginning with the lack of provision of office floorspace, which 

conflicts with the Local Plan.  

 

4.13 Paragraphs 19 and 20 of the Appeal Decision (a copy of which is provided at Appendix 7) 

considered the provision of B8 and B2 use was acceptable, stating (in part): 

 

‘Furthermore, paragraph 6.13 of the Statement of Common Ground confirms the 

Council’s acceptance of the market evidence prepared by the appellant suggesting that 

the mix of uses envisaged would respond to current market conditions, thus increasing 

the prospect of early delivery of the jobs, in accordance with the policy requirement. 

I have no reason to disagree with these assessments and so conclude that, 

notwithstanding the conflict with Local Plan policy requirements for an emphasis on B1 



 

 

uses, the proposal would produce an acceptable degree of employment generation in 

accordance with the numerical aims of the policy.’ 

 

4.14 In response, we note that the site at Graven Hill is allocated for a mix of employment uses, 

however, it does not emphasise a particular use class. In addition, we note that the current 

proposals at Graven Hill have been formulated in conjunction with current commercial agency 

advice, which highlights that the scheme responds to market demands and will achieve 

substantial employment generation through B8 logistics use at the site.   

 

4.15 On this basis, we consider that the proposed use should also be supported as it will result in 

substantial job creation and opportunities for Bicester.  A CGI image of the approved 

development at Axis 9 (Junction 9) is provided at Figure 1.5. 

 Figure 1.5: Axis 9 (Junction 9) (Source: Albion Land company website) 

  

 

 

 

 

 

 

 

 

 

 

 

 



 

 

5.0 Description of Proposal 

5.1 The proposal comprises development totalling a maximum of 104,008 sq. m (GIA) of B8 

‘Storage or Distribution’ floorspace at the site. This includes ancillary office use within the B8 

units.   

 

5.2 The indicative Masterplan demonstrates how this floorspace could be provided across 9 

separate units (Units 1-9).  However, it is important to note that the Masterplan is indicative or 

illustrative only at this stage and has been prepared to assist with the assessment of the 

Outline Application only.  See Figure 1.6 which shows the Indicative Masterplan.  

 

 

Figure 1.6: Indicative Masterplan Layout (for Assessment Purposes Only, not to be fixed) 
 

 

5.3 Although the indicative Masterplan represents a realistic option of how the site could be 

developed, (having obtained detailed input from both agency and technical consultants within 

the project team), the applicant does not wish to fix the details of the scheme at this stage.  It 

is envisaged that this approach will provide maximum flexibility and ensure that the scheme 

appeals to as many potential occupiers as possible.   

 

5.4 At this stage, the Outline Planning Permission seeks to fix ‘Access’ only, leaving matters of 

‘Scale’, ‘Layout’, ‘Appearance’, and ‘Landscape’, to the ‘Reserved Matters’ Stage.  It is 

envisaged that this application would provide a maximum floor area of B8 ‘Storage or 

Distribution’ use at the site, as well as a maximum height threshold.  Both matters could be 

dealt with via appropriately worded planning conditions.   



 

 

5.5 In addition, the Outline Planning Application is also supported by a Parameter Plan, which defines 

a maximum scale; where development can be located (up to the maximum floor area threshold) 

and ‘green corridors’ for ecological purposes. This Parameter Plan has also informed the various 

ES technical assessments.  

 

5.6 Approximately 902 parking spaces would be provided, including HGV parking yards associated 

with the Logistics Units as well as disabled parking.  These could be arranged in a variety of 

layouts to best respond to market demand as well as site constraints.   

 

5.7 In terms of the logistics units themselves, a total of 9 Units are shown (indicative scheme only), 

ranging from 48,357 sq. ft (Unit 1) up to 250,315 sq. ft (Unit 9). Unit 2 comprises 77,718 sq. ft 

and indicative images of the eastern and southern elevations are shown below at Figures 1.7 & 

1.8.  It is envisaged that all units would adopt a harmonious design in accordance with the 

principles set out within the Design and Access Statement.  However, the exact details of 

‘Appearance’ would be dealt with at the ‘Reserved Matters’ stage. 

 

 

 

Figure 1.7: Proposed Unit 2 East Elevation (indicative only)  

 

 

 

 

Figure 1.8: Proposed Unit 2 South Elevation (indicative only)  

 

 



 

 

Site Constraints and Pre-Application Discussions 

 
5.8 It should be noted that the proposal has been discussed with both Cherwell District Council and 

Oxfordshire County Council Officers via detailed pre-application consultation.  The Pre-

Application version of the scheme (January 2022) comprised a greater total floorspace (approx. 

117,348 sq. m GIA). However, due to various discussions, feedback and existing site constraints, 

this has reduced by 13,340 sq. m to 104,008 sq. m.   

 

5.9 The site encompasses a number of constraints, some of which are not controlled by the applicant. 

Therefore, the application seeks to work with these site constraints as their removal and / or 

relocation cannot be guaranteed in the short term. The key constraints are:  

 

▪ D20 ‘Sub-Station’ and overhead cabling; 

▪ Pumping Station;  

▪ Water main constraints (northeast of site); and 

▪ Ecological constraints (subject to relocation and mitigation).  

 

5.10 The Project Team consider that this approach represents the best way forward as it will 

minimise potential delays regarding the delivery of the site, compared to an alternative scheme 

that assumes that these constraints can be overcome.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

6.0 Planning Policy Position  

6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications 

to be determined in accordance with the Development Plan, unless material considerations 

indicate otherwise.  Specifically, Section 38(6) states: 

 

“If regard is to be had to the development plan for the purpose of any determination to 

be made under the Planning Acts the determination must be made in accordance with 

the plan unless material considerations indicate otherwise.” 

 

6.2 In this instance the Development Plan comprises the Adopted Cherwell Local Plan 2011 - 2031 

(Part 1), which was formally adopted on 20th July 2015 and provides the Strategic Planning 

Framework for the district to 2031.  The Plan was then re-adopted on 19th December 2016 to 

respond to changes to Policy ‘Bicester 13’ only (no other changes were made to the July 2015 

version).  

 

6.3 The Adopted Cherwell Local Plan 2011 – 2031 (Part 1) Partial Review – ‘Oxford’s Unmet 

Housing Need’ (September 2020) also forms part of the Development Plan. However, as the 

amendment predominantly relates to housing, it is less relevant to this proposal.  

 

6.4 The Cherwell Local Plan (Part 1) replaced a number of saved policies within the adopted 

Cherwell Local Plan which was adopted in November 1996. However, some of the policies 

contained within the 1996 Local Plan are ‘saved’ and remain part of the Development Plan.   

 

6.5 As part of the Oxfordshire Housing and Growth Deal agreement with the Government, the six 

Oxfordshire authorities – Cherwell District Council, Oxford City Council, Oxfordshire County 

Council, South Oxfordshire District Council, Vale of White Horse District Council and West 

Oxfordshire District Council – have committed to producing a join statutory spatial plan (JSSP), 

known as the Oxfordshire Plan 2050.  

 

6.6 We understand that the aim is to submit the Oxfordshire Plan 2050 to the Planning Inspectorate 

for independent examination with adoption by 31st October 2022, subject to the examination 

process.  

 

 

 

 

 

 

 



 

 

6.7 The following documents will also include provisions that are ‘material considerations’: 

 

▪ The National Planning Policy Framework (NPPF) July 2021 

▪ The National Planning Practice Guidance (NPPG) 

▪ Developer Contributions SPD, February 2018 

▪ Cherwell Economic Development Strategy 2011 – 2016 

▪ Cherwell Annual Monitoring Report 2020 

▪ The Outline Planning Permissions at the site (ref:11/01494/OUT & 19/00937/OUT)  

 

 

Proposals Map Designations  

 
6.8 The site is located within the following proposals map designations:  

 

▪ within the ‘Graven Hill: Mixed Use (Housing and Employment)’ Area (Bicester 2); 

▪ within the ‘Bicester South & Ambrosden Ward’; and 

▪ within the ‘Bicester Parish Council’.  

 

6.9 There are no other site-specific designations that affect the site.  Figure 1.9 provides an image 

showing the site (a the ‘bottom centre’) on the Interactive Policies Map.  

 

 

Figure 1.9: Extract from the Interactive Policies Map (Cherwell District Council website) 

 

 

 

  

 



 

 

7.0 Assessment of Proposal  

7.1 The key planning considerations that relate to the proposal are as follows: 

 

▪ The Principle of Development 

▪ Provision of B8 Storage and Distribution: Logistics Use 

▪ Environmental Considerations 

▪ Visual Impact and Heritage Considerations 

▪ Sustainability Considerations 

▪ Transport and Servicing Considerations 

▪ Design, Layout and Placemaking Considerations 

 

 

The Principle of Development   

 
7.2 Paragraph 11 within the NPPF (July 2021) seeks to support Local Authorities that promote the 

development needs of an area by applying a ‘presumption in favour of sustainable development’. 

Furthermore, Paragraph 119 within Section 11 ‘Making effective use of land’, of the NPPF is 

relevant and supports plans that promote an effective use of land that utilise previously-developed 

or ‘brownfield’ land.   

 

7.3 With specific reference to the commercial nature of the proposal, the NPPF also provides high 

level support for sustainable economic growth and productivity. Paragraphs 81 (in part) and 82 

at Section 6 ‘Building a strong, competitive economy’, are relevant and state: 

  

‘81. Planning policies and decisions should help create the conditions in which 

businesses can invest, expand and adapt. Significant weight should be placed on the 

need to support economic growth and productivity, taking into account both local 

business needs and wider opportunities for development.’ 

 

‘82. Planning policies should:  

 

a) set out a clear economic vision and strategy which positively and proactively 

encourages sustainable economic growth, having regard to Local Industrial Strategies 

and other local policies for economic development and regeneration;  

 

b) set criteria, or identify strategic sites, for local and inward investment to match the 

strategy and to meet anticipated needs over the plan period;  

 



 

 

c) seek to address potential barriers to investment, such as inadequate infrastructure, 

services or housing, or a poor environment; and  

 

d) be flexible enough to accommodate needs not anticipated in the plan, allow for new 

and flexible working practices (such as live-work accommodation), and to enable a 

rapid response to changes in economic circumstances.’ 

 

7.4  Furthermore, Paragraph: 031 Reference ID: 2a-031-20190722 within the ‘Housing and 

economic needs assessment’ section of the National Planning Practice Guidance (which 

supports the NPPF) is relevant and refers to logistics use. It states:  

 

‘How can authorities assess need and allocate space for logistics? 

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). 

Strategic facilities serving national or regional markets are likely to require significant 

amounts of land, good access to strategic transport networks, sufficient power capacity 

and access to appropriately skilled local labour. Where a need for such facilities may 

exist, strategic policy-making authorities should collaborate with other authorities, 

infrastructure providers and other interests to identify the scale of need across the 

relevant market areas. This can be informed by: 

• engagement with logistics developers and occupiers to understand the 

changing nature of requirements in terms of the type, size and location of 

facilities, including the impact of new and emerging technologies; 

• analysis of market signals, including trends in take up and the availability of 

logistics land and floorspace across the relevant market geographies; 

• analysis of economic forecasts to identify potential changes in demand and 

anticipated growth in sectors likely to occupy logistics facilities, or which require 

support from the sector; and 

• engagement with Local Enterprise Partnerships and review of their plans and 

strategies, including economic priorities within Local Industrial Strategies. 



 

 

Strategic policy-making authorities will then need to consider the most appropriate 

locations for meeting these identified needs (whether through the expansion of existing 

sites or development of new ones). 

Authorities will also need to assess the extent to which land and policy support is 

required for other forms of logistics requirements, including the needs of SMEs and of 

‘last mile’ facilities serving local markets. A range of up-to-date evidence may have to 

be considered in establishing the appropriate amount, type and location of provision, 

including market signals, anticipated changes in the local population and the housing 

stock as well as the local business base and infrastructure availability. 

Paragraph: 031 Reference ID: 2a-031-20190722 

Revision date: 22 07 2019’ 

7.5 We consider that the proposal adheres to the broad policy and economic aims noted within the 

NPPF and NPPG.  In addition, Table 1 ‘Strategic Employment Sites’, within the Cherwell Local 

Plan 2011 – 2031 (Part 1) (hereafter referred to as ‘CLP 2011’ for ease) identifies Graven Hill as 

having a gross employment area of 26 hectares.   

 

7.6 Furthermore, Policy PSD 1: ‘Presumption in Favour of Sustainable Development’, notes that the 

Council will always work proactively with applicants and will seek to approve planning applications 

that accord with the policies in the Local Plan without delay, unless material considerations 

indicate otherwise.  

 

7.7 Policy SLE1 ‘Employment Development’ within the adopted CLP 2011 seeks to focus new 

employment floorspace at allocated sites within the district. There are 6 Strategic Employment 

Sites identified in Table 1.1 (‘Strategic Employment Sites’) in Bicester.  The site falls within the 

Graven Hill site ('Policy Bicester 2: Graven Hill') and is identified as having major development 

potential.   

 

7.8 Policy SLE1 notes that ‘in cases where planning permission is required existing employment sites 

should be retained for employment use’. It goes on to state (in part):  

 

‘Employment development will be focused on existing employment sites. On existing 

operational or vacant employment sites at Banbury, Bicester, Kidlington and in the rural 

areas employment development, including intensification, will be permitted subject to 

compliance with other policies in the Plan and other material considerations.’  

 

 



 

 

7.9 The site is specifically identifies as being within Policy ‘Bicester 2: Graven Hill’ within the CLP 

2011.  The Policy identifies that the total development area of this brownfield site is 241 hectares.  

However, the proposal relates to the ‘Employment’ part of the site, which is identified as being 

approx. 26 hectares.  The Policy notes that approx. 2,000 jobs could be created at the site across 

a range of uses, including B1 (now Class E), B2 and B8 ‘storage and distribution’ (including 

logistics) use.  

 

7.10 Furthermore, it is important to note that Outline Planning Permission (ref: 11/01494/OUT & ref: 

19/00937/OUT) has previously been granted at the site for approx. 92,040 sq. m of employment 

floorspace.  These decisions form important ‘material considerations’ that support the proposal. 

Therefore, given the previous Outline Planning Permission, as well as the specific requirements 

set out within ‘Bicester 2: Graven Hill’, we consider that the principle of a new B8 logistics park 

at the site is consistent with Policy and should be supported. 

 

7.11 In addition, pre-application discussions between the Applicant, CDC and Oxfordshire County 

Council (OCC) took place. The formal pre-application response from CDC was received on 9th 

March 2022 and refers to the proposed use. It states (in part) as follows:  

 

‘The consultation response from our Planning Policy section is clear that the use of the 

application site for a logistics park is generally acceptable. It is Officer’s view that the 

proposal is with respect to the proposed land use of warehouse development 

consistent with Bicester Policy 2, as set out in the adopted Cherwell Local Plan 2011-

2031.’ 

 

 

7.12 In addition, the detailed Pre-Application Planning Policy response states (in part) as follows:  

 
‘The Policy Bicester 2 site allocation extends to approximately 241 hectares of which 

just 26 hectares proposed for employment development. (mixed B1, B2 and B8 uses). 

The policy does not specify the employment use split but anticipates that approximately 

2,000 jobs will be created on the site.’ 

 

 

7.13 Furthermore, the detailed Pre-Application Planning Policy response goes on to state:  

 
‘Supporting paragraph C.58 states that the proposal will also support local economic 

growth including the warehousing and logistics sector in a location that lends itself to 

both national and regional distribution. 

 
The proposal site, at 30.5 hectares, is some 4.5 hectares larger than the 26 hectares 

of employment land proposed by Policy Bicester 2. Any subsequent application will 



 

 

therefore need to demonstrate that the overall objectives of Policy Bicester 2 can still 

be delivered by allocating additional employment land.  

 

Policy Bicester 2 anticipates that the site will deliver a mixed-use employment 

development to include former B1 and B2 uses. The application will therefore need to 

justify why these types of employment uses are not proposed.  

 

It is, however, noted that the supporting paragraphs to the policy indicate that the 

expectation is that the site will deliver mainly B8 units. It is also noted that the existing 

use is for B8.  

 

In conclusion, the proposals are generally consistent with the adopted development 

plan. However, any subsequent application will need to demonstrate that the overall 

objectives of Policy Bicester 2 can be met, in particular by the increase in the area 

proposed for employment use. A justification for the lack of B1, B2 will also need to be 

made.’ 

 

7.14 In support of this Planning Application, we have submitted an Economic Impact Assessment (by 

Quod) which sets out the needs case and demonstrates the strong ‘demand’ for logistics 

floorspace (B8 Use Class) at the site and in the wider region.    

 

7.15 However, it is noted that the development of the site is likely to come forward over a number of 

years and that it is difficult to predict the exact nature of future market demand.  With this in mind, 

the indicative masterplan has been designed to be flexible enough to provide smaller or larger 

units. The location or number of units is not fixed at this ‘Outline’ planning stage, and it is 

envisaged that such details would be confirmed at the ‘Reserved Matters’ stage.  

 

7.16 Furthermore, the ‘indicative’ design of the proposed buildings shows that modern warehouse 

units can easily be accommodated at the site. Such units are equally adaptable and flexible (by 

virtue of the ‘Outline’ nature of this planning application) to provide alternative Class E uses, such 

as buildings for Class ‘E(g)(iii) ‘Industrial processes’ of Class B2 ‘General Industrial’ if demand 

changes.  

 

7.17 Therefore, we consider that the Outline Application and indicative masterplan provide sufficient 

flexibility (e.g., in terms of design) to provide a comprehensive logistics park or alternative 

employment uses at the site should future market demand alter.   

 

7.18 The pre-application response from the Policy Team also refers to the fact that the Outline 

Planning Application site area is approx. 30.1 hectares or 4.1 hectares larger than the 26 hectares 

of employment land proposed by Policy Bicester 2.  The Policy response does not raise an 



 

 

objection by providing additional employment land at Bicester 2, it simply seeks to ensure that 

delivery of the overall objectives of Policy Bicester 2 is not jeopardised by the increased 

employment land provision. 

 

7.19 With reference to Policy Bicester 2, the key strategic planning objectives, include the provision of 

2,100 homes and associated social infrastructure etc. The total area for Bicester 2 encompasses 

241 hectares of which 26 hectares is allocated for employment land (10.8% of total area).   

 

7.20 Given the large size of the site, the increase in employment land at the site, (4.1 hectares) 

represents just 1.7% of the total area, resulting in a total employment area of 12.9% of the 241 

hectares, thus leaving 210 hectares, (rather than 215 hectares) to achieve the Policy aims of 

Bicester 2.  The increased area for employment use at Graven Hill will increase the likelihood of 

achieving the employment policy aim of creating 2,000 jobs.    

 

7.21 Furthermore, the original masterplan from the August 2014 outline permission (see Figure 1.2 

within this statement) shows that all of the non-commercial uses were to be located to the north 

of the Application Site at Graven Hill.   On this basis, we consider that the development of ‘D1 

Site’ at Graven Hill will not jeopardise the ability to deliver the Policy aims of Bicester 2 at Graven 

Hill.  Conversely, our view is that the application will support the Bicester 2 Policy by optimising 

the potential to provide 2,000 jobs at the site.   

 

7.22 With reference to the various pre-application responses, we would also like to highlight that the 

‘Economic Growth’ team at CDC provided high level support for the proposal. The pre-application 

response states (in part) as follows:  

 

‘Principle:  The principle of the proposal – to redevelop this part of Graven Hill – is a 

welcome advancement towards the Council’s ambition to create a significant mixed-

use redevelopment. Strategically allocated as ‘Bicester 2’ in the Adopted Local Plan, 

the Council’s policies and activities seek to enable the growth of enterprise and the 

creation of a range of local employment opportunities.  The Council also seeks to create 

a high-quality, sustainable balance within the context of its dedicated Garden Town 

ambition.’ 

 

7.23 We would also like to highlight that the Planning Policy and CDC Pre-Application response that 

refers to the railway infrastructure at the site and locality.  It states:  

 
‘The consultation response of both our Planning Policy and Economic Development 

teams mentions the potential to utilise existing railway infrastructure on site for the 

development. It is understood that whilst this is desirable to further climate change 

policies and indeed is noted in Bicester Policy 2 in the Local Plan, you have suggested it 



 

 

is for ownership and operational reasons unlikely to be a practical and deliverable option. 

Such arguments should be presented within your forthcoming application for the logistics 

park.’ 

 
7.24 As noted within the Pre-Application response, the MOD railway adjacent the site is a MOD asset.  

Therefore, we have no ownership or rights to use this in association with the proposed logistics 

use. Furthermore, the railway tracks on the site itself were constructed to serve the former 

logistics use.  This was due to the fact that the entire site was controlled by the MOD and the 

trains connected to the large warehouses at the site. 

 

7.25 However, moving forward, such an approach is not considered to be practical or feasible. The 

key reason for this is that each unit is very likely to be let to different occupiers and businesses.  

This would negate any need to move materials or products between different warehouses at the 

site as each business is likely to be independent of each other.   

 

7.26 Furthermore, if we did keep the existing railway lines at the site, this would result in a significant 

physical site constraint restricting the opportunity for a flexible layout as well as the ability to 

optimise the development potential of the site and maximise job provision.   

 

7.27 Commercial Agency feedback also indicates that logistic occupiers are keen to ensure that their 

units are separate and independent for security reasons.  Therefore, for the reasons noted, we 

do not consider that it is feasible to utilise the rail routes at and around the site.  

 

 
 

Provision of B8 Storage and Distribution: Logistics Use 
 
7.28 Paragraph 83 at Section 6 ‘Building a strong, competitive economy’, within the NPPF identifies 

the need to consider the locational requirements of different sectors.  It continues by stating the 

need to make provision for ‘clusters or networks of knowledge and data-driven, creative or high 

technology industries; and for storage and distribution operations at a variety of scales and in 

suitably accessible locations’.  

 

 

 Market Demand 

7.29 The supporting text to Policy Bicester 2 (Paragraph C.57) identifies that the site ‘benefits from 

excellent transport connections’.  In addition, the historic use of the site was as part of the 

Logistics, Commodities and Services (LCS), for the MOD.  The nature of this use was akin to B8 

‘storage or distribution’ use in terms of the Planning Use Classes Order.  

 



 

 

7.30 The site currently lies vacant. However, given its historic use, it is clear that it is ideally located 

for storage and logistic type uses.  Furthermore, in support of the Outline Planning Application, 

we have submitted an Economic Impact Assessment (EIA) by Quod.  This document provides 

detailed information regarding the need for logistics in Bicester and notes the various economic 

benefits.  We have summarised the key findings of the EIA by Quod but recommend that Officers 

refer to the full EIA document.   

 

7.31 The key headline benefits include: 

  

▪ Up to 2,430 operational jobs, including high-skilled, tech-led employment  

▪ 450 FTE jobs over the duration of the construction build programme   

▪ Up to £7,003,000 per year in local spending by employees  

▪ Up to an additional 2,160 indirect jobs in the local supply chain  

▪ Up to £153,240,000 per annum in GVA  

▪ Annual business rates of £909,000, a portion of which will be retained by the council for 

investment in local services and facilities 

 

7.32 Paragraph 2.6 within the EIA notes the growth of the logistics sector and states: 

  

‘The logistics sector in Bicester and Cherwell has seen a lot of growth in the recent 

past. Over the latest economic cycle (2009 to 2020), jobs in transportation and storage 

sectors have increased in Cherwell by 50%, against an all-sector increase of 20% over 

the same period.’ 

 

7.33 Paragraph 2.8 provides further evidence of strong demand for logistics and states:  

 

‘The evidence of logistics market strength is strong. The Covid-19 pandemic and the 

agreements of the final Brexit deal have applied additional strain to supply chains, with 

the logistics sector growing and evolving to deliver against customer demand for online 

shopping, as well as to hold more inventory in the UK to protect against potential delays 

at the UK border. As a result of these factors, take up nationally hit an all-time annual 

record of over 5 million sqm in 2021.’ 

 

7.34 Paragraph 2.12 within the EIA refers to CDC’s Economic Needs Assessment, which states:  

 
 

‘Cherwell District Council’s latest Economic Needs Assessment sets out the market 

needs in the Bicester, Cherwell and Oxfordshire areas. It sets out the significant 

demand, construction and uptake of logistics and warehousing stock in the Bicester 

area, a trend which the market is set to continue to support.’ 

 



 

 

7.35 Paragraph 2.15 within the EIA notes that Bicester is not a traditional office destination and that 

the demand profile means that it is less feasible for a developer to create new office stock. It 

notes that demand, take up and rents are low.  This adds further justification to the proposed 

B8 use at the site.  

 

7.36 Paragraph 2.18 is relevant and refers to demand for B1 and B2 uses. It states: 

 
‘Together, the data and the Council’s evidence base indicate that the Bicester and 

Cherwell market for B1 and B2 uses is, in the current and medium term, not strong. 

The evidenced demand in this location is for B8 uses. Providing the appropriate uses 

to respond to market demand and to sustain the local economy is the right approach, 

given it is set out in national policy (see Section 4). As set out in this application, the 

proposals for the site are in outline and therefore flexible enough that, should the 

market change direction in the long term, buildings or the phased design could be 

changed so as to accommodate other uses (subject to the necessary consents and 

planning policy at the time).’ 

 

 

7.37 Section 3 of the EIA refers to demand for logistics floorspace and paragraphs 3.1 & 3.2 make 

for interesting reading. It states:  

 
‘3.1 Supply of logistics floorspace, at a national level, is at the lowest level ever 

recorded, at 2.91% (end of 2021). It is the same picture locally, and in the Bicester 

logistics catchment area this is in part due to a slowdown in the rate of construction in 

2020/21 caused by the pandemic, as well as demonstrably high demand from a range 

of types of business. Across the South East, at the end of 2021 supply stood at over 

340,000 sqm across 25 units, a fall of around a third from one year before. 

 

3.2  Developers are responding by building, with over 190,000 sqm of space taken 

up in the past two years in the Bicester area. The market pipeline is provided at Table 

3.1. Agents observe that new speculative development is typically leased either during 

construction or shortly after practical completion, providing developers comfort in going 

ahead with speculative design and build. In summary, there is a shortage of quality 

stock in this catchment.’ 

 

 

 

 

 

 

 



 

 

7.38 Paragraph 3.4 continues this theme and goes on to state:  

 

‘Not only is demand incredibly high, but the demand for different and new types of 

logistics and warehousing space is changing at a fast pace. A shift is underway, where 

forklifting and pick and-packing is giving way to automation, and tech-enabled activities 

which require on-site maintenance and IT staff undertaking data analysis and software 

engineering. Robotics and automation are at the forefront of this new type of operation.’ 

 

7.39 Paragraph 3.12 refers to the details of this demand, noting that market intelligence indicates 

that units of 10,000 to 20,000 sq. m are particularly in demand in the Bicester and M4 corridor 

market.  It notes that there has been a shift away from larger units in favour of smaller ones as 

a result of changing preferences by occupiers.  

 

7.40 The latter section (Section 5) refers to the economic benefits that the development will bring. 

With reference to ‘Employee Spending’ paragraph 5.22 is relevant and states:  

 

‘The operational employees will spend a portion of their wages in the local economy, 

such as picking up items before or after work, or going for lunch. Workers in the UK 

spend an estimated £13.10 per day in the local area around their place of employment. 

On this basis, the 1,150 and 2,430 FTE jobs could generate up to between £3,314,000 

and £7,003,000 per year in local spending.’ 

 

7.41 Furthermore, the development, investment and businesses at the site will support further jobs 

in the economy.  Paragraphs 5.24 & 5.26 refer to ‘Multiplier Effects’ and states:  

 

‘5.24 In addition to employment directly generated by the scheme on site, the 

scheme will create multiplier effects through expenditure by the tenant businesses 

directly, and by their workers. For every job created by the scheme, a further 0.9 jobs 

will be supported elsewhere in the economy – including in local firms in the district. 

 

5.26  Based on ONS benchmark employment multipliers by sector, the scheme 

could generate an additional 1,020 to 2,160 indirect jobs.’ 

 

7.42 In addition, paragraph 5.28 within the EIA refers to ‘Productivity Benefits’ and states:  

 

‘The increase in employment will make an economic contribution in terms of Gross Value 

Added (GVA). Using data on regional level GVA, the new jobs are estimated to generate 

between £72,520,000 and £153,240,000 per annum.’ 

 

 



 

 

7.43 It is clear that there is continued and growing demand for high quality logistics space at accessible 

locations. We consider that Graven Hill is ideally suited to meet some of this substantial demand 

to deliver a significant number of jobs and wider investment, regeneration and economic benefits 

at this vacant brownfield site.  

 

7.44 As previously identified, Policies PSD1, PSD2 and Bicester 2 all support the principle of large 

scale employment development at the site.  The excellent links to the road transport network 

have already been highlighted (e.g., Junction 9 of the M40).  The Outline Planning Permission at 

the site provides further support for the proposal, as does the nearby Tritax Symmetry Park, 

which represents a key precedent for modern logistics facilities.  

 

7.45 Additionally, there is robust and growing demand for such development. On this basis we 

consider that the proposal will deliver significant investment, regeneration, job opportunities and 

wider economic benefits to Bicester.  

 

 

Environmental Considerations   

7.46 The site has a number of environmental constraints that will require careful management and 

mitigation.  Such considerations include the presence of bats, badgers, reptiles and birds.  On 

this basis, consultation with Natural England will take place to ensure that any surveys, works, 

mitigation and demolition, is undertaken during the appropriate seasons (subject to obtaining the 

relevant licences etc).  

 

7.47 Numerous ecological surveys have been undertaken and these will continue over the coming 

months. There is a substantial body of knowledge regarding the site and key policies are 

summarised below. It should be noted that the ‘hill’ part of Graven Hill, which lies to the north of 

the site, is identified as ‘Ancient Woodland’ on the ‘Biodiversity Map,’ contained at Appendix 5 

within the CLP 2011. However, the D1 Site lies outside of this area.  

 

7.48 In terms of the natural environment, Planning Policy ESD10 ‘Protection and Enhancement of 

Biodiversity and the Natural Environment’, is most relevant.  Policy ESD10 states that the 

protection and enhancement of biodiversity and the natural environment will be achieved by some 

of the following measures, which include a net gain in biodiversity by protecting, managing, 

enhancing and extending existing resources, and by creating new resources.  Additionally, the 

protection of trees will be encouraged, with an aim to increase the number of trees in the district.  

The reuse of soils will also be sought.   

 

 

 

 



 

 

7.49 Policy ESD10 goes on to state (in part) that:  

 

‘Development proposals will be expected to incorporate features to encourage 

biodiversity, and retain and where possible enhance existing features of nature 

conservation value within the site. Existing ecological networks should be identified and 

maintained to avoid habitat fragmentation, and ecological corridors should form an 

essential component of green infrastructure provision in association with new 

development to ensure habitat connectivity.’ 

 

7.50 Paragraph B.238 forms part of the supporting text to Policy ESD10 and states (in part):  

 

‘B.238 There are a number of features which can be incorporated into developments to 

encourage biodiversity including green roofs and walls, SUDs, using native and locally 

characteristic species in landscaping schemes, using landscaping to link up existing 

areas supporting biodiversity and including features such as bird and bat boxes.’ 

7.51 The proposal seeks to encourage biodiversity, where feasible.  The proposal includes large 

areas for SUDS, especially at the southern corner of the site. It is also envisaged that bird and 

bat boxes and other mitigation measures (such as a ‘bat barn’) will also be agreed with Natural 

England as part of the Demolition and Mitigation strategy.  It is envisaged that details 

concerning biodiversity would be confirmed at the Reserved Matters stage. Specialist lighting 

at the site has also been chosen to positively respond to the bats in the area.  

7.52 In addition, Policy ESD17 ‘Green Infrastructure’, notes that all strategic development sites (such 

as ‘Bicester 2: Graven Hill’) will ‘be required to incorporate green infrastructure provision and 

proposals should include details for future management and maintenance’.  The proposal 

includes areas of green space between the buildings and retains some areas of woodland.  

Again, the details of the green infrastructure provision and maintenance will be confirmed at 

the Reserved Matters stage. However, the Parameter Plan shows that two ‘Green Corridors’ 

would be provided to act as ecological corridors, thus avoiding habitat fragmentation.  

7.53 Policy ESD6 ‘Sustainable Flood Risk Management’ seeks to manage and reduce flood risk.   

As the site is greater than 1 hectare, a Flood Risk Assessment (FRA) has been provided in 

support of the Outline Planning Application.  Policy ESD7 ‘Sustainable Drainage Systems 

(SUDS)’, requires all development to use SUDS for the management of surface water run-off.  

In response to this policy, extensive areas of SUDS are proposed as part of the development 

proposal. Further details are provided in the Supporting Documents for the Outline Planning 

Application.  

 

 



 

 

Visual Impact and Heritage 

7.54 The site is substantial in size and is characterised by several large warehouse buildings. In 

terms of its topography, the site rises from the south to the north.   

7.55 Policy ESD13 ‘Local Landscape Protection and Enhancement’, within the CLP 2011 is relevant 

and notes that opportunities will be sought to secure the enhancement of the character and 

appearance of the landscape. It goes on to state that ‘development will be expected to respect 

and enhance local landscape character, securing appropriate mitigation where damage to local 

landscape character cannot be avoided’. 

7.56 Policy ESD15 ‘The Character of the Built and Historic Environment’, is also relevant.  It sets out 

a number of design aims and also seeks to conserve, sustain and enhance designated and 

non-designated ‘heritage assets’, including buildings, features, archaeology, conservation 

areas and their settings.  

7.57 With reference to heritage considerations, there is a cluster of listed buildings in Ambrosden, 

which are mostly Grade II listed, apart from the Grade II* Church of St Mary the Virgin. However, 

the application site is not visible from the listed buildings due to residential development in 

between.  However, the application site is likely to be visible from Wretchwick Lodge to the 

East, which is Grade II listed.  

7.58 This Outline Planning Application is supported by a Landscape and Visual Effects Chapter 

within the Environmental Statement. This assessment demonstrates that the pale roofs of some 

existing units at the site (e.g., Units D06 & D09) are visible in the views chosen for the 

assessment.   

7.59 The assessment reviews a number of key views around the site, such as Viewpoint 9, which is 

shown at Figure 1.10.  In the vast majority, the effect of the proposal is identified as Negligible 

to Minor adverse in terms of landscape impact.   

 

Figure 1.10: Representative Viewpoint 9, with the proposal partially visible  

 



 

 

7.60 In addition, design principles are proposed to mitigate any visual impact. These include:  

▪ Buildings set within a high-quality landscape framework 

▪ Retention of most of the existing boundary vegetation and wooded areas located 

adjacent to the southern and eastern boundaries of the Application Site 

▪ Green Infrastructure and ecological habitat connectivity achieved by the 

establishment of ‘Green Fingers’ across and through the proposed development; 

and 

▪ Use of native and locally native planting. 

7.61 The design principles will help to mitigate the visual impact of the development upon the 

landscape. Part of this mitigation would involve careful consideration of a sensitive materials 

palette and colouring, such as that used at Magna Park in Milton Keynes (see Figure. 1.11).  

This is a substantial storage and distribution development where varied façade treatments and 

colour tones have been used to help the building fade into the sky.   

 

Figure 1.11: Magna Park, Milton Keynes, use of façade colour tones mitigates visual impact  

 

7.62 The supporting Design and Access Statement includes CGI’s of what the proposal could look 

like with ‘Green’, ‘Brown’ or ‘Blue / Grey’ façade colouring and different tones. Furthermore, 

additional landscaping and tree planting close to the site boundaries are options that could 

mitigate the visual impact of the proposal.  See Figure 1.12 which shows a CGI of the Indicative 

Masterplan with varied ‘green’ coloured tones on the façade of the buildings.    



 

 

 

Figure 1.12: CGI view of the indicative masterplan, looking southwest across the site 

 

7.63 As noted, pre-application discussions between the Applicant and CDC and took place during 

the early part of this year.  The Landscape Planning Officer at CDC responded to the pre-

application scheme and commented (in part) as follows:  

‘The application seeks to replace a series of old MOD warehousing with modern units 

in the same location.  

The existing units are approximately a maximum of 12m high. The proposed units just 

over 20m high. The new units are densely sited on the site leaving little room for 

meaningful planting to break up the facades of the buildings.  Whilst it is neither 

practical nor in my opinion desirable, to try to screen such buildings to the point of trying 

to hide them (impossible anyway, particularly in winter) wider margins of planting would 

break up the facades and make them less visually dominant.  

Careful consideration needs to be given to the colour of the buildings as this will make 

a large difference in their visual impact.’ 

7.64 The comments from the Landscape Planning Officer referred to the pre-application scheme, 

which proposed 117,348 sq. m across 9 units (indicative masterplan). In response to various 

pre-application discussions, the proposal has been reduced to 104,008 sq. m (a reduction of 

13,340 sq. m) allowing the opportunity for greater distancing and planting around the buildings.  

7.65  As noted above, the Landscape Assessment notes that the impact of the development can be 

mitigated by design principles and careful consideration of varied colour palettes and tones, as 

shown in the DAS.  Although the exact details of the ‘appearance’ and location of buildings at 

the site will be confirmed at the ‘Reserved Matters’ stage, we consider that the supporting 

landscape assessment demonstrates that the scheme is acceptable from a landscape and 

heritage perspective.    

 



 

 

Sustainability Considerations 

7.66  Policies ESD1 ‘Mitigating and Adapting to Climate Change’; ESD2 ‘Energy Hierarchy and 

Allowable Solutions’; ESD3 ‘Sustainable Construction’; ESD4 ‘Decentralised Energy Systems’; 

and ESD5 ‘Renewable Energy’ all seek to mitigate the impact of development within the district 

on climate change.  The incorporation of suitable adaptation measures in new development to 

ensure that development is more resilient to climate change impacts will also be promoted. 

7.67 The sustainability agenda is becoming increasingly essential and urgent. The proposals seek 

to deliver new high-quality buildings that are both fit for purpose and sustainable in the longer 

term.  The buildings will seek to achieve BREEAM ‘Excellent’ accreditation and opportunities 

for both sustainable and renewable energy provision will be taken, where feasible.   

7.68 The Outline Planning Application is supported by an Energy and Sustainability Statement and 

paragraph 3.24 within the statement refers to ‘Facilitating a Heat Network Connection’.  It states 

as follows:  

‘If deemed feasible at the detailed design stage, the communal network should allow 

for a single point of connection to an areawide network and, prior to this, be supplied 

from a single energy centre large enough for the entire site where all energy generating 

equipment is located. A single energy centre will facilitate the simplest connection 

(whether immediately, or at a later date) to an area wide district heating network as 

well as reduce maintenance & operating costs. Therefore, a sufficiently large energy 

centre that will allow for its connection to an area-wide heat network is required.’ 

7.69 The assessment also identifies that Solar Thermal; Solar Photovoltaic, and Ground Source 

Heat Pumps are likely to be the most appropriate measures for Renewable Energy Generation. 

Although the energy strategy would be confirmed at the Reserved Matters Stage there is a 

commitment from the Applicant to ensure that the development achieves BREEAM ‘Excellent’ 

rating and will also target ‘Net Zero Carbon’ at the construction phase.  On this basis, we 

consider that the proposed Energy and Sustainability Strategy is acceptable and will create a 

framework for further sustainable development at the Reserved Matters stage.  Further details 

are provided within the Energy and Sustainability Statement that supports this application.  

 

Transport and Servicing Considerations 

7.70 Policy SLE4 ‘Improved Transport and Connections’ within the CLP 2011 is relevant and notes 

that the Council will support the implementation of the proposals in the movement Strategies 

and the Local Transport Plan to deliver key connections, to support modal shift and to support 

more sustainable locations for employment and housing growth.  



 

 

7.71 Furthermore, Policy Bicester 2 requires financial contributions to provide improvements to the 

surrounding local and strategic road network alongside new points of access between the site 

and Bicester.   

7.72 The site currently provides a series of paved roads that connect the existing vacant 

warehouses. However, due to the ongoing construction of the Employment Access Road 

(EAR), which adjoins the northern site boundary, much of the site is now inaccessible due to 

safety considerations. 

7.73 Policy ESD 15 ‘The Character of the Built and Historic Environment’, within the Local Plan is 

relevant. Specifically, it states that proposals should ‘demonstrate a holistic approach to the 

design of the public realm to create high quality and multi-functional streets and places that 

promotes pedestrian movement and integrates different modes of transport, parking and 

servicing.’ 

7.74 As noted previously, the site benefits from an Outline Planning Permission from 2014 (and 

subsequent revisions). This enabled the provision of approx. 92,040 sq. m of commercial 

space, much of which was for logistics (approx. 66,960 sq. m or 720,000 sq. ft).  On this basis, 

it has already been established that the site and the local road network can accommodate 

approx. 990,000 sq. ft of commercial development.  We note that the proposal results in an 

increase of approx. 129,529 sq. ft (subject to detailed design), which represents an increase in 

floor area of approx. 12%.   

7.75 Over the past six months, our Transport Consultants (Alan Baxter Associates) have engaged 

with Oxfordshire County Council (OCC) Highways Team to discuss the proposal in relation to 

the road network.  The details of these discussions are provided within the supporting Transport 

Assessment. However, key points include the provision a strip of land along the northern site 

boundary to allow space for expansion of the EAR for the South East Perimeter Road (SEPR).  

The OCC Pre-Application response states (in part) as follows:  

‘Accordingly OCC have collected strategic transport contributions from all significant 

developments in the area towards the delivery of a South East Perimeter Road (SEPR). 

The Employment Access Road (EAR) within the Graven Hill site has been safeguarded 

as northern section of the route of the SEPR between the A41 north Wendlebury and 

the Pioneer Road roundabout junction.’  

 

7.76 In addition, we have also included increased provision for Electric Vehicle Charging (EVC) and 

cycle parking to support the development.  It is also envisaged that a dedicated pedestrian and 

cycle routes with be provided adjacent the EAR at the northern section of the site. Further 

information is provided in the Transport Statement by Alan Baxter Associates which supports the 

application. This also includes a Travel Plan to support sustainable travel initiatives. 

 

 



 

 

Design, Layout and Placemaking Considerations 

 
7.77 Section 12 ‘Achieving well-designed places’, within the NPPF requires good design and notes 

that proposals should aim to respond to local character and history, and reflect the identity of 

local surroundings and materials, while not preventing or discouraging appropriate innovation. It 

also requires proposals to be visually attractive as a result of good architecture and effective 

landscaping.  

 

7.78 Policy Bicester 2: ‘Graven Hill’ within the adopted Local Plan is relevant. The policy provides key 

site specific design and place shaping principles for new development. It stresses the need to 

promote a sustainable layout that enables a high degree of integration and connectivity between 

new and existing communities, with appropriate consideration of the relationship of the 

development with any retained military uses. 

 

7.79 Although the proposal comprises an Outline Planning Application (fixing ‘Access’ only) the project 

architects have provided an Indicative Masterplan, which shows a realistic option of how the site 

could come forward.  This provides a realistic site layout and building sizes that have been 

formulated in conjunction with Commercial Agency advice, ensuring that the indicative scheme 

positively responds to market requirements.  

7.80 The indicative proposal also seeks to employ sustainable and integrated connections across the 

site in the form of new roads, pedestrian footpaths and cycleways, to ensure safe and permeable 

access.  As noted previously, it is envisaged that the exact details will be confirmed at the 

‘Reserved Matters’ stage. However, the supporting Design and Access Statement (DAS) 

indicates how the site could come forward and provides a design vision of how the site may look 

in terms of materiality, appearance, layout and landscaping.   

7.81 The proposal includes the opportunity to ensure a high degree of placemaking to incorporate 

functional and attractive open space areas within the site, in accordance with the aspirations of 

Policy Bicester 2.  Policy C28 ‘Layout, design and external appearance of new development’, 

within the Cherwell Local Plan 1996 (Saved Policies) also seeks to ensure that new development 

is both sensitive to its context and of a high quality. 

7.82 Policy ESD15 ‘The Character of the Built and Historic Environment’ within the adopted CLP 2011 

advises that new development should complement and enhance the character of its context 

through sensitive siting, layout and high quality design.  

 

7.83 Specifically, one of the design criteria listed in Policy ESD15 requires new development to:  

 

‘Reflect or, in a contemporary design response, re-interpret local distinctiveness, 

Including elements of construction, elevational detailing, windows and doors, building 

and surfacing materials, mass, scale and colour palette.’ 



 

 

 

7.84 The design approach responds to the existing large scale warehouse units at the site, which 

help to form the character of the site. The scheme provides a modern interpretation of this 

historic logistics use and seeks to provide high quality units within a new landscape setting, 

which has the potential to provide areas of open and green space for recreation for employees 

and biodiversity.  

7.85 On this basis, we consider the proposal provides a high-quality redevelopment and optimisation 

of an underutilised brownfield site, which is respectful to the character and appearance of the 

and the wider landscape. Clearly, the exact details of the scheme will be confirmed at the 

Reserved Matters stage. However, the Indicative Masterplan provides a realistic option of how 

the site could develop.  Therefore, we consider that the principle of the proposal and indicative 

design is in general accordance with the relevant policy guidelines and should be supported. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

8.0 Conclusion 

8.1 The site benefits from an Outline Planning Permission (ref: 11/01494/OUT) from August 2014 

(subsequently amended, ref:19/00937/OUT) that established the acceptability of approx. 990,000 

sq. ft of employment floorspace at the site. These decisions form important ‘material 

considerations’ in favour of the current application. Much of this space is for B8 ‘Storage or 

Distribution’ use and ‘Policy Bicester 2: Graven Hill’ provides support for the principle of the 

redevelopment of the site for employment uses to provide jobs and investment to Bicester.  

 

8.2 The proposals respond to sustained and growing demand within the logistics sector. Given the 

proximity of Junction 9 of the M40 and access to the A41, we consider that the site is ideally 

located for such a use.   

 

8.3 It is important to note that the proposed ‘Storage or Distribution’ use continues the historic use of 

the site, which was as part of the Logistics, Commodities and Services (LCS) for the MOD. 

Therefore, the proposal simply seeks to provide a continuation of this use within a new logistics 

park setting.  

 

8.4 Although specific end users have not been identified, it is clear that many B8 use operators can 

provide a range of employment opportunities as noted in the Economic Impact Assessment by 

Quod.  This rapidly evolving sector continues to require an increasing number of skilled 

technicians to ensure that new technological advances ensure efficient and reliable functioning 

of these facilities, which can include wide-ranging sectors from space to automotive to healthcare. 

 

8.5 Although the proposal comprises an Outline Planning Application (fixing ‘Access’ only) at this 

stage, we consider that the Indicative Masterplan demonstrates how the site could come forward 

to provide a high quality logistics park.  The site benefits from an extant Planning Permission for 

approx. 990,000 sq. ft of commercial floorspace and we are seeking to increase this by approx. 

12%. The site is also allocated as ‘Bicester 2’ within the CLP 2011 and constitutes brownfield 

land. On this basis we consider that the principle of the proposal is acceptable.  

 

8.6 The Applicant has engaged with CDC and OCC over the past six months via the pre-application 

process and is keen to continue an open dialogue to respond to any comments or concerns. 

However, we have sought to positively respond to the pre-application comments received to date, 

with scheme revisions and a reduction in overall floorspace, compared to the pre-application 

scheme version. The Applicant has also engaged with local stakeholders and will continue to do 

so. 

   



 

 

8.7 In summary, the site has now been vacant for over a decade, and we are keen to see it come to 

fruition to provide investment, regeneration and jobs for Bicester.  On this basis, we consider that 

the Outline Planning Application should be supported.  



Appendix 1  



Appendix 1: Site Photographs   
 

 
Photo 1: North-east of the site looking east across the demolished Unit D5 

 

 

 
Photo 2: Northeast corner of the site looking southwest towards Unit D1  



 
Photo 3: North-eastern corner of Unit D1  

 

 

 
Photo 4: Eastern elevation of Unit D1 looking north towards Graven Hill  

 



 
Photo 5: Interior of vacant Unit D1 with high ceilings    

 

 

 
Photo 6: Interior of Unit D1  

 

 



 
Photo 7: Exterior of eastern elevation of Unit D4 looking north  

 

 

 
Photo 8: Exterior of eastern elevation of Unit D4, looking south, adjacent Badger enclosure  

  

 



 
Photo 9: Exterior of norther elevation of Unit D4, looking west  

 

 

 
Photo 10: Exterior of wester elevation of Unit D7, looking east  

 

 

 



 
Photo 11: Exterior of Unit D2, southern and western elevations 

 

 

 
Photo 12: Exterior of Unit D2, eastern elevation, looking south  

 

 

 



 
Photo 13: Interior of Unit D2 

 

 

 

 
Photo 14: Exterior of Unit D7 (left) and D2 (right) looking north to Graven Hill  

 



 
Photo 15: Interior of Building D2  

 

 

 
Photo 16: Exterior of Building D10 at the centre of the site  

 

 

 



 
Photo 17: Interior of Building D10 at the centre of the site  

  

 

 
Photo 18: Small woodland boundary adjacent the railway line (southern corner of the site) 
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NOTICE OF DECISION 

TOWN AND COUNTRY PLANNING ACT 1990 
(AS AMENDED) 

 
 

 

 

 

 

 

Name and Address of Agent/Applicant : 
Secrectary Of State For Defence 

c/o Defence Infrastructure Organisation 
Ms Ellen O'Grady 
St George's House 
Kingston Road 
Sutton Coldfield 
Birmingham B75 7RL 
 

 
 
 
 
 
 

Date Registered : 3rd October 2011 
 

 

Proposal : Outline - Redevelopment of former MOD sites including demolition of existing buildings, 
development of 1900 homes; local centre to include a 2 form entry primary school (class 
D1), a community hall of 660sqm, five local shops or facilities to include A1, A2, A3, A5 
and D1 uses totalling up to 1358sqm, up to 1000sqm gross A1 uses, a 
pub/restaurant/hotel (class A4/A3/C1) up to 1000sqm 
and parking areas; employment floorspace comprising up to B1(a) 2160sqm, B1(b) 
2400sqm, B1(c) and B2 20520sqm and B8 uses up to 66960sqm; creation of public open 
space and associated highway improvement works, sustainable urban drainage systems, 
biodiversity improvements, public transport improvements and services infrastructure. 
Erection of a 70400sqm fulfilment centre on 'C' site and associated on site access 
improvement works, hardstanding, parking and circulation areas 

Location : Site C Ploughley Road & Site D & E Ambrosden Road MOD Bicester Upper Arncott 
Oxfordshire  

Parish(es) :  Arncott    

 
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 
Oxon 
OX15 4AA 

Cherwell District Council 
Certified a true copy 

Head of Public Protection & 
Development Management 

 

 
 
Date of Decision : 8th August 2014 Head of Public Protection 

& Development Management 
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SCHEDULE OF CONDITIONS 
 
Outline permission time limits and plan details 
 
 1 No development shall commence on any part of the site until full details of the internal 

access roads, layout, scale, appearance and landscaping for that part of the site (hereafter 
referred to as reserved matters) 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 

 
 2 Except where otherwise stipulated by condition, the development shall be carried out 

strictly in accordance with the following plans and documents: Application forms, 
Environmental Statement and drawings numbered:  

  
 o 1982-A-L-005-B [MOD Bicester Application Site Red Line] 
 o 1982-A-L-010-C [Proposed Master plan] 
 o 1982-A-L-011-B [Proposed Master plan Northern Area] 
 o 1982-A-L-012-B [Proposed Master plan Southern Area] 
 o 1982-A-L-030-C [Building Height Constraints] 
 o 1982-A-L-035-B [Building Density Constraints] 
 o 1982-A-L-040-H [Land Use Diagram] 
 o 1982-A-L-050-F [Land Transfer Areas] 
 o 1982-A-L-060-B [Commercial Areas Sheet 1] 
 o 1982-A-L-061-B [Commercial Areas Sheet 2] 
 o 1982-A-L-551-G (19.05.14) [Proposed phasing boundaries - Land transfer 1] 
 o 1982-A-L-073-G (3.3.14) - [Primary School Plan] 
 o 1982-A-L-074-D (19.5.14) - [Primary School Title plan Land Transfer 1] 
 o 1982-A-L-075-D (19.5.14) [Primary School Title Plan Land Transfer 2] 
 o 1982-A-L-550 (16.5.14) [Proposed Bus Route Land Transfer 1 and 2] 
 o 1982-A-L-542 (7.2.14) [Indicative Peripheral Road Position] 
 o 1982-A-L-553 (19.5.14) [Spine Road Location Land Transfer 1 and 2] 
 o 27808-L508a (December 2012) - Landscape Screening Proposals 
 o 27808-LEA520a (December 2012) - C Site strategic masterplan 
 o 27808-L509 (December 2012) - C Site: Proposed Sections 
 o 27808-L506 (December 2012) - C Site: Screen planting to west boundary 
 o 27808-L415 (September 2011) - MOD Bicester application sites 
 o 27808-L464.dwg.smitv (September 2011) - A41/Pioneer Road mitigation scheme 
 o 27808-L463 (September 2011) - A41/Gravenhill Road/B4100 mitigation scheme 

(signal) 
  
 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. 

 
C Site 
 
 3 In the case of the reserved matters for C site, as identified on the attached plan 27808-

L415.dwg.smitv (September 2011) - MOD Bicester application sites, applications for 
approval shall be made not later than the expiration of three years beginning with 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 
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 4 The first reserved matter application for C site including the new building or part thereof, 

shall also include the landscape reserved matters.  These details shall include; 
  
 a) the location and extent of landscape areas, which shall be no less than those detailed on 

27808-L506 (December 2012). 
 b) the construction details of landscape bunds including their profile and make up  
 c) details of the planting including the size, location and species together with necessary 

protection  
 d) details of fencing or other measures to protect planted areas whilst they become 

established 
 e) programme for delivery of the landscaping 
 f) 15 year management programme to establish and maintain the landscape areas.  
 g) an Arboricultural Method Statement (AMS), undertaken in accordance with 

BS:5837:2012 and all subsequent amendments and revisions 
  
 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 

 
 5 The development on C site to which this permission relates shall be begun not later than 

the expiration of two 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. 

  
 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 

 
 6 The Fulfilment Centre on C Site shall not exceed 18.6m to ridge height, 14.6m to external 

eaves height, or have a dimension that exceeds 320m x 220m.  A distance of at least 60m 
shall be maintained between the proposed building and the existing residential properties 
on Green Lane. 

  
 Reason: To ensure high quality development in accordance with Policy C28 of the Adopted 

Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
 7 The building hereby permitted on C site shall be constructed to DREAM excellent standard. 

Written confirmation, from a suitably qualified person, that the building has been 
constructed to DREAM excellent shall be provided to the local planning authority prior to 
the first occupation of the building.  

  
 Reason - To ensure sustainable construction and reduce carbon emissions in accordance 

with Government guidance contained within the National Planning Policy Framework. 
 
 8 The permission for the building hereby granted for C site shall only be occupied by the 

Ministry of Defence for purposes associated with national defence. 
  
 Reason: In the interests of highway safety and to safeguard the amenities of the occupants 

of adjacent dwellings, in accordance with Policy C30 of the Adopted Cherwell Local Plan 
and Government guidance contained in the National Planning Policy Framework. 

 
 9 A cladding colour scheme, including the material finish for the building(s) on C site, to 

mitigate the impact of the building in views to the site shall be submitted to and approved in 
writing by the Local Planning Authority prior to the commencement of development on C 
site. The cladding shall thereafter comply with the approved scheme.  
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 Reason: To ensure high quality development in accordance with Policy C28 of the Adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
10 Prior to the commencement of development at C site hereby approved, full details of the 

means of access between the land and the highway, including, position, layout, 
construction, drainage and vision splays shall be submitted to and approved in writing by 
the Local Planning Authority. Thereafter, the means of access shall be constructed and 
retained in accordance with the approved details prior to the first occupation of the building. 

  
 Reason - In the interests of highway safety and to comply with Government guidance 

contained within the National Planning Policy Framework  
  
 
11 The building hereby approved on C site shall not be occupied until such time as a routing 

agreement is in place identifying routes for commercial traffic to and from the site. 
  
 Reason: In the interests of highway safety and sustainability, in accordance with 

Government guidance contained in the National Planning Policy Framework. 
 
12 The development hereby approved shall be carried out strictly in accordance with the 

mitigation proposals laid out in table 3.3, Chapter 3, page 30 of the Environmental 
Statement set submitted with the application, which was prepared by AMEC dated 
September 2011. 

  
 Reason -To protect habitats of importance to biodiversity conservation from any loss or 

damage in accordance with Policy C2 of the adopted Cherwell Local Plan and Government 
guidance contained within the National Planning Policy Framework. 

 
13 If the development of C Site hereby approved, does not commence within 1 year from the 

date of this decision, revised species surveys as set out in table 12.3, Chapter 12, Volume 
2 of the Environmental Statement shall be undertaken within the 12 months prior to the 
commencement of the development to establish changes in the presence, abundance and 
impact on badgers, bats, dormice, great crested newts, reptiles, birds and invertebrates.  
The survey results, together with any necessary changes to the mitigation plan or method 
statement shall be submitted to and approved in writing the Local Planning Authority prior 
to the commencement of development. Thereafter, the development shall be carried out in 
accordance with the approved details.  

  
 Reason - To ensure that the development does not cause harm to any protected species or 

their habitats in accordance with Policy C2 of the adopted Cherwell Local Plan and 
Government guidance contained within the National Planning Policy Framework. 

 
14 Construction Environment Management Plan (CEMP) for the development on C site shall 

be submitted to and approved in writing by the Local Planning Authority prior to the 
implementation of the permission for C Site.  Thereafter, the development shall be carried 
out in accordance with the approved CEMP. 

  
 Reason: To ensure the environment is suitably protected during construction in accordance 

with Policy ENV1 of the Adopted Cherwell Local Plan and Government guidance contained 
the National Planning Policy Framework. 

 
15 Prior to the commencement of the development hereby approved at C site, including any 

demolition, any works of site clearance and prior to the introduction of any construction 
machinery onto the site, protective fencing and warning notices shall be erected on the site 
in accordance with the approved ecological mitigation and approved CEMP. All protective 
fencing and warning signs shall be maintained in accordance with approved details for the 
entirety of the construction phase. 
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 Reason -To protect habitats of importance to biodiversity conservation from any loss or 
damage in accordance with Policy C2 of the adopted Cherwell Local Plan and Government 
guidance contained within the National Planning Policy Framework. 

 
16 Prior to the commencement of the development on C site hereby permitted, a 

comprehensive intrusive investigation in order to characterise the type, nature and extent of 
contamination present, the risks to receptors and to inform the remediation strategy 
proposals shall be documented as a report undertaken by a competent person and in 
accordance with DEFRA and the Environment Agency's 'Model Procedures for the 
Management of Land Contamination, CLR 11' and submitted to and approved in writing by 
the Local Planning Authority. No development shall take place unless the Local Planning 
Authority has given its written approval that it is satisfied that the risk from contamination 
has been adequately characterised as required by this condition. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
17 If contamination is found by undertaking the work carried out under condition 16 prior to the 

commencement of the development on C site hereby permitted, a scheme of remediation 
and/or monitoring to ensure the site is suitable for its proposed use shall be prepared by a 
competent person and in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11' and submitted to and 
approved in writing by the Local Planning Authority. No development shall take place until 
the Local Planning Authority has given its written approval of the scheme of remediation 
and/or monitoring required by this condition. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
18 If remedial works have been identified in condition 17, the development  at C Site shall not 

be occupied until the remedial works have been carried out in accordance with the scheme 
approved under condition 17. A verification report that demonstrates the effectiveness of 
the remediation carried out must be submitted to and approved in writing by the Local 
Planning Authority.  

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
19 No development shall commence on C Site until a Construction Management Travel Plan 

providing full details of the phasing of the development and addressing each construction 
activity within each phase  has been submitted to and approved in writing by the Local 
Planning Authority (in consultation with the Local Highway Authority) prior to the 
commencement of development.  This plan is to include wheel washing facilities, a 
restriction on construction & delivery traffic during and routes to the Graven Hill 
development site.  The approved Plan shall be implemented in full during the entire 
construction phase and shall reflect the measures included in the Construction Method 
Statement received. 
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 Reason - In the interests of highway safety and to mitigate the impacts of the development 

during the construction phase and to protect the amenities of Bicester, Ambrosden and 
Arncott during the construction period and to comply with Policy ENV1 of the adopted 
Cherwell Local Plan.   

 
20 The building hereby approved at C site shall not be occupied until such time as a Green 

Travel Plan has been submitted to and approved in writing by the Local Planning Authority. 
The approved travel plan shall thereafter be implemented as approved.  

  
 Reason: In the interests of sustainability and to ensure a satisfactory form of development, 

in accordance with Government advice contained in the National Planning Policy 
Framework. 

 
21 Development at C site shall not commence until a drainage strategy detailing any on or off 

site drainage works, has been submitted to and approved by, the local planning authority in 
consultation with the sewerage undertaker. No discharge of foul or surface water from the 
site shall be accepted into the public system until the drainage works referred to in the 
strategy have been completed.  

  
 Reason: The development may lead to sewerage flooding; to ensure that sufficient capacity 

is made available to cope with new development; and in order to avoid adverse 
environmental impact upon the community in accordance with guidance set out in the 
National Planning Policy Framework. 

 
22 Development at C site shall not be commenced until: impact studies of the existing water 

supply infrastructure have been submitted to and approved in writing by the Local Planning 
Authority in consultation with Thames Water. The studies should determine the magnitude 
of any new additional capacity required in the system and a suitable connection point.  

  
 Reason: To ensure that the water supply infrastructure has sufficient capacity to cope with 

the additional demand in accordance with guidance set out in the National Planning Policy 
Framework. 

 
23 The development of C Site permitted by this planning permission shall only be carried out in 

accordance with the approved drainage strategies BIC/OPA/DOC/15 dated Sept 2011, and 
following mitigation measures detailed within the FRA: 

  
 1. Surface water discharge rates from the site shall be limited to those set out in Table 

4.7 of document BIC/OPA/DOC/15 
 2. Surface Water discharge rates from the site shall be limited to those set out in 

Tables 4.5 and 4.6 of document BIC/OPA/DOC/17 
  
 Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface 

water from the site, in accordance with guidance set out in the National Planning Policy 
Framework. 

 
24 In relation to C Site, a) No retained tree shall be cut down, uprooted, damaged or 

destroyed, nor shall any retained tree be pruned in any manner, be it branches, stems or 
roots, other than in accordance with the approved plans and particulars, without the prior 
written approval of the Local Planning Authority. All tree works shall be carried out in 
accordance with BS3998: Recommendations for Tree Works. 

  
 b) If any retained tree is cut down, uprooted, destroyed or dies, another tree shall be 

planted in the same place in the next planting season following the removal of that tree, full 
details of which shall be firstly submitted to and approved in writing by the Local Planning 
Authority.  
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 In this condition a "retained tree" is an existing tree or group of trees which shall be retained 
in accordance with the approved plans and particulars as set out in the C Site: Tree Survey 
(BIC/OPA/DOC/20, September 2011); and paragraphs (a) and (b) shall have effect until the 
expiration of five years from the date of this consent. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
25 Prior to work commencing on C site, a habitat creation plan, identifying how existing bio 

diversity on the site will be maintained and a net bio diversity gain will be delivered, shall be 
submitted to and approved in writing by the Local Planning Authority. The plan shall 
thereafter be implemented in accordance with the phasing set out in the plan.  

  
 Reason To ensure that the development does not cause harm to any protected species or 

their habitats in accordance with Policy C2 of the adopted Cherwell Local Plan and 
Government guidance contained within the National Planning Policy Framework. 

 
Graven Hill  
 
26 Prior to the submission of reserved matters for Graven Hill, a master plan and design code 

shall be provided covering at least such matters as the distribution of land uses, character 
areas, forms of buildings, street hierarchy, measures to support sustainable travel, strategic 
landscape, building typology, materials, servicing, parking and sustainability features.  The 
Design Code shall be approved in writing prior to the submission of reserved matters and 
thereafter the reserved matters shall be made in accordance with the agreed Code. 

  
 Reason: To ensure high quality development in accordance with Policy C28 of the Adopted 

Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework.  

 
27 In the case of the reserved matters for Graven Hill, reserved matters applications for 

approval for the first phase, which shall include a minimum of 100 residential properties, 
shall be made not later than the expiration of four years beginning with 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 

 
28 In the case of the reserved matters for the remaining phases at Graven Hill, provided 

condition 27 has been complied with, applications for the approval of reserved matters shall 
be made not later than the expiration of eight years beginning with 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 

 
29 The development on Graven Hill to which this permission relates shall be begun not later 

than;  
  
 i) the expiration of two years from the final approval of the reserved matters for phase 1 or, 

in the case of approval on different dates, the final approval of the last reserved matters to 
be approved for phase 1. 
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 ii) provided i) has been complied with, expiration of two years from the approval of the 
reserved matters for the remainder of the site, or, in the case of approval on different dates, 
the final approval of reserved matters.  

  
 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 4 of the Town and Country 
Planning (General Development Procedure) Order 2010 (as amended). 

 
30 Prior to the commencement of development hereby approved on Graven Hill, a phasing 

plan covering the entire Graven Hill site shall be submitted to and approved in writing by the 
Local Planning Authority. Thereafter each reserved matters application shall refer to a 
phase, phases, or part thereof identified in the phasing plan. 

  
 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. 

 
31 No development shall be occupied on the Graven Hill site identified on the attached 

drawing 27808-L415.dwg.smitv (September 2011) - MOD Bicester application sites, until a 
programme of highway improvements has been fully implemented at M40 Junction 9 that 
are sufficient to mitigate the impacts of the development and this has been agreed, in 
writing, by the Local Planning Authority, in conjunction with the Highways Agency. 

  
 Reason: To ensure the safe and efficient operation of junction 9 of the M40 and in 

accordance with central Government guidance contained in the National Planning Policy 
Framework. 

 
32 Building heights for residential properties on Graven Hill site shall not exceed those 

denoted on plan 27808-L389d ai (April 2013) - Graven Hill Building Heights, except those 
specifically restricted by condition 33. Those buildings located above the 80m contour shall 
not exceed 5.4 metres in height.  

  
 Reason: To ensure the satisfactory appearance of the completed development and prevent 

visual encroachment above the base of the tree line on the Graven Hilltop and to comply 
with Policy C28 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
33 Building heights for residential properties on Graven Hill site adjacent to the A41 frontage 

(referred to as the Westacott Woodland Park area on the Landscape Masterplan/Major 
Open Spaces on page 165 of the Design and Access statement) shall be restricted as 
follows: 

  
 o The maximum ridge height of no more than 80% of dwellings shall exceed 8.5 

metres 
 o The maximum ridge height of no more than 20% of the dwellings shall exceed 10.5 

metres 
  
 Reason: In order to achieve a varied roofscape and satisfactory appearance of the 

development to mitigate the impact of the development on the rural peripheral landscape, in 
accordance with Policy C28 of the Adopted Cherwell Local Plan and Government guidance 
contained in the National Planning Policy Framework. 

 
34 The maximum height of any new commercial building at Graven Hill site shall not exceed 

15 metres to the ridge. 
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 Reason - To ensure the satisfactory appearance of the completed development and to 
ensure that the proposed development is in scale and harmony with its rural surroundings 
and to comply with Policy C28 of the adopted Cherwell Local Plan and Government 
guidance contained within the National Planning Policy Framework. 

 
35 Prior to the commencement of each phase relating to the Graven Hill site, details of existing 

and proposed levels shall be submitted to and approved in writing by the local planning 
authority. The details shall include measures to deal with any arisings on site wherever 
possible.  

  
 Reason - To ensure that the proposed development is in scale and harmony with its 

neighbours and surroundings and to comply with Policy C28 of the adopted Cherwell Local 
Plan and Government guidance contained within the National Planning Policy Framework. 

 
36 That prior the first occupation of any part of the Graven Hill development hereby permitted 

fire hydrants shall be provided or enhanced on the site in accordance with details to be first 
submitted to and approved in writing by the Local Planning Authority. 

   
 Reason - To secure the provision of essential community infrastructure on site in 

accordance with Government guidance contained within the National Planning Policy 
Framework. 

 
Energy 
 
37 Prior to the commencement of development at Graven Hill, a feasibility assessment for 

district heating and/or combined heat & power to serve the site, including the consideration 
of bio mass, shall be carried out by a suitably qualified person and submitted to and 
approved in writing by the local planning authority. 

  
 Reason: To achieve a high quality, sustainable development that mitigates the impacts of 

climate change, in accordance with Government guidance contained in the National 
Planning Policy Framework. 

 
38 Should the feasibility study required by condition 37 identify the potential for district heating 

or combined heat and power, an energy plan shall be produced and be submitted to and 
approved in writing prior to the commencement of development. The plan shall thereafter 
be implemented to serve the development in accordance with the approved details.  

  
 Reason: To achieve a high quality, sustainable development that mitigates the impacts of 

climate change, in accordance with Government guidance contained in the National 
Planning Policy Framework. 

 
39 Prior to the first occupation of any dwelling on the site at Graven Hill, either a final Code 

Certificate, certifying that the dwellings in question achieve Level 5 of the Code for 
Sustainable Homes, or a 'passivhaus' certificate including reduced water use (to meet code 
for sustainable Homes level 4)  shall be issued proof of which shall be submitted to and 
approved in writing by the Local Planning Authority. 

  
 Reason - To ensure sustainable construction and reduce carbon emissions in accordance 

with Government guidance contained within the National Planning Policy Framework. 
 
40 All non residential buildings hereby approved on Graven Hill shall be constructed to at least 

a BREEAM 'Excellent' standard. 
  
 Reason - To ensure sustainable construction and reduce carbon emissions in accordance 

with Government guidance contained within the National Planning Policy Framework. 
 
Housing 
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41 No more than 1900 houses shall be provided on the Graven Hill site. The market housing 
shall comprise no less than; 

  
 5% maximum 50sqm 
 5% maximum 83sqm  
 34% maximum 98sqm  
  
 Reason: In order to provide a mix of homes to meet current and expected future housing 

requirements, in the interests of meeting housing need and creating socially mixed and 
inclusive communities, in accordance with Government guidance contained in the National 
Planning Policy Framework. 

 
42 Prior to commencement of development at Graven Hill, a housing plan shall be submitted 

to and approved in writing by the Local Planning Authority identifying how the dwellings 
identified in condition 41 shall be distributed through the phases of the development. The 
development shall thereafter be carried out in accordance with the approved housing plan.   

  
 Reason:  In order to provide a mix of homes to meet current and expected future housing 

requirements, in the interests of meeting housing need and creating socially mixed and 
inclusive communities, in accordance with Government guidance contained in the National 
Planning Policy Framework. 

 
Employment  
 
43 Prior to work commencing at Graven Hill, an employment strategy for the site, carried out 

by a suitably qualified person, shall be submitted to and approved in writing by the local 
planning authority. The employment strategy shall; 

  
 i) address the local employment situation, identify the areas of need and opportunity 

for the site to address them.  
 ii) include initiatives to attract and develop knowledge and high technology industries 

to Bicester. 
 iii) include initiatives to reduce out commuting from Bicester. 
 iv) provide an assessment of the rail freight opportunity of the site  and its potential to 

attract employment to the site and reduce road transport. 
 v) address the wider Local Enterprise Partnership priorities and the opportunity for the 

site to contribute to their aims. 
 vi) the rail lines serving the commercial units on Graven Hill shall not be removed until 

the assessment of the rail freight opportunity required by this condition has been submitted 
to and approved by the Local Planning Authority. 

  
 Reason: To secure sustainable economic growth in order to create jobs and prosperity in 

accordance with Government advice contained in the National Planning Policy Framework. 
 
44 The local shops or facilities at Graven Hill (use classes A1, A2, A3, A5 or D1) shall not 

exceed 1358m2 in total or comprise of any single unit exceeding 150m2 in area, with the 
exception of a single additional retail unit (use class A1) which shall not exceed 1000m2 
gross area.  The local shops and facilities thereafter shall not be amalgamated to form 
larger units without the prior written consent of the Local Planning Authority. The 1000m2 
retail unit shall not be used for any purpose outside of use class A1. 

  
 Reason: To ensure the provision of appropriate local community facilities to serve the 

development in accordance with Government advice contained in the National Planning 
Policy Framework.  
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45 Notwithstanding the provisions of Class J of Part 4, schedule 2 of the Town and Country 
Planning (General Permitted Development) (Amendment) (England) Order 2013 and its 
subsequent amendments, the approved B1 (a) development on Graven Hill shall not be 
converted to provide residential accommodation, without the express planning consent of 
the Local Planning Authority. 

  
 Reason: To enable the Local Planning Authority to retain planning control over the 

development of the Graven Hill site, in order to ensure an appropriate level of services and 
amenities will remain for the development, in accordance with central Government advice 
contained the National Planning Policy Framework. 

 
Construction 
 
46 All services serving the proposed development shall be provided underground unless 

details have first been submitted to and approved in writing by the Local Planning Authority.  
Details of any necessary above ground infrastructure, whether or not permitted by the Town 
and Country Planning (General Permitted Development Order) 1995 (as amended) shall be 
submitted concurrently with the details of the development they serve. 

  
 Reason: To ensure the satisfactory appearance of the completed development and to 

comply with Policy C28 of the Adopted Cherwell Local Plan and Government advice 
contained in the National Planning Policy Framework. 

 
47 A Construction Environment Management Plan (CEMP), in relation to Graven Hill, shall be 

submitted to and approved in writing by the Local Planning Authority, prior to the 
commencement of development on Graven Hill.  Thereafter, the development shall be 
carried out in accordance with the approved CEMP unless otherwise agreed in writing by 
the Local Planning Authority. 

  
 Reason: To ensure the environment is suitably protected during construction in accordance 

with Policy ENV1 of the Adopted Cherwell Local Plan and Government guidance contained 
the National Planning Policy Framework. 

 
Landscape 
 
48 Notwithstanding the details submitted, no development shall take place on Graven Hill until 

a Strategic landscape scheme has been submitted to and approved in writing by the Local 
Planning Authority.  The landscape scheme shall include; 

  
 i) identification of strategic landscape areas which shall accord with the approach set out in 

the Design and Access Statement 
 ii) phasing of the provision  
 iii) key principles for the laying out and management of each area  
 iv) protection of habitat and open space areas pre and post laying out, whilst development 

takes place on the site.  
 v) fifteen year management plan for the maintenance of the area. 
 vi) an Arboricultural Method Statement (AMS), undertaken in accordance with 

BS:5837:2012 and all subsequent amendments and revisions 
  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development, to provide mitigation for the landscape impact of 
the proposed development and to comply with Policy C28 of the adopted Cherwell Local 
Plan and Government guidance contained within the National Planning Policy Framework. 

 
49 In relation to Graven Hill, a) No retained tree shall be cut down, uprooted, damaged or 

destroyed, nor shall any retained tree be pruned in any manner, be it branches, stems or 
roots, other than in accordance with the approved plans and particulars, without the prior 
written approval of the Local Planning Authority. All tree works shall be carried out in 
accordance with BS3998: Recommendations for Tree Works. 
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 b) If any retained tree is cut down, uprooted, destroyed or dies, another tree shall be 

planted in the same place in the next planting season following the removal of that tree, full 
details of which shall be firstly submitted to and approved in writing by the Local Planning 
Authority.  

  
 In this condition a "retained tree" is an existing tree or group of trees which shall be retained 

in accordance with the approved plans and particulars as set out in the Graven Hill: Tree 
Survey (BIC/OPA/DOC/19, September 2011); and paragraphs (a) and (b) shall have effect 
until the expiration of five years from the date of this consent. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
50 No enclosures shall be erected within 5 metres of the retained barracks, without the prior 

express planning consent of the Local Planning Authority. 
  
 Reason - To ensure the satisfactory appearance of the completed development, to 

safeguard the privacy and safety of the occupants of the proposed dwellings and to 
safeguard the security of the MoD barracks and to comply with Policies C28 and C30 of the 
adopted Cherwell Local Plan and Government guidance contained within the National 
Planning Policy Framework. 

 
 
Highways 
 
51 That prior to the first occupation of the Graven Hill development the proposed Entrance 

Works (A41/Graven Hill Road/B4100/A4421 roundabout) as shown on Figure 11.3 in the 
accompanying Transport Assessment, drawing reference 27808-L463 (September 2011) – 
A41/Gravenhill Road/B4100 mitigation scheme (signal), between the land and the highway 
shall be formed, laid out and constructed strictly in accordance with the Local Highway 
Authority's specifications and that all ancillary works specified shall be undertaken. 

  
 Reason - In the interests of highway safety and to comply with Government advice 

contained in the National Planning Policy Framework. 
 
52 That  prior to the first occupation of the Graven Hill development, a construction timetable 

for the proposed works at Pioneer/A41 roundabout, as shown on Figure 11.4.3 in the 
accompanying Transport Assessment and drawing reference 27808-L464 (September 
2011) – A41/Pioneer Road mitigation scheme, between the land and the highway shall be 
agreed.  The agreed timetable shall thereafter be adhered to and the works shall be 
formed, laid out and constructed strictly in accordance with the Local Highway Authority's 
specifications and that all ancillary works specified shall be undertaken.  There shall be no 
occupation of phase 2 (residential) or phase 1, 2 or 3 of commercial land, as set out in the 
phasing plan on page 178 of the Design and Access statement, until the agreed works 
have been implemented in accordance with the timetable, unless otherwise agreed in 
writing by the Local Planning Authority. 

  
 Reason - In the interests of highway safety and to comply with Government advice 

contained in the National Planning Policy Framework. 
 
53 No development shall commence on site within each agreed phase for the Graven Hill 

development until the internal vision splays for all vehicle access and pedestrian crossing 
points for the development are submitted to and approved in writing by the Local Planning 
Authority.  Such vision splays shall be formed, laid out and constructed in accordance with 
the approved plan and shall not be obstructed by any object, structure, planting or other 
material at any time. 
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 Reason - In the interests of highway safety and to comply with Government advice 

contained in the National Planning Policy Framework. 
 
54 No development shall commence on site within each agreed phase for the Graven Hill 

development until the tracking manoeuvres for refuse vehicles, fire tenders etc are 
submitted to and approved in writing by the Local Planning Authority. 

  
 Reason - In the interests of highway safety and to comply with Government advice 

contained in the National Planning Policy Framework. 
 
55 No development shall commence on site within each agreed phase for the Graven Hill 

development until details of the pedestrian, cycle and vehicle routes are submitted to and 
approved in writing by the Local Planning Authority.  Such routes shall be formed, laid out 
and constructed strictly in accordance with the approved details. 

  
 Reason - In the interests of highway safety and to comply with Government advice 

contained in the National Planning Policy Framework. 
 
56 No development shall commence on site within each agreed phase for the Graven Hill 

development until a lighting scheme for the pedestrian, cycle and vehicle routes are 
submitted to and approved in writing by the Local Planning Authority. Such lighting shall be 
formed, laid out and constructed strictly in accordance with the approved details. 

  
 Reason - In the interests of highway safety and to comply with Government advice 

contained in the National Planning Policy Framework. 
 
57 No development shall commence on site for the Graven Hill development until a 

Construction Management Travel Plan providing full details of the phasing of the 
development and addressing each construction activity within each phase has been 
submitted to and approved in writing by the Local Planning Authority (in consultation with 
the Local Highway Authority) prior to the commencement of development.  This plan is to 
include wheel washing facilities, a restriction on construction & delivery traffic during and 
routes to the Graven Hill development site.  The approved Plan shall be implemented in full 
during the entire construction phase and shall reflect the measures included in the 
Construction Method Statement received. 

  
 Reason - In the interests of highway safety and to mitigate the impacts of the development 

during the construction phase and to protect the amenities of the Bicester, Ambrosden and 
Arncott during the construction period and to comply with Policy ENV1 of the adopted 
Cherwell Local Plan.   

 
58 That, before any of the dwellings within each agreed phase of the Graven Hill development 

are first occupied, the whole of the estate roads, bridges, footways, cycleway and other 
pedestrian/cycle routes (except for the final surfacing thereof) shall be laid out, constructed, 
lit and drained to Oxfordshire County Council's specifications  

  
 Reason - In the interests of highway safety, to ensure a satisfactory standard of 

construction and layout for the development and to comply with Government advice 
contained in the National Planning Policy Framework. 

 
59 That, before any of the dwellings are first occupied within each agreed phase of the Graven 

Hill development, the proposed vehicular accesses, driveways, parking courts, parking 
areas and turning areas that serve those dwellings shall be constructed, laid out, surfaced 
and in accordance with specification details to be submitted to and approved in writing by 
the Local Planning Authority prior to the commencement of development. 
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 Reason - In the interests of highway safety, to ensure a satisfactory standard of 
construction and layout for the development and to comply with Government advice 
contained in the National Planning Policy Framework. 

 
60 That, before the non-residential elements of the Graven Hill development are first occupied, 

the parking areas shall be constructed, surfaced, laid and marked out, drained and 
completed in accordance with specification details to be submitted to and approved in 
writing by the Local Planning Authority prior to the commencement of development. 

  
 Reason - In the interests of highway safety, to ensure a satisfactory standard of 

construction and layout for the development and to comply with Government advice 
contained in the National Planning Policy Framework 

 
61 A safeguarded route for a South Eastern relief road shall be identified on the master plan 

for the site (maximum width 15 metres) which shall be submitted to and approved in writing 
prior to work commencing at Graven Hill. The safeguarded area shall thereafter remain free 
of built development.  

  
 Reason: In order to safeguard the possible provision of a new relief road, in accordance 

with the Bicester Movement Study, Proposed Submission Cherwell Local Plan 2013 and 
guidance set out in the National Planning Policy Framework. 

 
Drainage Conditions 
 
62 No development shall commence until full details of a scheme for the provision of mains 

foul water drainage and treatment, including any improvements or other works to existing 
off site drainage and treatment infrastructure ('the drainage scheme'), has been submitted 
to and approved in writing by the Local Planning Authority.  The drainage scheme shall 
include details of the drainage and treatment works to be provided for each phase of the 
development set out in the Phasing Plan approved under condition 30. No dwellings in any 
phase of the development shall be occupied until that part of the drainage scheme for the 
relevant phase(s) of the development has been implemented in full. 

  
 Reason: To ensure that sufficient capacity is made available to dispose and treat the foul 

flows discharged from the development. This condition is imposed in light of policies set out 
within the NPPF. 

 
63 Development shall not be commenced on the Graven Hill site until: impact studies of the 

existing water supply infrastructure have been submitted to and approved in writing by the 
Local Planning Authority in consultation with Thames Water. The studies should determine 
the magnitude of any new additional capacity required in the system and a suitable 
connection point.  

  
 Reason - To ensure that the water supply infrastructure has sufficient capacity to cope with 

the additional demand.   
 
64 Prior to the commencement of development on the Graven Hill site, a scheme to ensure 

that no surface water from the Graven Hill development shall be discharged onto the 
adjoining highway shall be submitted to and approved in writing by the Local Planning 
Authority and constructed in accordance with the approved scheme, prior to the 
commencement of each agreed phase. 

  
 Reason - In the interests of highway safety and mitigating flood risk and to comply with 

Government advice contained in the National Planning Policy Framework. 
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65 Prior to the commencement of development at Graven Hill, a surface water drainage 
strategy based on Sustainable Urban Drainage principles and an assessment of the 
hydrological and hydro geological context of the development, shall be submitted to and 
approved in writing by the Local Planning Authority and constructed in accordance with the 
approved scheme, prior to the commencement of development. The approved scheme 
shall then be implemented and maintained in accordance with approved details.  

  
 Reason; To prevent the risk of flooding, to improve and protect water quality, improve 

habitat and amenity and ensure maintenance of the scheme.  
 
66 Prior to the development of each phase, the related Sustainable Drainage Systems (SUDS) 

shall be laid out, constructed to Oxfordshire County Council's specifications. 
  
 Reason - In the interests of highway safety and mitigating flood risk to comply with 

Government advice contained in the National Planning Policy Framework. 
 
67 No development on any phase or parcel at Graven Hill shall commence until a detailed 

scheme for disposal of surface water, including phased works and maintenance thereof, 
attenuation and storage and on site balancing arrangements reflecting current best practice 
for sustainable urban drainage, have been submitted to and approved in writing by the local 
planning authority. No development shall take place other than in accordance with 
approved scheme.  

  
 Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface 

water from the site . in order to comply with Government guidance contained within the 
National Planning Policy Framework. 

 
68 The development permitted by this planning permission shall only be carried out in 

accordance with the approved drainage strategy CIV15119 DR 002 Rev A03, dated 
November 2013 and the following mitigation measures as stated on the email dated 20 
November 2013 from Peter Johnson (Waterman Transport and Development Ltd).  

   
 o Discharge rates limited to 2l/s/ha during a 1 in 1 year storm event and 11l/s/ha 

during a 1 in 100 year plus climate change storm event. 
 o Attenuation provided for up to the 1 in 100 year (plus 30% for climate change) event 

using swales and ponds. 
   
 Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface 

water from the site in order to comply with Government guidance contained within the 
National Planning Policy Framework. 

 
Historic Environment 
 
69 No development shall take place on Graven Hill until the applicant, or their agents or 

successors in title, has secured the implementation of a programme of recording in 
accordance with a written scheme which has been submitted to and approved by the Local 
Planning Authority.  

  
 Reason: To secure the proper recording of buildings which are of national significance, 

forming part of the former Central Ordnance Depot, to comply with Government advice 
contained in the National Planning Policy Framework. 

 
70 No development shall be occupied Graven Hill until the programme of recording as set out 

in condition 69 has been completed and the provision made for publication and 
dissemination of the results and archive deposition has been secured. 

  
 Reason: To secure the proper recording of buildings which are of national significance, 

forming part of the former Central Ordnance Depot, to comply with Government advice 
contained in the National Planning Policy Framework. 
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71 Prior to any demolition and the commencement of the development at Graven Hill a 

professional archaeological organisation acceptable to the Local Planning Authority shall 
prepare an Archaeological Written Scheme of Investigation, relating to the Graven Hill 
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. 

 
72 Prior to any demolition on the Graven Hill site and the commencement of the development 

hereby approved on Graven Hill, and following the approval of the Written Scheme of 
Investigation referred to in condition 71, a staged programme of archaeological evaluation 
and mitigation shall be carried out by the commissioned archaeological organisation in 
accordance with the approved Written Scheme of Investigation.  

  
 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. 

 
Ecology 
 
73 The development of Graven Hill hereby approved shall be carried out strictly in accordance 

with the mitigation proposals laid out in table 3.3, chapter 3, page 30 of the Environmental 
Statement set submitted with the application, which was prepared by AMEC dated 
September 2011.  

  
 Reason -To protect habitats of importance to biodiversity conservation from any loss or 

damage in accordance with Policy C2 of the adopted Cherwell Local Plan and Government 
guidance contained within the National Planning Policy Framework. 

 
74 If the development of Graven Hill hereby approved does not commence within 1 year from 

the date of this decision, revised species surveys as set out in table 12.3, Chapter 12, 
Volume 2 of the Environmental Statement shall be undertaken prior to the commencement 
of the development to establish changes in the presence, abundance and impact on 
badgers, bats, dormice, great crested newts, reptiles, birds and invertebrates.  The survey 
results, together with any necessary changes to the mitigation plan or method statement 
shall be submitted to and approved in writing the Local Planning Authority. Thereafter, the 
development shall be carried out in accordance with the approved details.  

  
 Reason - To ensure that the development does not cause harm to any protected species or 

their habitats in accordance with Policy C2 of the adopted Cherwell Local Plan and 
Government guidance contained within the National Planning Policy Framework. 

 
75 Prior to work commencing on Graven Hill, a habitat creation plan, identifying how existing 

bio diversity on the site will be maintained and a net bio diversity gain will be delivered, 
shall be submitted to and approved in writing by the Local Planning Authority. The plan 
shall thereafter be implemented in accordance with the phasing set out in the plan.  

  
 Reason To ensure that the development does not cause harm to any protected species or 

their habitats in accordance with Policy C2 of the adopted Cherwell Local Plan and 
Government guidance contained within the National Planning Policy Framework. 
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76 Prior to the commencement of the development hereby approved at Graven Hill, including 
any demolition and any works of site clearance, a Construction Environmental Management 
Plan (CEMP), which shall include details of the measures to be taken to ensure that 
construction works do not adversely affect biodiversity, shall be submitted to and approved 
in writing by the Local Planning Authority for each phase of development. Thereafter, the 
development shall be carried out in accordance with the approved CEMP.  

  
 Reason -To protect habitats of importance to biodiversity conservation from any loss or 

damage in accordance with Policy C2 of the adopted Cherwell Local Plan and Government 
guidance contained within the National Planning Policy Framework. 

 
 
Contamination 
 
77 Prior to the commencement of the development on any phase hereby permitted on Graven 

Hill, a comprehensive intrusive investigation in order to characterise the type, nature and 
extent of contamination present, the risks to receptors and to inform the remediation 
strategy proposals shall be documented as a report undertaken by a competent person and 
in accordance with DEFRA and the Environment Agency's 'Model Procedures for the 
Management of Land Contamination, CLR 11' and submitted to and approved in writing by 
the Local Planning Authority.  The report shall identify clearly the phase to which it relates 
and the relationship to remediation of phases already completed and to those remaining to 
be undertaken. No development shall take place unless the Local Planning Authority has 
given its written approval that it is satisfied that the risk from contamination has been 
adequately characterised as required by this condition. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
78 If contamination is found by undertaking the work carried out under condition 77, prior to 

the commencement of the development hereby permitted on Graven Hill, a scheme of 
remediation and/or monitoring to ensure the site is suitable for its proposed use shall be 
prepared by a competent person and in accordance with DEFRA and the Environment 
Agency's 'Model Procedures for the Management of Land Contamination, CLR 11' and 
submitted to and approved in writing by the Local Planning Authority. No development shall 
take place until the Local Planning Authority has given its written approval of the scheme of 
remediation and/or monitoring required by this condition. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
79 If remedial works have been identified in condition 78, the development of Graven Hill shall 

not be occupied until the remedial works have been carried out in accordance with the 
scheme approved under condition 78. A verification report that demonstrates the 
effectiveness of the remediation carried out must be submitted to and approved in writing 
by the Local Planning Authority.  

  



 

Application No : 11/01494/OUT 

18 of 20 

 

 Reason - To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
 
PLANNING NOTES  
 

1. All historic reports completed as part of condition 70 shall be made publically available 
through the Local Historic Environment Record and the National Monuments Record. 

 
2. The construction or alteration of any culverting or dam or weir like structure on a 

watercourse, requires the prior written approval of the Agency under the terms of the Land 
Drainage Act 1991 or Water Resources Act 1991.  The Environment Agency resists 
culverting on conservation and other grounds and consent for such works will not normally 
be permitted. 

 
3. Permission is required before removing hedges that are at least 20 metres in length, over 

30 years old and containing certain species of plant. 
 

4. Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 
1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes.  
The developer should take account of this minimum pressure in the design of the proposed 
development. 

 
5. Attention is drawn to the attached advice for applicants from the Environment Agency 

 
6. Attention is drawn to a Legal Agreement related to this development or land which has 

been made pursuant to Section 106 of the Town and Country Planning Act 1990, Sections 
111 and 139 of the Local Government Act 1972 and/or other enabling powers. 
 

7. Please note all the internal vision splays must be dedicated as public highway land to 
maintain the vision splays for safety reasons. 

 
STATEMENT OF ENGAGEMENT 
 
With regard to the duty set out in paragraphs 186 and 187 of the Framework, it is considered that 
the duty to be positive and proactive has been discharged through the approval of a sustainable 
form of development and ongoing dialogue with the applicants during pre-app and throughout the 
course of the application, in accordance with the guidance set out in the NPPF. 
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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 considering work on site. 

 

• 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 0300 0030 200 , fax 0300 0030 201 or E-mail at 
building.control@cherwellandsouthnorthants.gov.uk 

 

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

mailto:building.control@cherwellandsouthnorthants.gov.uk
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• 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. 

 

• 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. 



Appendix 3 



Application No: 
11/01494/OUT 

Ward: Launton Date Valid: 03/10/11 

Applicant: Secretary of State for Defence 

Site 
Address: 

Site C Ploughley Road, Upper Arncott & Site D & E Ambrosden Road, 
MOD Bicester 
 

 

Proposal: Outline - Redevelopment of former MOD sites including demolition of 
existing buildings, development of 1900 homes; local centre to include a 2 
form entry primary school (class D1), a community hall of 660sqm, five 
local shops or facilities to include A1, A2, A3, A5 and D1 uses totalling 
500sqm, 1000sqm gross A1 uses, a pub/restaurant/hotel (class 
A4/A3/C1) 1000sqm and parking areas; employment floorspace 
comprising B1(a) 2160sqm, B1(b) 2400sqm, B1(c) and B2 20520sqm and 
B8 uses up to 66960sqm; creation of public open space and associated 
highway improvement works, sustainable urban drainage systems, 
biodiversity improvements, public transport improvements and services 
infrastructure. Erection of a 70400sqm fulfilment centre on 'C' site and 
associated on site access improvement works, hardstanding, parking and 
circulation areas 

 

1. Site Description and Proposal 
1.1 This application is for outline consent for effectively two proposals on two separate 

sites, but submitted as one application.  The first relates to the redevelopment of 
Graven Hill, Bicester (sites D & E) for a mixed use scheme comprising employment 
and residential uses (as specified above).  The second relates to the redevelopment 
of C Site (in Upper Arncott) involving the construction of a 70,400 square metre 
warehouse, titled a ‘Fulfilment Centre’ by the MoD, outside storage and road/rail 
transfer area, to contain their logistics functions.  This is an outline application with 
all matters reserved, except access.  Various works are proposed to both sites to 
improve/upgrade existing access points, which will be discussed in more detail in 
the highway section below. 
 

1.2 C Site is located to the west of Arncott Hill. It is bound to the north by residential 
properties off Ploughley Road with Norris Road to the east. Residential properties 
on Green Lane also bound the eastern edge of the site as part of the Upper Arncott 
settlement, with Murcott Road forming the south eastern boundary of the site. The 
western boundary is formed by railway lines within the site and agricultural fields 
adjoining the site.  The site is 57ha in total and contains numerous large 
warehouses, most with road and rail access. Access to the site is off Norris Road. A 
further access point (currently gated) is to the south off Murcott Road. The main rail 
access into the site is from the north-west corner and a link to other sites leaves the 
south-east corner of the site. A further link leaves the site in the north east corner. 
 

1.3 Sites D and E, referred to collectively as Graven Hill, comprise an area of 207.23ha. 
E Site is the closest to Bicester, north west of Graven Hill and measures circa 70 
ha, of which 48.6ha is currently within B8 Storage and Distribution use. D site is to 
the south east of Graven Hill and measures circa 60ha, of which circa 36.8ha is 
currently in B8 Storage and Distribution use. The sites form a donut shape around 
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Graven Hill itself. St. David’s Barracks, to the south-west of the Hill, is self contained 
and excluded from this area. The site is currently used as part of the LCS (Logistics, 
Commodities and Services, formerly known as DSDA (Defence Storage and 
Distribution Agency)), logistics hub. Under this proposal the LCS operation would be 
rationalised and moved to C Site. 
 

1.4 Graven Hill is bounded to the north east by the A41 Aylesbury Road, the railway line 
to the west, railway tracks and sidings to the south-west. The southern and eastern 
boundaries of the site are formed by adjoining agricultural fields with a railway line 
within the site on both these edges. The site includes the Bicester International 
Freight Terminal (BIFT) which is in the north of the site along the A41 and in total 
extends to circa 6ha. There are two main vehicular access points to the site. The 
main access currently is the roundabout in the north east corner off the A41 
Aylesbury Road, the A4421 Neunkirchen/Seelscheid Way and Gravenhill Road 
North. The ghost island priority junction at the A41/Pioneer Road junction and a 
further access point to the south off Langford Lane, which in turn leads out to join 
the A41 to the west, are currently gated for security reasons. Rail access into the 
site is from the south near the sidings area. The main rail route forms the majority of 
the northern and western edges of the site.  Adjoining uses include Wretchwick 
Farm to the north east and a sewage treatment works to the north west on the 
opposite side of the Chiltern railway line.  Langford Park Farm adjoins the site to the 
north west. A stables business and residence is located to the south west of the site 
at Langford Lane. 
 

1.5 Whilst this application is in outline only, indicative plans have been submitted along 
with, Planning Statement, Draft Heads of terms for s.106, Statement of Community 
Involvement, Sustainability Appraisal, Plans document, Design and Access 
Statement, Environmental Statement Volume 1:Non-technical summary, 
Environmental Statement Volume 2: Main report, Environmental Statement Volume 
3: Appendices, Graven Hill & C Site Flood Risk Assessment, Energy Strategy, 
Transport Assessment (including appendices), Graven Hill & C Site Travel Plan, 
Graven Hill & C Site Drainage Strategy, Graven Hill & C Site Utilities Strategy and 
Graven Hill & C Site  Tree Surveys.  Further addendums to the Environmental 
Statement have also been submitted, the details of which are outlined in the 
consultation section below. 
 

1.6 There is no relevant planning history associated with these sites. 
 

1.7 By way of background, it is important to understand the applicant’s (DIO - Defence 
Infrastructure Organisation) basis for the submission of this application as a ‘linked’ 
application, i.e. the determination of the proposals at C Site and Graven Hill as one 
application.  The Operational Efficiency Programme (OEP), published in late 2008, 
charged the MOD with looking at its storage and distribution function, along with the 
estate it occupies to determine whether there were any opportunities to release 
funds back to Her Majesty’s Treasury (HMT). The OEP identified the opportunity to 
rationalise the logistics function at Graven Hill, by withdrawing (in a phased manner) 
from Graven Hill and to redevelop C Site, using the value of the surplus land to 
develop a specifically designed, fit for purpose logistics hub. 
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2. Application Publicity 
2.1 The application has been advertised by way of a site notice and press notice.  Site 

notices were located at various points along the A41, the A41/Ploughley Road 
junction, bus stop at Rodney House, on a road sign adjacent to C Site and on a 
telegraph pole at the Ploughley Road/Green Lane junction. A notice was also 
posted to the Bicester Link Point. The final date for comment was 17 November 
2011.  However correspondence received after this date but prior to determination 
has been taken into consideration. 
 

2.2 17 letters/emails of objection have been received from neighbouring residents.  The 
main material planning reasons for objecting are summarised below; 

• Impact from ‘fulfiment’ centre on views, sunlight, noise and disturbance from 
increased activity on occupants of 3 Norris Road, Upper Arncott. 

• Noisy and unsociable building (C site) 

• Adverse impact from flood lighting 

• Concerns about flooding, skylines and air quality 

• Accessibility of the application – the application is deliberately long winded 

• Concerned about MoD’s stance to withdraw from Bicester if plans rejected 

• Access around C site was supposed to be for emergency access only. 

• Question the need for additional housing 

• Question the need for more warehouse space when many of the buildings 
on C site are let out to private companies and many others are empty. 

• If this application is implemented, C Site will be built before Graven Hill is 
sold. Construction was meant to depend on the sale of Graven Hill. 

• Congestion and trucks queuing at the entrance to C Site. 

• Application lacks any detail regarding road improvements in the actual 
villages 

• Application does not demonstrate how security will be maintained around 
the rail line or barrack area around Graven Hill. Does not mention whether 
the use of the rail line will be for main line or internal freight use. 

• Lack of detail regarding the proposed bund at C site. 

• Air quality will be affected at Arncott. 

• C site will put additional pressure on the River Ray. 

• There will be no visual gain for the village for 10-15 years until the 
landscaping matures. 

• Development will impact views from properties on Norris Road, particularly 
3A Norris Road. 

• Structure will dominate the entrance to the village. 

• Development could increase our unemployment figures rather than reducing 
them. 

• There must be a mandatory HGV route via Palmer Avenue, with weight 
restrictions placed on Ploughley Road through Ambrosden and Arncott, 
Murcott Road, and Norris Road. 

• Both villages would also gain greatly from a blanket 20 mph speed limit. 

• The site entrance and its environs, especially the area opposite, should be 
brought up to an acceptable standard. 

• A proper footpath enabling pedestrians to walk along one side of Ploughley 
Road and Norris Road, with a safe full width path across the level crossing, 
should also be part of the plan. 
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• Sufficient housing is provided by the SW extension (Kingsmere) and Eco 
Town to satisfy demand for a considerable period.   

• Further provision will damage the values of existing stock and the viability of 
consented schemes. 

• Granting consent for this development will realise the relief road. 

• Insufficient mitigation to accommodate increased demands 

• No mention of rail links and any potential upgrading of railways sidings 

• Can the operations not be based at Graven Hill and the housing at Arncott? 
 

1 letter of support has been received.  The main points are summarised below: 
 

• Great opportunity to stream line the logistics supply chain for the MOD, 
securing a number of jobs for the local community and increasing the 
likelihood of visitors to the area. 

 
Terrance O’Rourke Ltd have written on behalf of Countryside Properties (Bicester) 
Ltd to object to the proposal and in summary, raise the following points; 
 

• The proposals are extremely premature and could seriously undermine the 
emerging spatial strategy for Bicester 

• This prematurity would have significant implications for the delivery of the 
existing strategic development sites at Kingsmere and North West Bicester. 

• Incorrect to seek to justify the release of Graven Hill on the basis that the 
saved policies do not include provisions for the growth of Bicester. 

• The proposal needs to be backed up by a clear and robust evidence base, 
including viability case. 

• The applicant has failed to provide any compelling reasons why either the 
adopted planning policies or the emerging spatial strategy should be set 
aside. 

• Infrastructure requirements of the development have not been considered at 
a strategic level. 

 

3. Consultations 
The consultation responses in relation to the originally submitted proposal are summarised 
below, the full versions can be found on the council’s website. 
3.1 Bicester Town Council objects to the proposal. Their objections are summarised 

below; 

• The 1900 homes planned are over and above the approx. 7500 homes 
already accepted and in the planning process for the town.  The town cannot 
keep growing at this rate. 

• Increased traffic flow has not been adequately addressed in the application. 

• Employment figures are not robust enough to support the application & 
questions the number of jobs created in the claim. 

• Visual impact of large ‘Fulfilment Centre’ on the surrounding area. 

• Concerned that a full Environmental Impact Study has not been carried out. 

• Any development must support and enhance Bicester’s status as an Eco 
Town. 

 
3.2 Chesterton Parish Council are of the opinion that the application offers the 
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opportunity to review the NW Bicester location and consider this brownfield site as 
an alternative. 

3.3 Merton Parish Council does not object to the proposal, but offers the following 
comments: 
 
Extra HGV Traffic particularly in Arncott as operations move from GH (present 
freight point). Whilst there is a MOD HGV circuit from A41 via B 4011 (Thame rd) 
and then down Palmer Avenue to the main C site entrance just past The Plough, 
this will be more heavily loaded and there will be an increased risk of HGV cutting 
the corner from A34 (By mistake! or Sat Nav guidance) via Islip, Merton & 
Ambrosden. 

3.4 Wendlebury Parish Council object to the application, and in summary, raises the 
following points: 
 

• Adequate housing provision for Bicester already achieved 

• Transport mitigation measures are insufficient 

• Increase in HGV movements will be potentially detrimental to village 

• Will detrimentally affect rural local residential areas 

• The link road will have a detrimental environmental impact 

• Pollution creation 

• Adverse landscape impact 

• Scheme extends beyond existing and planned areas of Bicester town and is 
incompatible with the rural location 

• Historic environment enhanced by our archaeological heritage with 
Alchester town links across fields surrounding Wendlebury will be damaged 
and compromised. 

 
3.5 Ambrosden Parish Council objects to the proposal. No further comments 

received. 
3.6 Arncott Parish Council object to the proposal, and comment (in summary) as 

follows: 
 

• Floodlighting, noise pollution and traffic flow will impact those living adjacent 
to the site. The fulfilment Centre will have an overbearing impact; will affect 
the amenity and street scene whilst generating clearly audible noise during 
silent hours: 2300 to 0600 hrs. 

• What will be the impact for the residents of Arncott in terms of vehicle or 
train movements? 

• Insufficient detail in relation to traffic movements, particularly if there is an 
‘operational ramp up’ 

• Not enough thought given to HGV routing and consequential highway safety 

• The fulfilment Centre building size and location in relation to the properties in 
Green Lane and Norris Road. 

• ·The noise and light pollution caused by a 24/7 operation. 

• ·The effect of this pollution on properties at the Northern end of Ploughley 
Road, particularly Brook Farm, and potentially parts of Ambrosden, that will 
not be shielded from the building. 

• Flooding - the worst case water runoff from a hard area this size must be 
fully understood and catered for: not just as a once in a lifetime chance 
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calculation. 

• Traffic: there must be a weight restriction through Arncott and Ambrosden 
forcing all HGVs (except buses etc) to use the designated route via Palmer 
Avenue only.  We would also like to see a 20 mph speed limit introduced in 
both villages as a disincentive to both MoD and ‘rat run’ traffic using 
Ploughley Road and Murcott Road. 

• A much greater provision for improving the appearance of the site, 
particularly opposite the main entrance, the site of the old railway workshop 
and a decent footpath along both sides Norris Road and Ploughley Road. 

• The level crossing by the site entrance must be improved so that 
pedestrians do not have to cross the road at the level crossing or have 
vehicles within inches of an individual. 

3.7 The Council’s Head of Strategic Planning and the Economy and in summary, 
comments as follows: 

 
C Site – Arncott 
 

• In broad policy terms the principle of the development is considered to 
accord with the content of the National Planning Policy Framework (NPPF) 
with regards to proactively driving and supporting sustainable economic 
development (in terms of the job retention and job creation proposed),  

• In relation to landscape, highway and neighbour impact issues, specialist 
consultee input is being sought. 

 
D & E Sites - Graven Hill 
 
Principle of Development: 
 

• In terms of the principle of development, the application represents a 
departure from the adopted development plan (the Adopted Cherwell 
Local Plan 1996) and the South East Plan since it is not yet formally 
allocated for development.   

• Redevelopment at Graven Hill is allocated in the Proposed Submission 
Local Plan1 and forms a key element of the draft Bicester Masterplan 
SPD.  Given the stage of preparation of the Local Plan, this proposed 
allocation can be given limited weight in the decision making process 
though it demonstrates the emerging acceptability of the principle of the 
site’s release in planning policy terms. 

• The South East Plan currently represents the most up to date 
development plan policies.  In very general terms the principle of the 
proposal complies with the spatial policies of the South East Plan (Policy 
SP3:  Urban Focus and Urban Renaissance) in that the focus for 
development should be in urban areas in order to maximise accessibility, 
and also that at least 60% of all new development should be on 
previously developed land (the site is predominantly previously 
developed).   

• In terms of material considerations, the Non Statutory Cherwell Local 

                                                 
1
 Proposed Submission Draft Local Plan approved for consultation by CDC’s Executive on 28 May 
2012 
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Plan 2011 remains a valid consideration.  The Proposed Submission 
Local Plan 2012, the Council’s latest expression of emerging policy, has 
limited weight but is an important consideration in the process given its 
specific content on Graven Hill, and is discussed in more detail over the 
following pages.  The National Planning Policy Framework (NPPF) is 
also a material consideration. 

• The NPPF sets out a generally ‘pro growth’ approach to decision taking.  
The NPPF’s ‘presumption in favour of sustainable development’ is 
defined in para 14 as meaning, in decision taking terms, where the 
development plan is absent, silent or relevant policies are out-of-date, 
granting permission unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed 
against the policies in the NPPF taken as a whole, or where specific 
policies in the NPPF indicate development should be restricted. 

 
Housing 
 

- Housing Supply 
 

• The site is not allocated for development in the 1996 Adopted Cherwell 
Local Plan.  Presently the Council cannot demonstrate a five year 
housing land supply, therefore the housing policies in the 1996 Local 
Plan are rendered out of date, and the guidance of the NPPF takes 
precedence2. 

• The Proposed Submission Local Plan 2012 (PSLP) however sets out a 
new strategy and vision for the district to 2031, with the allocation of a 
mixed use redevelopment at Graven Hill a key part of the development 
strategy. The housing trajectory projects 1900 dwellings to be delivered 
at the site with a proposed minimum of 50 dwellings 2014/15, 100 
dwellings in 2015/16 and 100 in 2016/17, and, from 2017/18, 150 
dwellings per year until 2027/28. 

 
- Affordable Housing 
 

• The Proposed Submission Local Plan 2012 (PSLP), supported by a 
recent viability study, contains a requirement of 30% on sites suitable for 
10 or more dwellings in Bicester.   

• Only 380 of the 1900 homes proposed in the application would be 
affordable (20%) although there are references to ‘up to 30%’ in 
supporting documents.  This would be insufficient to meet local policy 
requirements of 30% without clear evidence that the development would 
not be viable with a 30% requirement.  Liaison with the Strategic 
Housing Team is required to determine an appropriate tenure mix for 
this particular proposal.   

• Also in consultation with that team, consideration should also be given 
to the need for extra care housing and the opportunities for self build 

                                                                                                                                                       
2
 Note:  A review of housing land supply will be presented to the Council’s Executive shortly, to reflect 
the new housing trajectory in the Proposed Submission Local Plan 2012 (which includes 
development at the Graven Hill site) and the new housing land supply guidance of the NPPF. 
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affordable housing as set out in PSLP policies BSC3: Affordable 
Housing, BSC4:  Housing Mix and Bicester 2:  Graven Hill. 

 
- Housing Mix 
 

• An assessment of the type and size of housing needed in Cherwell 
informs the Proposed Submission Local Plan 2012 (PSLP) Policy BSC4:  
Housing Mix.  Although at this stage the policies carry limited weight, 
they do set out the size and type of housing expected to be required to 
meet the needs of Cherwell’s future population. It is noted that the 
proposed mix of market housing differs significantly from that envisaged 
in the policy.  The proposal is for 10% 2 bed’ flats and houses compared 
to the policy’s 30%, and for 85% 3, 4 & 5 bed’ homes compared to the 
policy’s 45% (excluding extra care housing). 

• Given the heavy reliance on the provision of medium and larger homes 
and the need to provide an appropriate mix of housing that helps meet 
diverse requirements and helps with improving affordability, 
consideration should be given as to how a range of housing closer to 
that in the PSLP can be achieved.   

 
Employment 
 

• The allocation of the site in the Proposed Submission Local Plan 2012 
(PSLP) requires the provision of high quality job opportunities through 
mixed employment uses, with a focus on creating a more knowledge 
based economy in Bicester specifically, yet the development proposes a 
reliance on B8 use. 

• Information should be provided as to how the proposed development 
would contribute to the development of a coherent economic strategy for 
Bicester and complement other planned employment to seek to change 
the image of the town, in line with the Eco Bicester – One Shared Vision 
document and the Council’s Economic Development Strategy (and, now, 
in accordance with the Proposed Submission Local Plan 2012).   

• The application contains no details with regards to the focus on a low 
carbon economy for Bicester.  Sustainable transport connections 
(including the use of rail freight) are a key part of the low carbon 
economy so there is potential for the site to enable low carbon economic 
development, but, again, there are no firm commitments to the use of rail 
infrastructure in the application. 

• The employment density multipliers used appear to correlate broadly 
with recent HCA guidance on employment densities, but some of the 
calculations seem unclear.  For example if a density of 1 job per 36sqm 
is used for B1b, B1c and B2 uses (22,920sqm in total), as set out in the 
DAS, this should equate to 636 jobs rather than the 770 jobs stated in 
the DAS & the Planning Statement.  It would be helpful to set out clearly 
the calculations on the multipliers used to justify indirect/direct jobs, 
home working, the split between full time/part time jobs etc to enable the 
proposed economic impacts to be fully understood. 

 
Local Centre and Retail 
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• The Proposed Submission Local Plan 2012 (PSLP) Policy SLE2:  
Securing Dynamic Town Centres is clear that that the Council does not 
support out of town office and retail development outside of the district’s 
town centres.   The provision of new local centres within proposed 
allocated sites is supported but the grocery store proposed in the 
application appears to be of a different scale to local centre provision 
and is in addition to local centre facilities. 

• The Council’s 2010 Retail Study identifies that there is no additional 
capacity for convenience retail in Bicester on top of that approved as part 
of the Bicester town centre expansion.   

 
Transport and Accessibility 
 

• In strategic terms, the key requirements of the Proposed Submission 
Local Plan 2012 (PSLP) on Graven Hill (Policy Bicester 2:  Graven Hill, 
and SLE4:  Improved Transport and Connections) are use of the rail 
tracks on site to serve commercial logistics and distribution and 
development of an expanded rail freight interchange; maximisation of 
transport connectivity and non car accessibility in and around the site; 
contribution to capacity improvements to the surrounding road networks; 
and significant sustainable access provision.  Each of these elements 
should be provided for in the proposal.    

• The DAS highlights that the rail line could be retained to ‘potentially’ 
serve the commercial warehouse functions, with the detail to be 
determined at Reserved Matters stage.  The applicants should be aware 
that the delivery of rail linked warehousing is a key element of the 
allocation of the site for development in the PSLP as indeed is the 
retention and use of this spur line off the Bicester – Oxford line in its 
entirety.  The future use of this rail spur is a key element affected by this 
proposal and should form part of the outline application. 

• The delivery of a new relief road for south east Bicester is also a key aim 
of the PSLP, enabling traffic to bypass the Bicester Village roundabout to 
access the A41.  Policy Bicester 2:  Graven Hill requires that the 
development will provide a peripheral road within the site to function as 
the relief road, whilst also contribute to the funding of the relief road 
beyond the site.   

 
Open Space 
 

• The amount of amenity open space and children’s playspace to be 
provided exceeds what would normally be required under the policy, 
though the level of playing pitch provision proposed is less than what 
would be expected (5.87ha compared to 7.7-8.3ha required by the 
policy). 

• The level of children’s playspace provision proposed as part of the 
application meets the requirements of policy R8 but the outdoor sports 
provision is below what would normally be required. 

• The Proposed Submission Local Plan 2012 (PSLP) Policy BSC11 (Local 
Standards of Provision – Outdoor Recreation) sets out updated local 
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standards of provision for general greenspace, playspace, outdoor 
sports provision and allotments. The amount of open space proposed in 
the application exceeds the standards set out in this policy. 

• Whilst the level of outdoor sports provision is below what would be 
expected under the 1996 Cherwell Local Plan it does meet the PSLP 
2012 standards. The amount of open space provision is therefore 
considered to meet policy requirements in quantity terms.  There is 
however some concern that the accessibility standards are not met – i.e. 
not all the proposed residential areas lie within the PSLP’s 
recommended walking distances for play space, or allotments. 

• There is also no mention of cemetery provision in the proposed Heads of 
Terms.  Policy Bicester 9:  Burial Site in Bicester in the PSLP requires 
developer contributions from new development in Bicester towards the 
establishment of a new cemetery facility although at the current time the 
PSLP envisages the cemetery site itself to be provided at the North West 
Bicester development. 

• Level of Green Infrastructure (GI) to be provided (98.4ha, equating to 
47% of the total site area) is comparable to the level of GI provision 
expected of eco-developments, accords with PSLP policy ESD18: Green 
Infrastructure, and is to be welcomed.  The provision of green 
infrastructure is a fundamental component of the PSLP’s vision for 
Bicester to 2031. 

 
Biodiversity 
 

• The woodland is a Local Wildlife Site (LWS) and contains ancient 
woodland and a number of protected species and habitats of value.  In 
order to comply with Adopted Cherwell Local Plan policies C1 and C2, 
Non-Statutory Cherwell Local Plan policies EN22, EN24 and EN25, the 
NPPF and PSLP policies it is important that the right balance is struck to 
ensure that increased public access to woodland is not detrimental to 
those features of value.  

• Para 12.7.10 of the Planning Statement indicates that the recreational 
use of the LWS and the surrounding habitats will be managed through 
the implementation of an integrated recreation and habitat management 
plan.  It is noted that this management plan does not currently form part 
of the application and therefore must form part of subsequent Reserved 
Matters applications.  Arrangements for long term management will be 
key to ensuring compliance with the policy.   

 
Sustainable Construction 
 

• There are no firm commitments to this in the application documentation 
although land is proposed to be safeguarded for two potential energy 
centres, and it is not clear therefore whether this policy is met. 

• The sustainability policies (ESD1 – 5) in the Proposed Submission Local 
Plan 2012 (PSLP) require Code for Sustainable Homes (CSH) Level 4 
(for all aspects of the Code – not just the energy elements) on all 
residential developments (the Council’s One Shared Vision document 
seeks CSH Level 5); BREEAM ‘Very Good’ for all non residential 
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developments; a feasibility assessment for district heating for 
developments of 400 dwellings or above 1000 sqm (where the 
assessment demonstrates that district heating is deliverable, this will be 
required as part of the development); and a feasibility assessment for the 
potential of significant on site renewable energy provision for 
developments of 400 dwellings or above 1000 sqm (again, where the 
assessment demonstrates that renewable energy is deliverable, this will 
be required as part of the development). 

• The DAS refers to CSH Level 4 but the applicants should be aware that 
the proposed policy relates to the achievement of Code levels as a 
whole, not only the energy element.   

• This Council also seeks the achievement of wider sustainability 
standards.   

• No sustainability standards for the non residential buildings are 
referenced in the Energy Strategy.   

• Potential links to the Energy from Waste plant at Ardley are mentioned 
but not discussed in any detail and this is a missed opportunity. 

• Overall, the Energy Strategy is not sufficiently detailed to meet the aims 
of the PSLP policies on sustainability. 

 
Design and Conservation 
 

• Whilst the application is in outline only, there needs to be agreement on 
a single masterplan for the whole development to ensure that the 
development takes place in an integrated, coordinated and planned way, 
including in the funding and delivery of infrastructure, and that 
development integrates with and complements the urban form and 
function of Bicester and enables connectivity between new and existing 
communities. 

 
Landscape and Visual Impacts 
 

• PSLP Policy ESD16:  The Character of the Built Environment sets out a 
district wide policy on development design.  In terms of concerns over 
the detail of the documentation submitted with the application, the visual 
impact work does not show any visual effects for nearby villages 
including effects for Chesterton, Merton, Blackthorn and Wendlebury. 

• The extent of the visual impact on these villages should be made clear.  
Secondly, the Environmental Statement does not consider if St David’s 
Barracks would have an adverse visual or functional effect on the 
residents of the new properties proposed at Graven Hill. 

 
Flood Risk and Drainage 
 

• The site is within flood zone 1 apart from a very small part in the north 
west where there is proposed to be no residential development.  

 
Conclusion 
 
The proposal for the redevelopment of Graven Hill broadly accords with the new 
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proposed development strategy for the district and for Bicester specifically, 
although, as this response highlights, issues of strategic significance need to be 
resolved.  These include maximising the opportunities presented by the existing 
rail links and the contribution the site makes to a ‘low carbon’, knowledge based 
and high value economy for Bicester; adequately mitigating adverse landscape, 
visual and heritage impacts; achieving a net gain in biodiversity, ensuring the 
development adequately mitigates and adapts to climate change; and, 
ultimately, delivering the benefits for the town envisaged in the Proposed 
Submission Local Plan.  Such considerations include maximising accessibility 
connections and permeability between Bicester and the development site as 
highlighted in the draft Bicester Masterplan SPD, and securing the South East 
Bicester relief road. 
 
 

3.8 The Council’s Design and Conservation Team Leader has made the following 
comments (in summary); 

 
In relation to C Site 

 

• In terms of direct impact on heritage assets within C site, the initial 
findings of Roger Thomas of EH are that there are two groups of Bolero 
buildings of interest (C30 and C31) but these are not directly affected by 
the proposed development and will remain.   

• the proposed mitigation measures as well as the building itself will have 
an impact on the character of the wider landscape 

• Viewpoint 12 illustrates that it is not only the height of the proposed 
building that will be of significance but also its sheer unrelieved scale 
and constant flat horizon, which could have a looming presence behind 
domestic properties, listed and unlisted, of more intimate scale.   

• I cannot agree that there will be no significant effect on the setting of 
Miropa, 16 Green Lane or on Arncott Methodist Chapel. 

• Given the scale of the building, its proximity to existing properties and 
the potential visual impact, I consider further information is required both 
on the intended appearance of the building, how its mass might be 
broken down and how its visual impact is intended to be mitigated from 
all direction s of view, to enable a proper assessment of the visual 
impact of a building of this volume. 

 
In relation to Graven Hill 
 

• The significance of Second World War heritage is only now being 
researched and documented fully.  We encouraged English Heritage to bring 
forward its assessment of the relative significance of the former military 
buildings on the site as part of its Heritage Protection Review. 

• In my view setting has been too tightly defined and therefore impacts not 
properly assessed. 

• In principle I consider that this site has the potential to make a positive 
contribution to the growth of Bicester:   

• How footpath access would be achieved over the retained rail line to 
Ambrosden needs to be considered. Pedestrian movement within the site 
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appears to be satisfactory, but this is insufficient in isolation. 

• I had asked that visualisations should test the impact of development-creep 
up the sides of Graven Hill but I cannot see reference to this in the 
submission. The night time effects will also need to be assessed.  It appears 
to be proposed that the existing employment areas will remain but this is far 
from clear as there is also reference to these being replaced over time.  I 
cannot see an assessment of the visual effects of the employment buildings. 

• It seems likely that one at the entrance will be dominated by parking for the 
grocery store. 

• Reference is included to the use of solar thermal on roof slopes but it is not 
clear how this will integrate with the use of traditional materials that is 
suggested. Roof pitches will need to be orientated to maximise south facing 
slopes so it would be useful to understand how this will be dealt with vis a 
vis local distinctiveness. Character areas are indicated but it is not clear 
other than in terms of location and land use how they will differ in character 
from each other. 

 
Further comments have also been provided by the Council’s Design and 
Conservation Officer, with specific regard to heritage matters and are summarised 
below: 
 

• Full and proper assessments including setting, context and significance 
analysis should be submitted for the affected heritage assets, with the 
setting drawn more appropriately this time. This is required under NPPF 
s.128. 

• Full justification in line with the NPPF s.132, 133, 134 and 135 should be 
given for EACH heritage asset to be lost, designated or otherwise. It should 
outline the reasons why the building cannot be retained and reused. A 
condition survey should be submitted if building condition is thought to be in 
too poor a condition to be saved, and an explanation of why the building has 
not been maintained by the current owners. 

• I would strongly urge that a design code is sought to place restrictions on 
height (including graduation across the site), scale, massing, basic layout 
etc to enable developers to mitigate the impact on the historic environment. 

 
3.9 The Council’s Landscape Planning Officer has made the following comments (in 

summary): 
 
In relation to D&E site (Graven Hill) 
 

• Disappointed with the consideration of landscape within the D&A statement. 
No information about a landscape strategy for creating different character 
areas in which the housing and industrial activity sits. The site contains a 
substantial amount of existing woodland but this is not analysed and the 
findings used to inform landscape character at a local level. 

• Longer distance views are of the wooded part of Graven Hill which will 
remain undeveloped. Closer views of the proposed development will be of a 
developed landscape. However, I don't feel that there will be a significant 
impact on the landscape. The pattern of development will be altered but 
should appear more cohesive. 
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• Early perimeter planting will help mitigate localised effects of the 
development over time and should, if planted upfront, screen the 
development by the time it is completed.  

• In principle I cannot see any substantial negative landscape impacts from 
this development, although I would like to see a decent landscape strategy 
produced for all aspects of the site. 

 
In relation to C Site 
 

• This is a very, very large building. It is tall, deep, long and will form a very 
solid mass in the landscape. No detail of the design has been provided. 

• The existing sheds are quite dominant from some viewpoints and they are 
relatively small compared with this 'super-shed' It is also sited roughly 
parallel with the boundaries unlike the sheds which it replaces which are at 
varying angles, thereby varying the impact from any one point. The MOD 
clearly recognise that this is a very large structure as they have proposed to 
both sink the building and build bunds round it.  

• While there are obviously buildings in this landscape at present, replacing 5 
large buildings with one enormous one is not in my opinion appropriate on 
this site.   

 
3.10 Oxfordshire Country Council has provided a comprehensive response relating to 

all aspects under the County Council’s jurisdiction.  In summary, the County Council 
SUPPORTS these proposals. However, this is subject to further clarification being 
provided, in particular how the viability issues can be collectively addressed.  More 
detailed comments in relation to highways are provided in the highways section 
below. 
 
The full response is attached to this report as appendix A. 
 

3.11 The Council’s Strategic Housing Officer states that the draft SPD for Planning 
Obligations states that in areas outside of Bicester, Banbury and Kidlington 35% of 
new housing development on sites of over 3 units will be affordable. However as 
this scheme is likely to be more urban in nature and sales values are likely be more 
akin to Bicester developments, the Council will be prepared to accept a 30% 
contribution.  Of these the standard tenure mix is 70% for rent and 30% for shared 
ownership. We would therefore be seeking a contribution of 570 units based on the 
following size mix which has been established from the standard size mix matrix 
modified by reference to the housing register. 
 
All properties will meet the HCA design and quality standards and lifetime homes 
standards and secured by design standards. Properties should be designed to be 
‘tenure blind’ and will be well integrated with the rest of the development in clusters 
of no more than 10 units and with rent and shared ownership mixed within the 
clusters. 
 
Properties will need to be transferred to an approved provider with a local 
management presence in the District.  
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3.12 The Council’s Ecologist has commented (in summary) as follows: 
 

• The delivery of a holistic mitigation/enhancement strategy across the whole 
site is fundamental to avoiding a net loss of biodiversity from the scheme, 
and thus maintaining compliance with PPS9, local plan policy and EU 
protected species legislation.  

• It cannot confidently be said that the necessary licences for some or all of 
the European protected species affected by the current application would be 
granted by Natural England.  

• Further information in the form of a detailed Habitat Creation and 
Management Plan is needed, including a statement detailing how the three 
derogation tests are likely to be met, prior to determination. 

• A Construction Environment Management Plan should also be produced, 
detailing all the measures to take place before and during construction to 
ensure the development complies with UK & European protected species 
legislation. 

• Should the current application be approved, many of  the biodiversity 
measures recommended in Table 3.3 of the ES can be covered by ensuring 
that the following documents are approved by the Council prior to the 
commencement of any development on site, and that works proceed in 
accordance with the approved version: 

 - a Construction Environment Management Plan 
 - a Habitat Creation & Management Plan 

 
3.13 The County Council as the Lead Flood Authority and SUDs Adoption Body – 

Detailed comments are provided within the County Council’s full response, at 
Appendix A. 
 

 Network Rail raises no objection in principle, but has commented on the application 
as follows (in summary): 
 

• Application lays more emphasis on the proposed bus service without 
recognising the value of the Bicester Town railway station. 

• Under the Chiltern Railway Evergreen III “Bi-Ox” scheme Bicester Town will 
gain hugely improved rail service frequencies yet the application seems to 
ignore this fact, Network Rail regard this omission as odd. 

• Concerns that as a result of siting the residential housing closer to Bicester, 
any freight activity serving the warehousing zones will pass by the housing 
with resultant noise implications particularly if as a result of Evergreen III rail 
access is at times different to the current early afternoon service. 

 
3.14 The Environment Agency raises no objections but only if the suggested planning 

conditions are imposed and implemented appropriately.  
  

3.15 Thames Water makes the following comments; 
 
C Site -  

• Inability of the existing waste water infrastructure to accommodate the needs 
of the application.  However this can be resolved by the inclusion of a 
planning condition. 
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• No objection with regard to water supply infrastructure. 
 
Graven Hill 

• Inability of the existing waste water infrastructure to accommodate the needs 
of the application.  However this can be resolved by the inclusion of a 
planning condition. 

• Inability of the existing water supply infrastructure to accommodate the 
needs of the application.  However this can be resolved by the inclusion of a 
planning condition. 
 

3.16 Natural England raises no objection to the proposal, subject to the inclusion of 
conditions.  They also make the following comments (in summary) 
 

• Landscape and visual impacts are a matter for the LPA to consider.  
However, the photomontages do not make it especially clear what the visual 
impacts of the development will be.  Recommend that LPA request 
wireframes and pictures of how the development will appear in the 
landscape. 

• Detailed conditions should be imposed in relation to each protected species 
identified. 

• Recommend LPA review literature relating to Green Infrastructure provision 

• LPA should consult BBOWT in relation to County Wildlife Sites. 

• Potential to affect Ancient Woodland – LPA should refer to Standing Advice 
on ancient woodland. 

• Developers must obtain permission to remove certain hedgerows. 

• More consideration should be given to biodiversity enhancements. 
   

3.17 Berks, Bucks & Oxon Wildlife Trust (BBOWT) has made the following comments 
(in summary) 
 

• The Trust does not object in principle to the application. I generally have few 
concerns regarding the surveys undertaken, baseline data gathered and the 
conclusions of the ecological impact assessment given in the Biodiversity 
chapter. 

• A decision has been made on whether the conservation status of identified 
potential ecological receptors would be compromised based on ‘professional 
judgement drawing on the results of the assessment’ and significant effects 
on a number of ecological features are dismissed through a ‘high level 
scoping assessment’. Whilst all impact assessments are inherently not 
objective, I think that the lack of a geographic frame of reference makes this 
approach too arbitrary. 

• However, I think the decisions arrived at are generally acceptable, although 
the approach results in a brief concluding section to the assessment with no 
clear consideration of residual impacts. 

• It is stated in error that the wood is currently managed by BBOWT and that 
the future baseline in the ‘do nothing’ scenario is that the LWS will continue 
to be managed by BBOWT and remain in a similar condition. This is not the 
case, and I can only assume that the confusion has arisen from the non-
statutory designation. 

• The measures proposed to mitigate the effects of human disturbance on the 
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site such as instructions to remain on designated paths, keep dogs on leads, 
and also leaflet drops regarding pet cats and wildlife are unlikely to be very 
effective and will be very difficult to enforce. Furthermore, it is not stated how 
pubic access to the southern half of the wood could be restricted and 
enforced. Short of an impenetrable security fence bisecting the LWS (which 
would bring its own difficulties and impacts), it is not clear how this could be 
achieved or policed. 

• Some degradation of the ecological value of the LWS is inevitable given its 
presently undisturbed nature and the magnitude of the proposed 
development, and that attempts to improve habitat connectivity beyond the 
site will not have any significant beneficial effect. 

• In order to at least minimise adverse residual impacts, it is of paramount 
importance that these habitat creation and management ideas are submitted 
in detail with explanation of a suitable delivery mechanism to ensure that 
they can be achieved. This should be appended to a S106 agreement for 
any permission granted. 

• An on-going management plan should be written in sufficient detail to allow it 
to be accurately costed and appended to the S106 agreement so that any 
developer is clear of the requirements and commitment to biodiversity 
enhancement measures obliged within the scheme. 

• I would consider the existing newt population to be an important ecological 
resource of at least district wildlife value, as it is another notable example of 
the species apparently successfully exploiting a particular landscape niche 
that is specific to the district, and several similar sites are also under 
consideration for significant future land use changes. 

• The applicant proposes to devise a suitable mitigation strategy in agreement 
with Natural England in advance of any works commencing. I would 
recommend that such a strategy is rigorous in its scope and assessment of 
potential future impacts on the relocated viviparous lizards and grass 
snakes. If it is still considered a real possibility that reptiles relocated within 
the development will fail to survive in the long term, then very serious 
consideration should be given to relocating the populations to a more 
suitable off-site location. 

• I would recommend that a more detailed habitat creation plan should be 
submitted by the applicant prior to determination, along with a reasonably 
detailed outline for a future management plan. The latter should ideally 
contain information regarding on-going annual habitat management work 
plans, an appropriate ecological monitoring schedule, details of a 
biodiversity steering group and review process, and fairly accurate costings 
to achieve these aims. This document should be appended to a S106 legal 
agreement. 

• Should the application be granted consent, BBOWT would support all of the 
biodiversity-related planning conditions proposed in Table 3.3 of Chapter 3 
of the ES. In addition, I would recommend that the following documents are 
finalised and approved by the Council prior to commencement of any 
development work on the site: 

- a Construction Environment Management Plan 
- a Habitat Creation Plan 
- a Habitat Management Plan 

3.18 CPRE has made the following comments (in summary) 
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• The proposal falls outside of the 12,751 new household target for CDC for 
the period 2006-26. 

• Bicester already has committed development in the form of the Eco town, 
SW Bicester, Gavray Drive and Talisman Road sites. 

• Disagree with the stance that the Draft Core Strategy will carry less weight in 
light of the NPPF. 

• There is no case for a further site around Bicester. Although the site is 
technically brownfield, it is outside the built up area of the town. 

• It would be preferable to bring forward the infrastructure to support the 
already committed sites. 

• It may be that this application has merit for the period beyond 2026, 
although remain to be convinced how the development would adequately 
meet the eco standards to which the vision of ‘Eco Bicester’ aspires. 

 
3.19 Highways Agency directs that conditions should be attached to any planning 

permission which may be granted; 
 

• No development shall be occupied unless and until a programme of highway 
improvements works has been fully implemented at M40 junction 9 under 
the auspices of the pinch point funding programme. 

 
3.20 Sport England raises no objection, subject to the completion of a S106 

agreement.  They have also made the following comments (in summary) 
 

• Satisfied that the quantum of playing pitch provision is in accordance with 
Draft Core Strategy policy and welcomes level of provision proposed. 

• 5.78ha of playing pitch provision should be secured by S106 agreement and 
be constructed in accordance with Sport England Guidance. 

• Seeks more detail on how the development contributes towards built sports 
facilities made necessary by the development, as it is noted that this is 
excluded from the draft Head of Terms 

 
3.21 English Heritage has made the following comments (in summary) 

 
English Heritage have recommend that the hanger, associated air raid shelters at 
Graven Hill and the 'Bolero' group of Romney and Iris huts, C30 and C31 at C Site 
should not be listed.  The Secretary of State for Culture, Media and Sport concurs. 
 

3.22 The Council’s Anti-Social Behaviour Manager has made the following comments 

(in summary): 

• I can confirm that the methodology used to carry out the noise appraisal has 

used the appropriate British Standard techniques to acquire and predict 

existing and future noise levels.  

• A number of issues to be addressed at the Reserved Matters stage of the 

application have been identified. These include details of acoustic glazing to 

dwellings that may fall within NECs B and C and the orientation of dwellings 
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to provide an acceptable external living environment. 

 
3.23 The Council’s Arboriculturalist has not commented on the proposal. 

 
3.24 Thames Valley Police have made the following comments (in summary): 

 

• design the public car parks and parking squares to the principles of the Park 
Mark Safer Parking Award 

• encouraged to see that there are relatively few rear parking courtyards 

• Where rear parking courtyards are absolutely necessary they should be 
protected by a gate and where rear gardens abut the parking area an 
appropriate boundary treatment should be used. The local Crime Prevention 
Design Advisor should be consulted to advice on suitable boundary 
treatments. 

• Secured by design recommends that all street lighting for adopted and 
private highways, footpaths and car parks must comply with BS 5489-
1:2003.   

• The affordable housing allocation for this development will be expected to 
achieve the Secured by Design Award but it is important that the security of 
the privately owned homes is not compromised by poor quality doors and 
windows.   

Encourage the developers to consult with the local Crime Prevention Design 
Advisor prior to the submission of any reserved matters applications. 
 

3.25 Design Council (CABE) – Due to limited resources, unable to comment. 
 

3.26 Environmental Statement - Addendum 
 
On the 30th December 2011, the Council issued a Regulation 22 request in relation 
to the Environmental Statement, pursuant to the requirements of the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2011 (as 
amended).  DIO provided an Addendum to the Environmental Statement dated 
April 2012. 
 
The Addendum was advertised by way of press notice and site notices for a period 
of 21 days. 
 
Three further letters of objection were received in relation to the re-consultation. No 
additional material planning considerations were raised. 
 

3.27 The following summarised consultation responses were received in relation to the 
ES Addendum dated April 2012: 
 

3.28  
Arncott, Merton, Wendlebury, Chesterton and Ambrosden Parish Councils 
and Bicester Town Council – No comments received. 
 

3.29 Oxfordshire County Council consultees 
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Highways - In general, the issues that were raised in November last year remain 
unresolved in terms of traffic modelling and the underpass route. 
 

3.30 Cherwell District Council consultees 
 

3.31 The Council’s Anti Social Behaviour Manager (ASBM) in relation to the noise 
and vibration section of the ES Addendum, has commented (in summary) as 
follows: 
 

• In general terms the methods used to predict construction noise levels 
accord with recognised good practice in that BS 5228:1990 is the most 
commonly used tool for predicting and assessing construction site noise. 

• In order to be certain that the barrier will perform as claimed the full 
calculations for its performance should be presented. These comments 
apply equally to the use of temporary acoustic barriers to protect noise 
sensitive locations prior to the creation of the bunds. 

• With regard to construction traffic noise the methods used are appropriate 
and although the impacts predicted are low in objective terms I would 
anticipate the effects being noticeable to members of the community. 

 
Subsequent to this response, AMEC (DIO’s consultant) provided further clarification 
in support of the noise assessment carried out.  Consequently, the ASBM stated the 
following: 
 

• I have discussed my observations in respect of the noise assessment 
submitted in support of an outline planning application for the redevelopment 
of the above site with Amecs' consultant Mr George Gibbs. 

• In respect of my observations in relation to proposed dwellings and in 
particular those that may be subject to environmental noise that would place 
them within Noise Exposure Category C as defined by the former PPG 24, 
Mr Gibbs pointed me towards section 8.12 of the ES. Table 8.19 sets out 
how, using a suitable combination of glazing elements, good or reasonable, 
levels of internal noise can be achieved. 

• The good and reasonable are terms derived from BS  8233. The outstanding 
point for debate is which is the appropriate level to set for this development. 
Beyond this point I can confirm that the ES addresses my concerns in 
respect of recognising that some of the proposed dwellings fell within NEC C 
and providing a credible means of achieving at least a reasonable internal 
noise environment at these properties. 

• My concerns in relation to the external noise environment are addressed 
through paragraphs 8.12.31 - 8.12.33. In this text it is recognised that good 
design and the reserved matters stage of the process should be employed 
to maximise the opportunities that the layout of a residential site can give in 
achieving acceptable external noise levels. 

• I am content that my concern in this respect has been addressed.  

• With regard to the sound attenuation being offered by the bund to be created 
between the proposed warehouse and Norris Road and Green Lane Arncott 
I note that no sound attenuation characteristics are being attributed to the 
bund during the site preparation and demolition phase of the project. As a 

Page 90



consequence the predicted impacts on the nearest noise sensitive receptors 
are high during that phase of the scheme. 

• The attenuation being claimed for the bund once constructed and therefore 
the affect the bund will have during the construction phase of the warehouse 
is between 0 and -15 dB depending on the receiving position.  This is not an 
unrealistic claim for a feature of the size and position of this bund. I am 
therefore content that its effect has been predicted in a reasonable manner. 

 
3.32 The Council’s Landscape Officer in relation to the landscape and visual effects 

section of the ES Addendum, has commented (in summary) as follows: 
 
In relation to C Site (Arncott) 
 

• More, smaller buildings create less impact than one large one due to 
fractured visual appearance of separate blocks. This can be seen by looking 
at figures 5 and 8 of the photomontages. A 26.5% increase in area is not 
insignificant. 

• Mounding locations are clarified. I was using the Water Tower as a height 
comparison. I agree that the existing buildings are prominent in the 
landscape and the new one will be more so due to its solid nature. 

 
In relation to Graven Hill 
 

• No change to the built form since the original submission so my comments 
remain the same. The buildings visible from point 5 are in my view too high 
for a semi-rural periphery. 

 
3.33 The Council’s Environmental Protection Officer in relation to the air quality 

section of the ES Addendum, has commented (in summary) as follows: 
 

• The conclusions within the AMC addendum are acceptable with regard to 
local air quality management from traffic emissions and dust relating to the 
construction and demolition phase. 

 
3.34 Other consultees 

 
3.35 English Heritage, Natural England, Network Rail and the Environment Agency 

– No comments received. 
 

3.36 Secretary of State – No comments received. 
 

3.37 Environmental Statement – Further Addendum 
 
DIO provided further information pursuant to the Environmental Statement, 
comprising two technical notes; ‘Redevelopment of MOD Bicester: Historic 
Environment’ and ‘Redevelopment of MOD Bicester – Graven Hill Walking and 
Cycling Access Strategy (v2)’ 
 
The additional Addendum was advertised by way of press notice and site notices for 
a period of 21 days. 
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No further representations were received. 
 
The following summarised consultation responses were received in relation to the 
two technical notes stated above: 
 

3.38 Arncott, Merton, Wendlebury, Chesterton and Ambrosden Parish Councils 
and Bicester Town Council – No comments received. 
 

3.39 Oxfordshire County Council consultees 
 

3.40 Highways – No formal response received. 
 

3.41 Cherwell District Council consultees 
 

3.42 Conservation Officer – The historic analysis is now satisfactory. 
 

3.43 Other consultees 
 

3.44 Network Rail -  The transportation statement, section 3.4.4 states: Chiltern 
Railways’ Evergreen 3 scheme comprises proposals to dual the track between 
Oxford and Bicester and to provide an additional station adjacent to the Water 
Eaton Park & Ride facility (to the north of Oxford) and a new Bicester Town Station.  
The proposed works include the replacement of all level crossings with bridges, with 
the exception of the London Road level crossing adjacent to Bicester Town Station.  
The plans include proposals to upgrade the London Road level crossing as part of 
wider proposals to enhance this “gateway” to Bicester and which forms the direct 
link between Graven Hill and the town Centre”. 
 
Providing the above bridges replace the level crossings then Network Rail offers no 
objection to this scheme. 
 

3.45 Natural England - The proposed amendments to the original application relate 
largely to the amended Historic Environment report and details of an updated 
Walking and Cycling Access Strategy, and are unlikely to have significantly different 
impacts on the natural environment than the original proposal. 
 

3.46 Environment Agency - We have no detailed comments to make on these 
additional elements of the statement as they have low environmental risk 
associated with them. 
 

3.47 Secretary of State – Acknowledges receipt – no further comments supplied. 
 

 

4. Relevant Planning Policies 
4. National Planning Policy Framework  

Core planning principles and the delivery of sustainable development and a 

presumption that where plans are absent, silent or relevant policies are out-of-date, 

granting permission unless any adverse impacts of doing so would significantly and 
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demonstrably outweigh the benefits, with particular regard to the following sections: 

1: Building a strong, competitive economy 

2: Ensuring the vitality of town centres 

4: Promoting sustainable transport 

6: Delivering a wide choice of high quality homes 

7: Requiring good design 

8: Promoting healthy communities 

10: Meeting the challenge of climate change, flooding and coastal change 

11: Conserving and enhancing the natural environment 

12: Conserving and enhancing the historic environment 

4.1 South East Plan 2009 
 
The South East Plan was formally revoked on 25 March 2013, with the exception of 
Policy NRM 6 (Thames Basin) and is therefore no longer a material planning 
consideration.  
   

4.2 Adopted Cherwell Local Plan 

• H5 – Affordable housing 

• H18 – New dwellings in the countryside 

• EMP4 – Employment generating development in rural areas 

• TR1 – Provision of highways improvements or additional public transport 

• TR10 – Heavy goods vehicles 

• R12 – Provision of public open space 

• T5 – Provision of hotels, motels, guest houses and restaurants beyond built 
up limits 

• C1 – Nature conservation 

• C2 – Protected species 

• C7 – Topography and character of landscape 

• C8 – Resist sporadic development in open countryside 

• C14 – Trees and landscaping 

• C25 – Development affecting site or setting of important archaeological sites 
and scheduled ancient monuments 

• C28 – Standards of layout, design and external appearance 

• C30 – Character of built environment 

• C31 – Development in residential areas 

• ENV1 – Pollution control 

• ENV12 – Contaminated land 
 

4.3 Non-Statutory Cherwell Local Plan  

• H1a – Availability and suitability of previously developed sites 
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• H4 – Types/variety of housing 

• H7 – Affordable Housing 

• H19 – New dwellings in the countryside 

• EMP4 – Existing employment sites 

• S1 – Town centres and local shopping 

• TR2 – Traffic generation  

• TR4 – Transport mitigation measures 

• EN1 – Impact on natural and built environment 

• EN22 – Nature conservation and mitigation 

• EN25 – Development affecting legally protected species 

• EN30 – Sporadic development in the countryside 

• EN31 – Development size, scale and type in a rural location 

• EN34 – Conserve and enhance the character and appearance of the 
landscape 

• EN44 – Setting of listed buildings 

• D1 – Urban design objectives 

• D3 – Local distinctiveness 

• D9 – Energy Efficient design 

• R6 – New or extended sporting and recreation facilities 

• R8 - Provision of children’s play space 

• R9 – Provision of amenity open space  

• R10A – Provision of sport and recreation facilities 

• OA1 – General Infrastructure policy 
 

4.4 

 

The Cherwell Local Plan Proposed Submission August 2012 

Employment development 

SLE1: Employment development 

SLE2: Securing dynamic town centres 

SLE4: Improved transport connections 

Sustainable communities 

BSC1: District wide housing distribution 

BSC2: Effective and efficient use of land 

BSC3: Affordable housing 

BSC4: Housing mix 

BSC9: Public services and utilities 

BSC10: Open space, sport and recreation provision 

BSC11: Local standards of provision – outdoor recreation 

BSC12: Indoor sport, recreation and community facilities 
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Sustainable development 

ESD1: Mitigating and adapting to climate change 

ESD2: Energy Hierarchy 

ESD3: Sustainable construction 

ESD4: Decentralised Energy Systems 

ESD5: Renewable Energy 

ESD6: Sustainable flood risk management 

ESD7: Sustainable drainage systems 

ESD8: Water resources 

ESD10: Biodiversity and the natural environment 

ESD13: Local landscape protection and enhancement 

ESD16: Character of the built environment 

ESD18: Green Infrastructure 

Strategic Development 

Policy Bicester 2 – Graven Hill 

Infrastructure Delivery 

INF1: Infrastructure 

 

5. Appraisal 
5.1 Context 

 
The application covers two separate sites; Graven Hill (D&E Sites) and C site 
(Arncott), but both are to be considered as part of this one application.  The 
consideration of the application will be split into the main issues for each site.  
 

5.2 Main Planning Considerations 
The main issues to consider in the determination of this application are as follows –  
 

• Environmental Statement 

• Planning Policies and principle of development 

• Community Infrastructure, Planning Obligations and Viability 

• Landscape impact 

• Historic impact 

• Ecological impact 

• Retail impact 

• Design and neighbouring amenities 
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• Highway impact 

• Other material considerations 
 
Each of the above points will be considered in turn, by site. 
 

5.3 Environmental Statement 
 
The application is accompanied by an Environmental Statement (ES). The ES 
covers the application site and contains information describing the project, outlining 
the main alternatives considered, aspects of the environment likely to be 
significantly affected by the development and measures to prevent or mitigate any 
identified impacts. Where an ES has been submitted with an application the Local 
Planning Authority must have regard to it in determining the application and can 
only approve the application if they are satisfied that the ES provides adequate 
information. 
 

5.4 The applicants submitted an application for a scoping opinion prior to submitting the 
current application. The ES accompanying the application covers the areas 
identified in the scoping report. The areas covered are landscape and visual 
assessment, biodiversity, water resources, air quality, noise & vibration, historic 
environment, land quality, socio economics and community & traffic and transport. 
An addendum to the ES was submitted in April 2012 providing additional 
information on the description of development, traffic and transport, air quality, noise 
and vibration, landscape and visual effects, water resources, alternatives and 
mitigation and monitoring. 
 

5.5 A further addendum to the ES was provided in November 2012, comprising two 
technical notes (as set out in the consultations section above). 
 

5.6 The ES, Addendum and Further Addendum for each chapter consider the impacts 
and the significance as well as the cumulative effects. It is not possible within this 
report to set out all of the impacts identified but below is a summary of the areas 
covered. The full reports and technical notes can be viewed via the web site. 
 

5.7 Traffic and Transport - Conclusions relating to construction traffic, modelling and 
impact on the network are acceptable.  
 
Air Quality - Conclusions are acceptable with regard to local air quality 
management from traffic emissions and dust relating to the construction and 
demolition phase. 
 
Noise and vibration - In general terms the methods used to predict construction 
noise levels accord with recognised good practice in that BS 5228:1990 is the most 
commonly used tool for predicting and assessing construction site noise.  However, 
full calculations in relation to the proposed acoustic barrier and bunds performance 
need to be presented.  With regard to construction traffic noise the methods used 
are appropriate and although the impacts predicted are low in objective terms, it is 
anticipated that the effects will be noticeable to members of the community. 
 
Community and socio-economic Impacts – The ES identifies significant positive 
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effects for the economy in terms of job creation.  It states that the existing and 
proposed community would experience positive effects, through the creation of 
community facilities, open space and affordable housing.  However, as highlighted 
in the viability section below, the applicants Section 106 offer, with particular regard 
to the provision of open space maintenance, and community facilities, falls 
considerably short of the Council’s requirements and the mitigation identified in the 
ES (as shown in Table 9.6).  However, the viability section below sets out how the 
gap in provision has been significantly reduced over a period of negotiation with the 
applicants and Officers remain optimistic that a satisfactory S106 package can be 
delivered to mitigate the impacts of the development in this regard. 
 
Landscape and visual Impacts – Chapter 11 of the ES gives a transparent 
appraisal of the likely impacts.  However, the significant positive effects identified 
during the operational phase once landscape planting has become established are 
open to debate.  Furthermore, C site involves the construction of a very large 
structure and arguably, paragraph 11.10.10 downplays the significance of the 
landscape effects.  Significant negative effects on landscape character, patterns 
and elements during the 13 year construction period. 
 
Biodiversity – Further information in relation to the derogation tests is required. 
 
Water resources – Identifies need for ‘appropriate upgrades’ to the Bicester STW, 
which may require additional land for physical infrastructure.  It is possible that the 
parcel of land adjacent to the STW may be put forward as the best alternative, 
which is immediately adjacent to a proposed area of residential development. 
 
Land Quality – Where contamination is likely, it is localised and present in 
‘hotspots’ which will be investigated further, prior to commencement and treated 
accordingly.  As a result, the ES concludes that there is unlikely to be any significant 
effects. 
 
Alternatives – Environmental considerations appear to have been the influencing 
choice of favoured alternatives, although there is a contradiction between the ES 
and the masterplan, which states that in commercial terms, the Graven Hill site is 
best placed to accommodate residential development and speculative 
commercial/employment uses and should be promoted to maximise potential 
disposal receipts. 
 
Mitigation and monitoring – Initially, monitoring arrangements were considered 
limited in scope and the environmental effects of mitigation were not given full 
consideration.  The addendum clarifies these issues to an extent, although 
acknowledgement must be given to AMEC’s approach to the ES, which is ‘to 
assess the effects of the proposed development as they stand at the design freeze, 
i.e. incorporating the environmental measures that have been designed into the 
proposed development.’ It is therefore fundamental that the indicative drawings 
submitted as part of the application are tied to the outline consent by planning 
condition. 

 All new development has some impact. The ES has not identified major adverse 
impacts and where impacts, for example from construction, have been identified 
mitigation measures are proposed. Should the application be approved, the 
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proposed mitigation measures would need to be secured through conditions and the 
planning obligation. The ES, addendum and technical notes are considered to 
contain ‘adequate information’ to enable the determination of the application. 
 

5.8 
 
 
 
5.9 
 
5.10 
 
 
 
 
 
 
 
 
 
5.11 
 
 
 
5.12 
 
 
 
 
 
5.13 
 
 
 
 
 
 
5.14 
 
 
 
 
 
 
 
 
5.15 
 
 
 

Planning Policy and principle of development 
 
Graven Hill (D & E sites) 
 
Policy Position 
 
The development plan for Cherwell comprises the saved policies in the adopted 
Cherwell Local Plan 1996. Section 70(2) of the Town and Country Planning Act 
1990 provides that in dealing with applications for planning permission the local 
planning authority shall have regard to the provisions of the development plan, so 
far as material to the application, and to any other material considerations. Section 
38(6) of the Planning & Compulsory Purchase Act 2004 requires that if regard is to 
be had to the development plan for the purpose of any determination to be made 
under the planning Acts, the determination must be made in accordance with the 
development plan unless material planning considerations indicate otherwise. 
 
The adopted Cherwell Local Plan contains no specific allocation for the application 
site.  It is therefore defined as an existing land use, where there is no specific 
allocation.  
 
Policy H18 of the adopted Local Plan states that new dwellings beyond the built up 
limits of settlements will only be permitted where they are essential for agricultural 
or other existing undertakings.  The proposal clearly does not comply with this 
policy criterion and therefore represents a departure from the adopted development 
plan (the Adopted Cherwell Local Plan 1996).  
 
In terms of material considerations, the Non Statutory Cherwell Local Plan (NSCLP) 
2011 was approved by the Council for development control purposes.  The site is 
not allocated for development within this plan and therefore, is,a location where new 
residential development is restricted to where they are essential for agricultural or 
other existing undertakings (Policy H19 refers).  The development must also 
therefore be considered a departure from the NSCLP. 
 
The Proposed Submission Local Plan 2012, the Council’s latest expression of 
emerging policy, has limited weight but is an important consideration in the process 
given its specific content on Graven Hill.  The site is also identified for development 
within the draft Bicester Masterplan which provides background information to the 
emerging plan and in due course is proposed to be adopted as SPD.  Given the 
stage of preparation of the Local Plan, this proposed allocation can not carry the 
weight of adopted policy, but never the less sets out the Council’s intentions to see 
the site developed to meet the future growth needs of the area. 
 
Policy Bicester 2 of the Proposed Submission Local Plan (PSLP) 2012 contains 
specific policy criteria for the development of Graven Hill.  The Planning Policy 
consultation response above deals with each aspect in detail and ultimately 
concludes that the proposal for the redevelopment of Graven Hill broadly accords 
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5.17 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.18 
 
 
 
 
 
 
 
5.19 
 
 
 
 
 

with the proposed development strategy for the district and for Bicester specifically.  
However, it highlights that issues of strategic significance need to be resolved, 
including maximising the opportunities presented by the existing rail links and the 
contribution the site makes to a ‘low carbon’, knowledge based and high value 
economy for Bicester; adequately mitigating adverse landscape, visual and heritage 
impacts; achieving a net gain in biodiversity, ensuring the development adequately 
mitigates and adapts to climate change; and, ultimately, delivering the benefits for 
the town envisaged in the Proposed Submission Local Plan.  Such considerations 
include maximising accessibility connections and permeability between Bicester and 
the development site as highlighted in the draft Bicester Masterplan SPD, and 
securing the South East Bicester relief road. 
 
Countryside Properties, in their representation, suggest that the release of the site 
at this time is premature, pending the consideration of the emerging Local Plan. 
 
The NPPF sets out the economic, social and environmental roles of planning in 
seeking to achieve sustainable development: contributing to building a strong, 
responsive and competitive economy; supporting strong, vibrant and healthy 
communities; and contributing to protecting and enhancing our natural, built and 
historic environment (para’ 7). It also provides (para’ 17) a set of core planning 
principles which, amongst other things, require planning to:· 
 

• proactively drive and support sustainable economic development 

• always seek to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings 

• support the transition to a low carbon future in a changing climate 

• encourage the effective use of land by reusing land that has been previously 
developed 

• promote mixed use developments 

• conserve heritage assets in a manner appropriate to their significance 

• actively manage patterns of growth to make the fullest possible use of public 
transport, walking and cycling, and focus significant development in locations 
which are of can be made sustainable; and 

• deliver sufficient community and cultural facilities and services to meet local 
needs. 

 
Local Planning Authorities (LPAs) are expected to set out a clear economic vision 
and strategy for sustainable economic growth and to identify priority areas for 
economic regeneration, infrastructure provision and environmental enhancement 
(para’ 21). Local Plans are considered to be the key to delivering sustainable 
development that reflects the vision, aspirations and agreed priorities of local 
communities (para’s 150 & 155). An adequate, up-to-date and relevant evidence 
base is required (para’ 158). 
 
LPAs are expected to create sustainable, inclusive and mixed communities (para’ 
50). Paragraph 52 advises, “The supply of new homes can sometimes be best 
achieved through planning for larger scale development, such as new settlements 
or extensions to existing villages and towns that follow the principles of Garden 
Cities. Working with the support of their communities, local planning authorities 
should consider whether such opportunities provide the best way of achieving 
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5.23 
 
 

sustainable development”. 
 
As well as allocating sites to promote development and the flexible use of land, 
LPAs are expected to “identify land where development would be inappropriate, 
for instance because of its environmental or historic significance” (para’ 157).  Para’ 
126 of the NPPF emphasises the importance of seeking to conserve heritage 
assets in preparing Local Plans; the wider social, cultural, economic and 
environmental benefits of doing so; and, the desirability of new development making 
a positive contribution to local character and distinctiveness. 
 
The Proposed Submission Local Plan seeks to meet the NPPF’s objectives. A clear 
development strategy has been set out in the interests of securing growth and 
achieving sustainable development. Overall housing requirements are in line with 
those previously set by the South East Plan and the Plan includes proposals for 
major land releases to meet employment, housing and other needs and to achieve 
place specific objectives. An urban focused approach to growth is proposed with the 
major expansion of Bicester and large scale development at Banbury. 
 
The strategic sites identified in Bicester comprise new greenfield urban extensions, 
and the redevelopment of Graven Hill and DLO Caversfield (both brownfield sites).   
 
Although the Plan is at a fairly advanced stage, its evidence base is not yet 
complete. Further work is in progress and changes to the plan are currently being 
consulted upon. It is therefore accepted that the Plan can only be given limited 
weight at this stage. 
 

5.24 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.25 
 
 
 

The National Planning Policy Framework (NPPF) at paragraph 14 states ‘At the 
heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, which should be seen as a golden thread running through 
both plan making and decision taking…for decision taking this means3: 
 

• approving development proposals that accord with the development plan 
without delay; and 

• where the development plan is absent, silent or relevant policies are out-of-
date, granting permission unless: 

• any adverse impact of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole; or specific policies in this Framework indicate evelopment 
should be restricted4 

 
The proposal seeks to enhance economic growth in the area, by providing land for 
employment uses, potentially providing ~2,000 new jobs.  Core planning principle 3 
within the NPPF makes it clear that planning should proactively drive and support 

                                                 
3 Unless material considerations indicate otherwise. 
4 For example, those policies relating to sites protected under the Birds and Habitats 

Directives and/or designated as Sites of Specific Scientific Interest; land designated as 

Green Belt, Local Green Space, an Area of Outstanding Natural Beauty, Heritage Coast, or 

within a National Park; designated heritage assets and locations at risk of flooding or coastal 

erosion. 
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sustainable economic development to deliver homes, businesses and industrial 
units.  Paragraph 19 states that ‘significant weight’ should be given to the need to 
support economic growth.  However, the Council has concerns with regard to DIO’s 
calculated job retention and job creation figures, in that there is no information 
relating to how a market has been identified for the floor space proposed and the 
commitment to bring forward land and premises.   
 
In order to meet the strategic objectives within Policies SO1 and SO3 of the PSLP, 
there will be a need to shape the provision, attract appropriate business and also 
create the opportunities for local people to access jobs created. It is possible that a 
suitably worded condition could be imposed to require the submission of an 
economic strategy prior to the submission of any reserved matters application for 
employment use. The strategy could meet the following objectives: More diverse 
local economy, Attracting and developing knowledge & higher technology 
industries, Supporting skills and innovation, Self-containment, Higher value job 
opportunities and Reduce out-communities. 
 
Five Year Housing land Supply 
 
The NPPF includes a presumption in favour of sustainable development and 
states that where the development plan is absent, silent or relevant policies are 
out-of-date, planning permission should be granted unless “any adverse impacts of 
doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in [the] Framework taken as a whole” (para. 14). 
 
LPAs are required to boost significantly the supply of housing by meeting assessed 
needs and identifying key sites critical to the delivery of the housing strategy over 
the plan period (para’ 47). 
 
They are expected to “identify and update annually a supply of specific deliverable 
sites sufficient to provide five years worth of housing against their housing 
requirements with an additional buffer of 5% (moved forward from later in the plan 
period) to ensure choice and competition in the market for land. Where there has 
been a record of persistent under delivery of housing, local planning authorities 
should increase the buffer to 20% (moved forward from later in the plan period) to 
provide a realistic prospect of achieving the planned supply and to ensure choice 
and competition in the market for land” (para’ 47). 
 
Footnote 11 to paragraph 47 states, “To be considered deliverable, sites should be 
available now, offer a suitable location for development now, and be achievable with 
a realistic prospect that housing will be delivered on the site within five years and in 
particular that development of the site is viable. Sites with planning permission 
should be considered deliverable until permission expires, unless there is clear 
evidence that schemes will not be implemented within five years, for example they 
will not be viable, there is no longer a demand for the type of units or sites have 
long term phasing plans”. 
 
Para’ 49 states, “Housing applications should be considered in the context of the 
presumption in favour of sustainable development. Relevant policies for the supply 
of housing should not be considered up-to-date if the local planning authority cannot 
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5.41 
 
 
5.42 

demonstrate a five-year supply of deliverable housing sites.” 
 
The Council cannot currently demonstrate a five year housing land supply.  
However, in this case, the proposal will only make a very limited contribution to the 
current five year supply position, given that the site will not be available for 
development until 2015.  Furthermore, it is the applicant’s intention to sell the site 
on and so the intentions of any future owners with regard to housing delivery are 
unknown. 
 
Housing Mix 
 
An assessment of the type and size of housing needed in Cherwell informs the 
Proposed Submission Local Plan 2012 (PSLP) Policy BSC4:  Housing Mix.  
Although at this stage the policies carry limited weight, they do set out the size and 
type of housing expected to be required to meet the needs of Cherwell’s future 
population.  
 
It is noted that the proposed mix of market housing differs significantly from that 
envisaged in the policy.  The proposal is for 10% 2 bed’ flats and houses compared 
to the policy’s 30%, and for 85% 3, 4 & 5 bed’ homes compared to the policy’s 45% 
(excluding extra care housing). 
 
Officers suggested that the applicants explore an alternative mix of housing that is 
closer to the range contained with the PSLP policy, but were reluctant to do so on 
the basis that the applicant’s viability consultants maintain that in order to achieve 
the Council’s suggested housing mix, the S106 package offered would be 
significantly reduced, to the extent that they say the scheme could only afford £18 
million of costs. 
 
A balance must therefore be struck against the emerging policy requirement, which 
in any case, is a guide and the viability of the scheme.  In this case, Officers 
consider that the suggested housing mix would not achieve a mixed, well balanced 
community, which is one of the key requirements within the NPPF.  However the 
applicants have stated that the housing mix proposed maximises the viability of the 
development and a mix closer the emerging policy would further reduce the viability 
of the site.  
 
Whilst the proposal is not considered to comply with the Council’s development 
plan, nor does it fully comply with the emerging Graven Hill Policy as set out in the 
PSLP 2012, in the context of the presumption in favour of sustainable development 
set out within the NPPF, it is considered that the proposal (subject to suitable 
conditions) could result in sustainable development and the harm as set out in the 
sections below would not outweigh the benefits of granting consent.   
 
C Site (Arncott) 
 
The comments in relation to the status of the development plan and other material 
considerations noted above, also apply to C Site. 
 
C Site is not an allocated site in either the development plan or emerging Local 
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Plan.  Given its location on the periphery of the village of Arncott, it is considered to 
lie within a rural area. 
 
Policy EMP4 of the ACLP 1996 relates to employment generating development in 
rural areas and is generally permissive of such development providing it is within an 
existing, acceptable employment site, constitutes the conversion of an existing 
building or group of buildings and for minor extensions to an existing employment 
site, providing the proposal and any associated activities can be carried out without 
undue detriment to the appearance and character of the rural landscape and 
without harming the amenities of settlements, the historic environment and is 
compliant with other relevant polices in the plan.  Given the scale of the 
development proposed, it cannot be regarded as a minor extension to an existing 
employment site and as such, does not comply with the requirements of the ACLP 
1996. 
 
In general terms the principle of redevelopment of C site in terms of providing for 
economic growth including through the retention and creation of jobs, is considered 
acceptable, as is the proposal for the new Road and Rail Transfer Area in terms of 
providing for sustainable transport options for the transport of goods during 
construction and operation.  The National Planning Policy Framework places 
‘significant weight’ on the need to support economic growth through the planning 
system.  However there are a number of areas of potential policy conflict in the 
detail of the proposal particularly in terms of adverse landscape and amenity 
impacts arising from the proposed Fulfilment Centre building, which does not 
appear to accord with the Council’s design criteria for employment buildings in 
terms of its scale and its proximity to residential uses.  There are also potential 
adverse impacts on heritage assets and their settings 
 
However, it is considered that the adverse impacts identified in more detail in the 
sections below could be mitigated through the imposition of suitably worded 
conditions and would therefore, on balance, not significantly and demonstrably 
outweigh the potential economic benefits.  The details of these conditions are 
outlined in the relevant sections below. 
 

5.56 
 
 
 
 
 
 
 
 
5.57 
 
 
 
 
 
 

Community Infrastructure, Planning Obligations and Viability 
All large scale development, with the resulting increase in population, would put 
pressure on existing facilities. Some facilities may have spare capacity but others 
will require expansion, improvement or new provision to enable them to 
accommodate the increase in population from the proposed development. Work has 
been undertaken to identify the necessary community infrastructure to support the 
application proposals and mitigate its impact.  This has identified a mixture of on 
site and off site provision, direct provision of facilities and financial payments.  
 
Section 106 of the Town & Country Planning Act allows for planning obligations to 
be entered into in connection with development. Specific regulations (linked to the 
introduction of Community Infrastructure Levy) introduced in 2010 & 2011 make it 
unlawful for a planning obligation to be taken into account when determining a 
planning application if the obligation does not meet the following tests; 
 
(a) necessary to make the development acceptable in planning terms 
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(b) directly related to the development 
(c) fairly and reasonably related in scale and kind to the development 
 
The community infrastructure identified as necessary, (meeting the tests set out 
above), covers a wide range of items, some the development could not go ahead 
without, for example the need to provide safe highway access, whilst others are 
necessary to meet NPPF and PSLP requirements, for example the measures to 
achieve bio diversity mitigation.  A long list of mitigation items were originally 
identified by the District, County Council and Thames Valley Police. For some of 
these items there was a lack of evidence of how funding requested could be spent 
on deliverable schemes and as such there was not clarity they would currently meet 
the tests identified above. Accordingly, a number of items were removed from the 
list of S106 requirements. 
 
The applicants have consistently maintained that they are unable to meet the full 
range of contributions that have been sought.  Consequently, an open book 
approach to the assessment of viability of the scheme has been sought to identify 
the level of contributions the scheme can reasonably afford to support. The viability 
appraisal prepared for the applicant’s has been reviewed by a consultant working 
on behalf of the Council. Despite strenuous efforts to reach agreement on the 
viability there remains differences between the advice the Council has received 
from its consultant on the viability of the scheme and DIO’s position.  
 
The Council’s consultant advises that based on the information provided and 
evidence of costs and values from other sites, that scheme can afford to meet the 
cost of the S106 contributions identified whilst achieving the return that DIO seek. 
However DIO using their consultant’s model have offered two scenarios; the first is 
to provide 30% affordable housing but not the full S106 costs and the second is to 
provide 27.5% affordable housing and meet the S106 costs identified. At the time of 
writing this report progress has been made in narrowing the differences in the 
modelling but DIO’s consultant has not been able to share the detail behind their 
model to explain the differences and therefore there remains no agreement yet over 
the viability of the proposal at the current time and this is therefore reflected in the 
recommendation to this report.  
 

5.61 
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Landscape and Visual Impact 
 
Graven Hill (D & E Sites) 
Paragraph 9 of the NPPF states that pursuing sustainable development involves 
seeking positive improvements in the quality of the built, natural and historic 
environment.  One of the core planning principles enshrined within paragraph 17 of 
the NPPF requires planning to recognise the intrinsic character and beauty of the 
countryside and supporting thriving rural communities within it. 
 
More specifically, paragraph 109 of the NPPF states that the planning system 
should contribute to and enhance the natural and local environment by, [inter alia] 
protecting and enhancing valued landscapes, geological conservation interests and 
soils. 
The following policies of the Adopted Cherwell Local Plan are relevant to the 
consideration of the landscape impact of the proposal: 
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C7 – Development will not normally be permitted if it would cause demonstrable 
harm to the topography and character of the landscape. 
 
C9 – Beyond the existing and planned limits of the towns of Banbury and Bicester, 
development of a type, size or scale that is incompatible with a rural location will 
normally be resisted. 
 
C28 – Control will be exercised over all new development, including conversions 
and extensions, to ensure that the standards of layout, design and external 
appearance, including the choice of external-finish materials, are sympathetic to the 
character of the urban or rural context of that development. 
 
C31 – In existing and proposed residential areas, any development which is not 
compatible with the residential character of the area, or would cause an 
unacceptable level of nuisance or visual intrusion, will not normally be permitted. 
 
The Non Statutory Local Plan also contains relevant policies as set out below;  
 
Policy EN31 (Countryside Protection) (like its equivalent policy C9 in the Adopted 
Cherwell Local Plan 1996) states that beyond the existing and planned limits of the 
towns of Banbury and Bicester, development of a type, size or scale that is 
incompatible with a rural location will be refused. 
 
Policy EN34 (Landscape Character) sets out criteria that the Council will use to 
seek to conserve and enhance the character and appearance of the landscape 
through the control of development.  Proposals will not be permitted if they would: 

• cause undue visual intrusion into the open countryside 

• cause undue harm to important natural landscape features and topography 

• be inconsistent with local character 

• harm the setting of settlements, buildings, structures or other landmark features 

• harm the historic value of the landscape 
 
Given its rural location and the presence of heritage assets in the vicinity, the 
proposal has the potential to cause harm and each of these criteria needs to be 
carefully considered. 
 
Policy ESD13 (Local Landscape Protection and Enhancement) of the Proposed 
Submission Cherwell Local Plan seeks to avoid damage to local landscape 
character, and mitigation where damage cannot be avoided.  Development 
proposals will not be permitted if they would: 

• Cause undue visual intrusion into the open countryside 

• Cause undue visual harm to important natural landscape features and 
topography 

• Be inconsistent with local character 

• Impact on areas judged to have a high level of tranquillity 

• Harm the setting of settlements, buildings, structures or other landmark features, 
or 

• Harm the historic value of the landscape. 
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Each of these criteria needs to be assessed in turn as to whether harm is caused by 
the proposal. 
 
Policy ESD16 (The Character of the Built Environment) of the PSLP of the sets out 
that where development is in the vicinity of any of the district’s distinctive natural or 
historic assets, delivering high quality design will be essential.  New development 
should preserve, sustain and enhance designated and non designated heritage 
assets.  Again, the impact of the proposal on heritage assets in the wider vicinity 
therefore needs to be considered. 
 
Bicester Policy 2: Graven Hill within the PSLP sets out some key site specific place 
shaping principles, including; ensuring the layout of the development maximises 
opportunities for views of Graven Hill within the site and protects views of the hill 
from outside the site, a well designed approach to the urban edge and the careful 
design of the employment units to limit adverse visual impact on the new 
development and wider area. 
 
Graven Hill is one of a series of isolated hills (Poundon Hill, Arncott Hill and Muswell 
Hill) that rise above the surrounding landscape.  Graven Hill, 115 metres above 
ordnance datum (AOD) provides a central, high point to the site, which is visible 
from long distances.  The hill is broadly elliptical in shape and orientated with its 
long axis broadly east to west.  The lower parts of the hill slope gently with a 
gradient of around 1 in 30.  The gradient increases in steepness in the central band 
to 1 in 14 gradient and at its steepest towards the top of the hill at a 1 in 10 gradient. 
Elsewhere around the site, the landscape is predominantly flat. 
 
The landscape character area of the Graven Hill environs is defined in the Council’s 
Landscape Assessment (1994) as Otmoor Lowlands.  The site is specifically 
designated as Landscape Character Type R5a – Isolated Hills with Woodland and 
Mixed Uses.  The main characteristics of this type are defined as having a distinct 
topography, rising 50 metres above the surrounding flat floodplains with Graven Hill 
and Arncott Hill visible for considerable distances across the plain, forming 
prominent and curious focal points within an otherwise flat and uneventful 
landscape. 
 
The proposal involves locating development on the lower slopes of the hill, with the 
exception of two proposed residential parcels of land rising up on the northern slope 
above the inner most ring road around the hilltop. The proposal will involve 
development largely confined to the existing areas of development albeit at greatly 
increased density. B1, B2 and B8 uses are confined to the south eastern lower 
slopes, with residential development concentrated around the northern parts of the 
site. 
 
The wooded hill top of Graven Hill forms a noticeable feature in the landscape and 
provides a visual link with the surrounding landscape. The hilltop is a landmark in 
the local landscape.  It is a Local Wildlife Site (LWS) and designated Ancient 
Woodland.  Retention of views of the hill top are important as a way of integrating 
and linking it with the surrounding landscape.    
 
Although the application is in outline form, at the time the application was made, the 
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Department for Communities and Local Government (DCLG) Circular 01/2006 set 
out the scope of information to be submitted with an outline application.  Even if 
layout, scale and access were reserved, an application still required a basic level of 
information, including scale parameters (upper and lower limits for heights of 
buildings) and an indicative layout.  The indicative scale parameters, layouts, 
densities and form contained within the Design and Access Statement have been 
used by the applicants to analyse the impact of the development, including 
landscape, within the Environmental Statement. 
 
Since the submission of the application, an Order amending the rules on the 

information which must be submitted with an English planning application will came 

into force on 31 January 2013.  This Order removed existing national requirements 

for information on layout and scale to be provided with outline applications where 

these are reserved matters to be determined at a later date.  The DCLG support 

Council’s ‘Local Validation List’ approach, which sets out a list of information 

requirements to support specific types of planning application.  Consequently, it is 

likely that the Council’s current validation checklist will be updated to reflect the 

change to national information demands, to require large scale major applications 

such as this to be supported with information on layout and scale. 

 
As part of the Environmental Statement submitted with the application, the 
applicants have undertaken a landscape and visual assessment of the construction 
and operation of the proposed development at Graven Hill and C Site.  Various 
photographic viewpoints were identified as forming part of the visual envelope (i.e. 
the extent of the area from within which the proposed development may be viewed).  
26 photographic viewpoints were identified along with receptors of close, medium 
and long distance views.  Cumulative impacts of other proposed development (land 
to the south and east of the A41, Kingsmere and Evergreen 3) are noted, stating 
that people in the surrounding area will potentially experience changes to their 
views and there will be cumulative effects on landscape character as a result of 
combined views of the proposed development at Graven Hill and the 
aforementioned planned developments. 
 
The Council’s Landscape Officer initially visited the various viewpoints, with the 
exception of 6 long distance points.  She noted that the visual envelope is quite 
extensive, but the impact of the development would, in her opinion, be slight to 
moderate outside the site boundaries.  She noted concerns in relation to the 
proposed 4 storey buildings close to the A41, due to their proximity to existing 
dwellings and the A41.  In particular, views southwards into the site from the public 
right of way near Middle Wretchwick Farm and travelling towards Bicester from the 
A41 would be significantly affected.  Paragraph 11.11.11 of the ES states that these 
visual receptors, ‘will experience significant, but temporary effects as a 
consequence of changes to their views’.  The applicants state that extensive areas 
of peripheral planting will avoid negative effects and the removal of existing, visually 
intrusive military built form (i.e. the BIFT) and their replacement with built form is 
likely to result in significant positive effects.  
 
However, the proposed planting is estimated to take 10 to 15 years from planting to 
act as an effective screen and in any case, the proposed built form will be 
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significantly higher than the BIFT (up to 4 storey) and at a much higher density (35 
to 45 dph).  Figures 11.32 (showing viewpoint 5 as existing), 11.33 (showing 
viewpoint 5 in 2022) and 11.34 (showing viewpoint 5 in 2031) are attached as 
Appendix B to this report, which show the magnitude of change of this vista, which 
is important in forming the ‘entrance’ into Bicester from the Aylesbury direction into 
the town.  It is also one of the key place shaping principles of Policy 2 of the PSLP 
that the approach to the urban edge of Bicester should be well designed and relate 
to its rural periphery. 
 
The addendum to the ES (April 2012) provided additional wireframes of viewpoints 
5 (figure 14), 9 (figure 15) and 23 (figure 16).  In relation to viewpoint 5, the 
wireframe demonstrates the scale of development in comparison with the existing 
BIFT area, showing that the buildings will be higher than the containers currently on 
the site. 
 
Officers recommended a reduction in the ridge heights of the dwellings fronting the 
A41 to 80% no higher than 8.5 metres, with no more than 20% maximum height of 
10.5 metres (to allow for a varied roofscape) to reflect the edge of town location of 
the site and the scale of existing buildings in the town.  However, the applicants 
were unwilling accept this.  Instead, the applicants subsequently amended their 
application by reducing a portion of the previously proposed 4 storey (maximum 
ridge height with roof 15 metres) dwellings to 3 storey (maximum ridge height with 
roof 12 metres) dwellings.  Officers nevertheless consider it imperative to condition 
the ridge heights of the buildings in this location, to ensure development in this 
location is suitable in its setting. 
 
The applicants also provided further detail in relation to specific viewpoints which 
were of concern, in relation to the extent of the proposed residential development 
above the 80 metre contour on the northern slope of the hill, from viewpoint 25. The 
section provided demonstrated an impact on the tree-line and whilst it is accepted 
that there will be some visual encroachment on the fields, visual encroachment 
above the base of the tree-line to the hill should be avoided, to retain the character 
and appearance of the hill. 
 
Consequently, it was suggested that the number of dwellings beyond the 80m 
contour should be reduced and located elsewhere on the site, to retain the visibility 
of the trees and the character of the hill top that is Graven Hill, having established 
that it would only result in the re-distribution of a very small number of dwellings to 
other residential parcels on the site.  The applicants have instead retained the 
layout, but reduced the maximum ridge heights of the dwellings extending beyond 
the 80 metre contour line, by limiting them to single storey (although the parameter 
plans provided do not specify a maximum ridge height for single storey). At a 
maximum of 5 metres this would be acceptable as the dwellings would not impinge 
on the views of the woodland.  This will again be secured by condition. 
 
In relation to the south eastern part of the site, containing the proposed B1, B2 and 
B8 development, the most pertinent viewpoint is 9, taken from the western edge of 
Ambrosden Village.  The Landscape Officer noted that the top of the large existing 
buildings are currently visible and there will be some visibility of proposed industrial 
units as illustrated by the photomontages, which at this point is accurate.  
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Consequently, it was considered that additional screen planting should be provided, 
by way of a reinforced native planting buffer (at least 10 metres) on the southern 
edge of the site, to break up the solid box-like buildings.  Furthermore, the buildings 
standing in front of the hill should be painted darker colours to make them less 
obtrusive.  The applicants supplied an amended layout to reflect the additional 
planting buffer and agreed that the colouration of the buildings could be adequately 
dealt with by condition. 
 
It is disappointing that there is no landscape strategy for creating different character 
areas in which the housing and industrial activity are proposed to sit.  The site 
contains a substantial amount of existing woodland, but this is not analysed and the 
findings used to inform landscape character at a local level.  Whilst the application 
is in outline form, at a minimum, the application should be supported by principles 
that would inform detailed design and how the landscaping would enhance the site.   
 
Paragraph 109 of the NPPF requires the planning system to contribute to and 
enhance the natural and local environment by (inter alia) protecting and enhancing 
valued landscapes.  The Adopted Cherwell Local Plan, NSCLP and PSLP polices 
mentioned above all echo this requirement. 
 
The principle landscape and visual impacts are considered to be the impact of the 
development on the A41 frontage, the development of land around the hilltop and 
employment development to the south of the site. 
 
The amendment to the ridge heights of a proportion of units above the 80m contour 
line is considered to satisfactorily mitigate any long term adverse visual impact of 
views of the hilltop within and outside of the site.  As the maximum ridge heights for 
single storey dwellings are not specified, this would also need to be secured by 
condition. 
 
The additional planting buffer and colouration of the employment buildings to the 
south of the site will appropriately mitigate the visual and landscape impact of these 
buildings, particularly from views to the south. 
 
The removal of a section of four storey development along the A41 frontage and its 
replacement with 3 storey development does little to ameliorate the impact of the 
development on the approach to the town.  However, Officer’s recommendation of a 
reduced and varied ridge height along this frontage would achieve a more 
satisfactory form of development, taking account of its rural periphery.  
 
Policy C7 of the ACLP states that development will not normally be permitted if it 
would cause demonstrable harm to the topography and character of the landscape, 
and Policy C9 of the ACLP requires development beyond the limits of Bicester to be 
of a scale that is compatible with its rural location.  The latter point is echoed in 
Policy 2: Graven Hill of the PSLP. 
 
As a consequence of the scale of development proposed along the A41 corridor, it 
is considered reasonable and necessary to condition the heights of buildings along 
this frontage, in order to mitigate any demonstrable harm to the character of the 
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local landscape.  Similarly, it is considered reasonable and necessary to condition 
the maximum ridge heights of the dwellings proposed above the 80 metre contour 
line, to prevent the dwellings breaking the line of the hilltop. 
 
C site (Arncott) 
The policy criterion mentioned above in relation to Graven Hill equally applies to C 
site, with the exception of Bicester Policy 2 of the PSLP, which only relates to the 
development of Graven Hill. 
 
The site is located on level/gently sloping land at the foot of Arncott Hill within the 
village of Upper Arncott.  The site is currently developed with 18 main dispersed 
storage buildings with associated external hardstanding areas, car parks, green 
spaces, with existing rail connectivity throughout the site.  
 
C site also falls mainly within the ‘Isolated Hills with Woodland and Mixed uses’ 
landscape character type, which is outlined in detail in the Graven Hill section 
above.  Within the site, the warehouse buildings form the main features, although 
the water storage tower in the north of the site is particularly evident in the wider 
landscape. 
 
The ES identifies the extent of the visual envelope surrounding C site (illustrated in 
Figure 11.20 of volume 2 of the ES).  Thirteen photographic viewpoints were initially 
selected, two of which were supplied as photomontages, showing the proposed 
building at 0 years and 15 years completion. 
 
The Council’s Landscape Officer initially visited the site in November 2011 and 
noted that the proposed building (at 18.6 metres to the ridge) would be slightly lower 
than the height of the water tower, probably extending half way up the top tank. This 
provides a rough guide as to where the building will be seen from, as the water 
tower is an important landmark on the site and easily identifiable from a distance. 
 
She concluded it is a very, very large building, being tall, deep and long and will 
form a very solid mass in the landscape. Although the existing warehouse buildings 
are quite dominant from some viewpoints, they are relatively small compared with 
the very large building proposed.  It is also proposed to be sited roughly parallel with 
the boundaries, unlike the warehouses which it is to replace, which are at varying 
angles, thereby varying the impact from any one point.  The proposed building will 
be close to housing on Green Lane and this impact will be greater than at present.  
 
Officers have consistently articulated serious concerns with regard to the visual 
impact of the development from various key viewpoints.  Consequently, as part of 
the addendum to the ES, the applicants provided a supporting technical note 
responding to some of the points raised by the Landscape Officer.  Additional 
sections, a new photomontage for viewpoint 4 and an additional viewpoint (to the 
north of viewpoint 4) were provided.   
 
The particular concerns were then distilled into the following: 
 

1. Views into the site from the access point (north of viewpoint 4) – shown in 
figure 7 of the ES addendum material.  Due to the lack of screening provided 
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around the frontage of the site,  
2. Views into the site from the south (from viewpoint 11 along the footpath 

running to the south of the site and viewpoints 12 and 13) 
3. Viewpoint 12 – The whole bulk and length of the building will be particularly 

stark from this point 
4. Viewpoint 13 – This is a prominent and exposed landscape (even if the 

building is coloured appropriately).  The Merton Road is elevated slightly 
above the hedge and there is little intervening vegetation. There is little 
scope to mitigate on site due to position of rail lines and hardstanding. 
Serious landscape and visual impact concerns from this aspect. 

 
Further drawings were provided on the 14th December 2012, outlining the proposed 
screen planting along the north western boundary of the site (adjacent to the 
proposed rail connection) and additional bunding and screen planting around the 
existing entrance to the site (close to viewpoint 4). 
 
The Landscape Officer and Senior Planning Officer visited these viewpoints again in 
December 2012, in light of the mitigation offered by the applicants.  In relation to 
point 1, Officers are satisfied that the proposed bunding (up to 2 metres in height) 
and screen vegetation on the Ploughley Road and Norris Road frontages (as 
illustrated on drawing no. 27808-L508a) will sufficiently mitigate the impact of the 
development from this aspect. 
 
In relation to viewpoint 11, it is considered that the existing bunding and screen 
vegetation within the site would effectively screen views of the building from this 
footpath. 
 
However, in relation to viewpoint 13, Officers remain concerned with regard to the 
extent of the visual impact from this aspect (Merton Road).  The position of the site 
boundary relative to the rail lines restricts the land available to provide effective 
screen planting.  Drawing no. 27808-L506 indicates the width of the proposed 
screen planting along the north western boundary (minimum of 5 metres in the north 
eastern corner and maximum of 10 metres in the south western corner). 
 
Due to the very large scale of this plan, clarification as to the certainty of the 
landscape screening provision was sought from the applicants, to clarify the width of 
screen planting and the overhang of rolling stock from line of the track, to confirm 5 
metres of screen planting will not be pruned back to only 2 metres, which would not 
be sufficient.   
 
Instead, the applicants asked AMEC (their consultants) to review the available area 
between the site boundary and nearest rail line.  AMEC confirmed that the 
distances available are; 6 metres at the northern end and 27 metres at the southern 
end.  It may be possible to achieve a minimum buffer of 5 metres at the northern 
end of the site, exclusive of technical requirements (such as clearances), but no 
plan has been provided to demonstrate this. 
 
To this end, it is important to consider whether the proposed mitigation from this 
aspect is sufficient to overcome serious landscape and visual impact concerns.  It is 
Officer’s opinion that the short and medium term (5-10 years) impact of the 
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development from this aspect would be harmful, even with the proposed mitigation 
in place.  Off site planting between the western boundary of the site and the Merton 
Road could potentially provide a more immediate vegetative screen which would 
help to mitigate the views from this aspect, but the applicants are unwilling to 
provide this. 
 
It is accepted that the majority of the view points around the site can be mitigated 
such that there would be no significant, demonstrable adverse landscape or visual 
impact.  However, Officers remain concerned with one viewpoint (13) from the 
Merton Road, looking towards the western section of the site.  Therefore, in order to 
be satisfied that the mitigation planting proposed by the applicants can be 
successfully achieved, a suitable condition will be imposed to require the 
submission and approval of a landscaping strategy, to include soil composition, 
planting protection, establishment and maintenance to ensure a suitable screen can 
be achieved.  
 
For this reason, Officers consider that any potential harm to the character of the 
landscape can be appropriately mitigated in respect of all views except those from 
the west, where the large scale of the building will remain evident in the long term. 
This adverse impact will have to be weighed against other positive aspects of the 
proposed development. 
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Historic Impact 
 
Graven Hill (D & E Sites) 
Section 12 of the NPPF deals specifically with the historic environment.  It directs 
LPA’s to set out, in their local plans, a positive strategy for the conservation and 
enjoyment of the historic environment, conserving heritage assets in a manner 
appropriate to their significance.  The requirement is also enshrined within the 
Framework’s presumption in favour of sustainable development, recognising that 
the historic environment has a role to play in design, promoting healthy communities 
and protecting Green Belt land. 
 
The NPPF sets out a significance-based approach to planning decisions, requiring 
sufficient evidence of the assessment of the significance of the heritage asset to be 
weighed against the benefits of the proposal delivering sustainable development.  
The NPPF advocates the grant of planning permission (for sustainable 
development), unless substantial harm to or loss of a heritage asset can be 
demonstrated as a result of the proposal.   
 
Annex 2 of the NPPF defines heritage assets as: 
 
A building, monument, site, place, area or landscape identified as having a degree 
of significance meriting consideration in planning decisions, because of its heritage 
interest. Heritage asset includes designated heritage assets and assets identified by 
the local planning authority (including local listing). 
 
It goes on to define heritage significance as: 
 
The value of a heritage asset to this and future generations because of its heritage 
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interest. That interest may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset’s physical presence, but also 
from its setting. 
 
Designated heritage assets are defined as World Heritage sites, Scheduled 
Monuments, Listed buildings, Protected wreck sites, Conservation Areas, 
Registered parks and gardens and Registered battlefields. 
 
The identification and assessment of non designated heritage assets is not 
specifically defined in the NPPF and relies on professional judgement. 
 
Paragraph 131 states that in determining planning applications, LPA’s should take 
account of the desirability of sustaining and enhancing the significance of the 
heritage asset and putting them into a viable use consistent with their conservation, 
the positive contribution that conservation of heritage assets can make to 
sustainable communities and the desirability of new development making a positive 
contribution to local character and distinctiveness. 
 
Paragraphs 132 to 135 set out the criteria for assessing the impact of development 
on the significance of designated and non designated heritage assets.  In summary; 
 

• Substantial harm to or loss of designated heritage assets of the highest 
significance (i.e. scheduled monuments, protected wreck sites, battlefields, 
Grade I and II* listed buildings and registered parks and gardens & World 
Heritage sites) should be wholly exceptional 

• Substantial harm to or loss of a Grade II listed building, park or garden 
should be exceptional 

• Less than substantial harm to a designated heritage asset should be 
weighed against the public benefit of the proposal 

• A balanced judgement having regard to the scale of any harm or loss and 
the significance of a heritage asset will need to be made for proposals that 
affect non designated heritage assets. 

 
The setting of a heritage asset is also defined in Annex 2 of the NPPF, which states: 
 
The surroundings in which a heritage asset is experienced. Its extent is not fixed 
and may change as the asset and its surroundings evolve. Elements of a setting 
may make a positive or negative contribution to the significance of an asset, may 
affect the ability to appreciate that significance or may be neutral. 
 
Policies relating specifically to the protection of historic assets and their settings in 
the Adopted Local Plan 1996 were not saved but have in any event been 
superseded by the National Planning Policy Framework (NPPF).   
 
Within the Non Statutory Cherwell Local Plan, Policy EN39 (Listed Buildings: 
General Principles) relates to the preservation of listed buildings, their character and 
their setting whilst EN44 (Listed Buildings: Settings) sets out that special care will 
be taken to ensure that development that is situated within the setting of a listed 
building respects the architectural and historic character of the building and its 
setting.  The supporting text sets out that the Council will resist development that 
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would adversely affect the setting of listed buildings. 
 
Direct impact on heritage assets within the site:  There are no designated 
heritage assets within the site.  English Heritage were encouraged to bring forward 
their assessment of the relative significance of the former military buildings on the 
site as part of its Heritage Protection Review.  This assessment considered the 
importance of a number of features of the site including the military railway and 
associated features and identified an intact group of six air raid shelters in the south 
east of the site adjacent to storage Hanger D2 that are of particular interest on the 
site. The assessment was submitted to the English Heritage listings team for 
consideration. 
 
English Heritage used the Defence Disposal Assessment Template to assess 
whether the buildings were appropriate for statutory listing.  The principal interest 
was at building D2 and the adjacent unusual group of six air-raid shelters. The 
storage hangar D2 was included in the assessment for its contextual association, 
since the shelters show the large capacity of the workforce in the building which 
was built to handle armaments. The storage hangar is of standard plan and 
construction and very altered having a high proportion of replaced fabric. It is one of 
eight large hangars on D Site and whilst it does augment the context for the air-raid 
shelters, it is not rare on this site or nationally. 
 
Consequently, English Heritage recommended that the hanger and associated air 
raid shelters should not be listed.  The Secretary of State for Culture, Media and 
Sport concluded that the D2 hangar is of standard form and too altered to merit 
listing. The associated air-raid shelters are not, if taken as individual structures, rare 
or particularly notable examples of this building type nationally.  They do have some 
rarity as a surviving group however, but this legibility of function would be 
meaningless without the retention of the associated hangar.  A similar exercise was 
carried out for a group of buildings on C Site, which is discussed in more detail in 
the next section (specifically relating to C Site) below. 
 
Whilst the buildings are not designated heritage assets, under the NPPF definition, 
they are nevertheless considered to be non designated heritage assets, taking 
account of their historic context and background. 
 
The applicants have confirmed that the air raid shelters and building D2 will be 
demolished, as English Heritage have confirmed that they will not be listed. 
 
In addition to these buildings, the site contains a range of other buildings which 
were built for the storage and distribution of military supplies and associated 
functions.  These buildings are set out in the ES in table 10.6 and 10.7 and also at 
paragraph 3.1.18 of the ‘Historic Environment’ technical note.  The site was also 
served by the Bicester Military Railway, which forms a circular network enclosing 
the hill and links to other sites connected to Graven Hill.  Some of the replaced 
concrete sleepers were used in the construction of improvised passenger platforms, 
one of which survives at Graven Hill. The railway is to be removed as it is not 
required for the residential development, although the applicants state within the 
Design and Access statement that the alignment will be reflected in the layout and 
some parts incorporated in to public open space where possible.  None of these 
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features or buildings has been recommended for listing by English Heritage, but are 
still considered to be non designated heritage assets. 
 
The ES and Historic Environment technical report state that a programme of 
recording would be needed to record the buildings prior to their demolition/removal.  
English Heritage has confirmed that this could be secured through a suitably 
worded condition. 
 
Consequently, it is considered that the proposed development will have an impact 
on non designated heritage assets on site, as set out above.  However, the NPPF 
requires a balanced judgement to be made, having regard to the scale of any harm 
or loss of significance of the heritage asset. 
 
It is considered that whilst the proposal will lead to the loss of some non designated 
heritage assets, the degree of harm caused to the historic environment in this case 
must be weighed against the significance of the historic asset.  English Heritage do 
not consider that any of the buildings or features on the site are worthy of statutory 
listing.   
 
It is therefore considered that the proposed development would involve harm to non 
designated, on site heritage assets as they are to be removed.  However, as the 
features are not designated and their presence can be appropriately recorded by 
condition,, on balance it is considered that the proposal at Graven Hill is in 
accordance with central Government guidance relating to the conservation of the 
historic environment contained in the NPPF, Adopted Cherwell Local Plan, NSCLP 
and PSLP. 
 
Direct impact on offsite heritage assets: There are four listed buildings 
immediately adjacent to the site boundary: Langford Park Farm, Wretchwick Farm, 
Cottage and Lodge.  In response to the scoping request it was advised that the 
listed buildings “all need to be identified and the visual impact of the proposals on 
the setting of these should be assessed and the proposals amended to preferably 
avoid or at worst mitigate harm”.   
 
The locations of the four listed buildings in the vicinity of the site have been 
identified but the original assessment of impact at paragraphs 10.12.37-39 of 
Volume 2 of the ES was considered to be inadequate, as setting had been too 
tightly defined and therefore impacts not properly assessed.  
 
The ‘Historic Environment’ technical note, supplied as part of the ES Addendum, 
more appropriately defines and describes the setting of the aforementioned listed 
buildings (from page 13 to 20 inclusive).  It sets out the physical surroundings, 
experience of the asset and associative attributes of each building, concluding with 
a statement of the effect of the proposed development on their significance. 
 
There is no doubt that there will be a change to the setting of Wretchwick Lodge 
(and Cottage), through the introduction of new residential and office development 
within close proximity to its curtilage.  However, due to the extensive tree belt within 
which the Lodge sits, any harm to the significance of the asset will be less than 
substantial. 
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There will be some positive change in the views of Wretchwick Farm, with the 
removal of the large storage building (D9).  Proposed development will be set 
further back than D9 and boundary screening is to be strengthened.  In the longer 
term, this is likely to have a positive effect on its heritage significance. 
 
In relation to Langford Park Farm, some of the pasture land adjoining the farm 
which contributes to its agricultural setting will be lost to allotments and sports 
pitches, although some agricultural land to the east will be retained.  However, the 
extent of the built development will be set back further than the current large 
storage buildings and will comprise smaller in scale domestic development.  
Accordingly, it is considered that the proposed development is likely to have a 
neutral impact on the heritage significance of this asset. 
 
The Technical note concludes by stating that there will be some changes to the 
settings of the listed buildings (as outlined above), but that overall the proposed 
development would involve less than substantial harm to the significance of the 
heritage assets. 
 
The Conservation Officer has reviewed this additional information, as has English 
Heritage and neither have any objections to the additional information and 
justification. 
 
Since the submission of the Heritage Technical Note, the applicants provided a plan 
that reduces the extent of some of the 4 storey development along the A41 frontage 
(as shown on ‘Building Heights’ plan).  However, it is considered that this has a 
neutral impact on the setting of Wretchwick Lodge, Cottage and Farm. 
 
It is considered that the proposal would result in some harm to the setting of 
designated heritage assets.  However, due to the mitigation measures incorporated 
into the proposed development, it is considered that on balance, the proposal will 
lead to less than substantial harm to the heritage significance of these assets. 
 
As noted above, paragraph 134 of the NPPF states that where a development 
proposal will lead to less than substantial harm to the significance of a designated 
heritage asset, this harm should be weighed against the public benefits of the 
proposal, including securing its optimum viable use.  Taking this into account, on 
balance it is considered that the proposal at Graven Hill is in accordance with 
central Government guidance relating to the conservation of the historic 
environment contained in the NPPF, Adopted Cherwell Local Plan, NSCLP and 
PSLP.  
 
C site – (Arncott) 
 
The comments in relation to policies regarding the assessment of the impact of 
development on the historic environment as noted above, also apply to C Site. 
 
Direct impact on heritage assets within the site 
As noted above, English Heritage assessed the relative significance of the former 
military buildings on the site as part of its Heritage Protection Review, which Roger 
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Thomas conducted.  At C site, a ‘Bolero’ group of six Romney and six Iris huts 
(buildings C30 and C31, in the south eastern section of the site) were considered 
for designation as listed buildings.  The large size of the C30 and C31 huts and the 
gantry over the railway imply that they were used for handling heavy goods, 
commensurate with the use of C Site as Motor Transport Sub-Depot. 
 
English Heritage summarise in their ‘Notification of Designation Decision’ that the 
group of six Romney huts (C30) and six Iris huts (C31) at Arncott C Site, form a 
strong coherent group within a very much larger site, where the scale and survival 
of the infrastructure and sum of the parts, rather the individual components are key 
to its significance.  
 
However, they concluded that given the lack of rarity of the Romney huts and the 
design faults of the Iris hut which led to its almost universal replacement, they do 
not merit designation, and recording as part of a full survey of the depot and 
removal to a museum site are advocated in preference to designation as best 
means of recognising their undoubted significance. 
 
The applicants have confirmed that buildings C30 and C31 will remain as they are, 
given their position on the site.  The retention of these buildings could be secured 
through a suitably worded condition.  It is unlikely that the setting of these buildings 
would be materially adversely affected, given the distance from the Fulfilment 
Centre, intervening building C5 (which is to remain), bunding and landscaping to the 
south eastern corner of the Fulfilment Centre. 
 
As noted above, C site also contains a range of other military buildings which were 
built for the storage and distribution of military supplies.  These buildings are noted 
in full in the ES, table 10.6 and 10.7.  None of these buildings have been considered 
as potentially meeting the criteria for listing, but are nevertheless considered to be 
of historic interest given the size and range of surviving buildings. 
 
The proposed development would involve the demolition of buildings C1, C4, C7, 
C9 and C60, in order to be replaced by the proposed Fulfilment Centre.  However, 
the ES outlines a full programme of building recording, prior to their demolition, 
commensurate with their historic significance, which could be secured by condition.  
English Heritage has confirmed that the principle of this would be acceptable. 
 
Again, it is considered that the proposed development will have an impact on non 
designated heritage assets on site, as set out above.  However, the NPPF requires 
a balanced judgement to be made, having regard to the scale of any harm or loss of 
significance of the heritage asset. 
 
It is considered that whilst the proposal will lead to the loss of some non designated 
heritage assets, the degree of harm caused to the historic environment in this case 
must be weighed against the significance of the historic asset.  English Heritage do 
not consider that any of the buildings or features on the site are worthy of statutory 
listing.   
 
Again, the proposed development would involve harm to non designated, on site 
heritage assets as they are to be removed.  However, as the features are not 
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designated and their presence can be appropriately recorded by condition, on 
balance it is considered that the proposal at C Site is in accordance with central 
Government guidance relating to the conservation of the historic environment 
contained in the NPPF, Adopted Cherwell Local Plan, NSCLP and PSLP. 
 
Direct impact on offsite heritage assets: 
The village of Arncott is not a conservation area but contains four listed buildings 
and other buildings of undesignated heritage interest. The buildings in the village 
are small scale, generally 2 storeys in height.  The landscape character of the wider 
area is open, particularly in views from the west and, within the site, there is an 
open campus character of pavilion buildings set within grassed areas with 
occasional trees dotted around, some avenue planting and some screening along 
the western boundary. 
 
The listed buildings noted above are; Methodist Chapel (on Green Lane), Miropa 
(16 Green Lane), Manor Farmhouse (Ploughley Road) and Wood Farm Cottage 
(Ploughley Road).  All of these buildings are Grade II listed.  Their locations are 
shown on Figure 10.1 of the ES. 
 
The ‘Historic Environment’ technical note, supplied as part of the ES Addendum, 
appropriately defines and describes the setting of the aforementioned listed 
buildings (from page 20 to 29 inclusive).  It sets out the physical surroundings, 
experience of the asset and associative attributes of each building, concluding with 
a statement of the effect of the proposed development on their significance. 
 
The note concludes by stating that the proposed development would cause some 
harm to the heritage significance of Miropa Cottage and the Methodist Chapel in 
Green Lane.  Medium distance views, for example, from The Green, will 
undoubtedly be affected and will result in some distraction of the view of the Chapel.  
Similarly, the views along the approach to Miropa from Green Lane, particularly 
before the tree screening fully develops, will be disrupted.  However, the sections 
provided as part of the ES Addendum (April 2012) demonstrate the visibility of the 
proposed Fulfilment Centre in the context of the aforementioned listed buildings.  It 
demonstrates that the perceived height of the proposed building from Green Lane 
would be broadly comparable with the existing buildings, taking account of the 
proposed bunding and screen planting along the south eastern boundary of the site.   
 
It is considered that the proposal would result in some harm to the setting of 
designated heritage assets.  However, due to the mitigation measures incorporated 
into the proposed development, it is considered that on balance, the proposal will 
lead to less than substantial harm to the heritage significance of these assets. 
 
As noted above, paragraph 134 of the NPPF states that where a development 
proposal will lead to less than substantial harm to the significance of a designated 
heritage asset, this harm should be weighed against the public benefits of the 
proposal, including securing its optimum viable use.  Taking this into account, on 
balance it is considered that the proposal at C Site is in accordance with central 
Government guidance relating to the conservation of the historic environment 
contained in the NPPF, Adopted Cherwell Local Plan, NSCLP and PSLP.  
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Ecological Impact 
 
Graven Hill (D & E sites) 
 
As regards protected species, the NPPF – Conserving and enhancing the natural 
environment requires that “the planning system should contribute to and enhance 
the natural and local environment by minimising impacts on biodiversity and 
providing net gains in biodiversity where possible, contributing to the Government’s 
commitment to halt the overall decline in biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures” 
(para 109) 
 
Paragraphs 192 and 193 further add that “The right information is crucial to good 
decision-taking, particularly where formal assessments are required (such as 
Habitats Regulations Assessment) and that Local Planning Authorities should 
publish a list of their information requirements for applications, which should be 
proportionate to the nature and scale of development proposals. Local planning 
authorities should only request supporting information that is relevant, necessary 
and material to the application in question”. One of these requirements is the 
submission of appropriate protected species surveys which shall be undertaken 
prior to determination of a planning application. The presence of a protected 
species is a material consideration when a planning authority is considering a 
development proposal.  It is essential that the presence or otherwise of a protected 
species, and the extent to that they may be affected by the proposed development 
is established before the planning permission is granted, otherwise all relevant 
material considerations may not have been addressed in making the decision.  This 
is a requirement under Policy EN23 of the Non-Statutory Cherwell Local Plan 2011. 
 
Paragraph 18 states that “When determining planning applications, local planning 
authorities should aim to conserve and enhance biodiversity by applying the 
following principles: 
 

• if significant harm resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission 
should be refused” 

 
Paragraph. 98 of Circular 06/05: Biodiversity and Geological Conservation – 
statutory obligations and their impact within the planning system states that, “local 
planning authorities should consult Natural England before granting planning 
permission” and paragraph 99 goes onto advise that “it is essential that the 
presence or otherwise of protected species, and the extent that they may be 
affected by the proposed development, is established before the planning 
permission is granted, otherwise all relevant material considerations may not have 
been addressed in making the decision.” 
 
Section 40 of the Natural Environment and Rural Communities Act 2006 (NERC 
2006) states that “every public authority must in exercising its functions, must have 
regard … to the purpose of conserving (including restoring / enhancing) biodiversity” 
and; 
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Local planning authorities must also have regards to the requirements of the EC 
Habitats Directive when determining a planning application where European 
Protected Species (EPS) are affected, as prescribed in Regulation 9(5) of 
Conservation Regulations 2010, which states that “a competent authority, in 
exercising any of their functions, must have regard to the requirements of the 
Habitats Directive so far as they may be affected by the exercise of those 
functions”. 
 
Articles 12 and 16 of the EC Habitats Directive are aimed at the establishment and 
implementation of a strict protection regime for animal species listed in Annex IV(a) 
of the Habitats Directive within the whole territory of Member States to prohibit the 
deterioration or destruction of their breeding sites or resting places.   
 
Under Regulation 41 of Conservation Regulations 2010 it is a criminal offence to 
damage or destroy a breeding site or resting place, but under Regulation 53 of 
Conservation Regulations 2010, licenses from Natural England for certain purposes 
can be granted to allow otherwise unlawful activities to proceed when offences are 
likely to be committed, but only if 3 strict legal derogation tests are met which 
include: 
 
1) Is the development needed for public heath or public safety or other 
imperative reasons of overriding public interest including those of a social or 
economic nature (development)? 
2) Is there any satisfactory alternative? 
3) Is there adequate mitigation being provided to maintain the favourable 
conservation status of the population of the species? 
 
Therefore where planning permission is required and protected species are likely to 
be found to be present at the site or surrounding area, Regulation 53 of the 
Conservation of Habitats and Species Regulations 2010 provides that local planning 
authorities must have regard to the requirements of the Habitats Directive so far as 
they may be affected by the exercise of those functions and also the derogation 
requirements (the 3 tests) might be met.  Consequently a protected species survey 
must be undertaken and it is for the applicant to demonstrate to the Local planning 
authority that the 3 strict derogation tests can be met prior to the determination of 
the application.  Following the consultation with Natural England and the Council’s 
Ecologist advice given (or using their standing advice) must therefore be duly 
considered and recommendations followed, prior to the determination of the 
application.   
 
In respect of planning applications and the Council discharging of its legal duties, 
case law has shown that: 
 

1) if it is clear/perhaps very likely that Natural England will not grant a 
licence then the Council should refuse planning permission 

 
2) if it is likely that Natural England will grant the licence then the Council 

may grant planning permission 
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3) if it is unclear/uncertain whether Natural England will grant a licence 
then the Council must refuse planning permission (Morge has clarified 
Woolley) 

[R (Morge) v Hampshire County Council – June 2010 Court of Appeal case]  
[R (Woolley) v Cheshire East Borough Council – May 2009 High Court case) 
 
NB: Natural England will not consider a licence application until planning permission 
has been granted on a site, therefore if a criminal offence is likely to be committed; 
it is in the applicant’s interest to deal with the 3 derogation tests at the planning 
application stage. 
 
Policy C1 of the ACLP seeks to promote the interests of nature conservation and 
protect sites of local nature conservation interest. Policy C4 of the ACLP seeks to 
promote the interests of nature conservation within the context of new development.  
Similar policies exist in the NSCLP (EN24, EN25, EN27 and EN28) which echo the 
requirements of the NPPF and ACLP. 
 
Bicester Policy 2: Graven Hill within the PSLP contains site specific requirements, 
including achieving development that demonstrates enhancement, restoration or 
creation of wildlife corridors through the creation of ‘Green Fingers’, the appropriate 
treatment of protected habitats and species on site & creation and management of 
new habitats to achieve an overall net gain in biodiversity and the provision of a 
Habitats Management Plan to manage the woodland and other habitats on site. 
 
There are no sites of international nature conservation interest located within 10km 
of the site boundary, there are five statutory nature conservation sites located within 
5km of the site boundary, the nearest being over 1.5km away.  These are Arncott 
Bridge Meadows Site of Special Scientific Interest (SSSI), Wendlebury Meads and 
Mansmoor Closes (SSSI), Stratton Audley Quarries (SSSI), Otmoor (SSSI) and 
Bure Park Local Nature Reserve (LNR). 
 
There are three non statutory nature conservation sites located within 1km of the 
site boundary. One of these is the ancient woodland site (Graven Hill Wood County 
Wildlife Site (CWS)).  The Bicester Wetland Reserve is located to the west of the 
site boundary, within 40m. 
 
The site is also within 280m of the ‘Upper Thames Tributaries’ Environmentally 
Sensitive Area (ESA). 
 
The ES denotes protected and otherwise priorities species in full at page 255 and 
the biological records for each study area are presented at Appendix J of the ES, 
apart from the badger records, which are listed in a confidential report, to avoid 
potential illegal interference with the setts. 
 
In summary, the key species records occurring within 2km of the Graven Hill site 
boundary are; bats, grass snake, great crested newt (GCN), various schedule 1 bird 
species, various UK BAP priority bird species, various UK BAP priority and 
nationally scarce invertebrate species and other UK BAP priority species (Common 
Toad and Hedgehog). 
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Field surveys identified the presence of the following legally protected species; 
badger, common pipistrelle, soprano pipistelle bat, nocule bat, serotine bat, Myosis 
sp. Bat, Daubenton’s bat, Leisler’s bat, long eared bat, polecat, Great Crested 
Newt, common lizard, grass snake, priority invertebrate species and breeding birds.  
It is important to note that given the proposed development period (development of 
Graven Hill is scheduled for 2015), further survey work will be required prior to the 
commencement of construction work. 
 
The ES details the proposed measures designed to minimise the effects on 
biodiversity at Table 12.4.  The following receptors were taken forward for detailed 
assessment, as the effects upon them are sufficiently likely to be significant; Graven 
Hill Wood (CWS), Bicester Wetland Reserve (CWS), badger, bats which roost on 
site, foraging bat species, Great Crested Newt, dormouse and reptiles.  Other 
receptors were scoped out, as it was concluded that they are unlikely to be 
significantly affected by the proposal.  Table 12.8 within the ES summarises all of 
the predicted ecological effects and evaluation of their significance. 
 
The consultation response from Natural England (NE) states that the development 
is likely to have an impact on the Arncott Bridge Meadows SSSI, but they do not 
object subject to the inclusion of conditions, to ensure the SUDS and ecological 
mitigation set out in the ES is adhered to. 
 
In relation to protected species, Natural England provided the following, 
summarised, response: 
 
Badgers and Reptiles – LPA to consult NE’s standing advice to establish whether 
sufficient survey effort has been undertaken and to consult with the in-house 
ecologist. 
 
Bats – The indicative proposals set out appear sufficient to mitigate any potential 
impacts on bat populations. Recommendations in Chapter 12 of the ES should be 
conditioned and adhered to in full. 
 
GCN’s – The proposals appear sufficient to mitigate the impact on GCN 
populations.  A full mitigation plan must be submitted and approved prior to 
commencement. 
 
Dormice – Proposals appear sufficient to mitigate any potential impacts of Dormice 
populations.  A full mitigation plan must be submitted and approved prior to 
commencement. 
 
In conclusion, NE has no objection to the proposal.  They also raise no objection to 
the ES Addendum or Further ES Addendum material. 
 
The Berkshire, Buckinghamshire and Oxfordshire Wildlife Trust (BBOWT) were also 
formally consulted on the proposal and raise no objection.  However, they note that 
the measures proposed to mitigate the effects of human disturbance on the LWS 
site (Graven Hill Wood) such as instructions to remain on designated paths, keep 
dogs on leads, and also leaflet drops regarding pet cats and wildlife are unlikely to 
be very effective and will be very difficult to enforce.  

Page 122



 
5.264 
 
 
 
 
 
 
 
 
 
5.265 
 
 
 
 
5.266 
 
 
 
 
5.267 
 
 
 
 
 
 
 
 
5.268 
 
 
 
 
 
 
 
 
 
5.269 
 
 
 
 
 
 
 
 
 

 
Furthermore, it is not stated how pubic access to the southern half of the wood 
could be restricted and enforced. Short of an impenetrable security fence bisecting 
the LWS (which would bring its own difficulties and impacts), it is not clear how this 
could be achieved or policed.  It is also important to note that, despite the 
suggested mitigation proposed by the applicants, BBOWT has not been 
approached regarding taking on future management or ownership of the LWS. 
Moreover, the Trust would be disinclined to do so even with funding and a long-term 
lease in place, as the site is relatively small and isolated and would not be of any 
strategic ecological value to the objectives of the Trust’s work. 
 
This issue has been raised with the applicants on numerous occasions, but it is still 
not clear how this very important LWS will be managed and maintained.  This issue 
is part of ongoing negotiation and discussion as part of the S106 package, including 
the contribution towards open space management and maintenance. 
 
The applicant intends to deliver the ecological mitigation and enhancement 
measures proposed in brief in the ES through a detailed habitat creation plan and a 
habitat management plan (for management in perpetuity) to be written at the 
reserved matters stage.   
 
It is accepted that the current application is for outline permission only.  However, 
BBOWT have stated that the delivery of the mitigation/enhancement measures as a 
holistic strategy across the entire site is fundamental to (at the very least) avoiding a 
net loss of biodiversity from the scheme and thus maintaining compliance with the 
NPPF and appropriate protected species legislation. Should the site be sold with 
outline permission there would need to be a guarantee that the proposed measures 
would be delivered by future owners, particularly if the scheme were to be 
progressed in a number of disjunct phases by different developers. 
 
For these reasons, BBOWT recommend that a more detailed habitat creation plan 
should be submitted by the applicant prior to determination, along with a reasonably 
detailed outline for a future management plan. The latter should ideally contain 
information regarding on-going annual habitat management work plans, an 
appropriate ecological monitoring schedule, details of a biodiversity steering group 
and review process, and fairly accurate costings to achieve these aims.  However, 
Officers consider that these requirements can be provided as part of a condition 
attached to this outline permission, that would require a detailed management plan 
to be submitted and approved prior to the submission of reserved matters. 
 
The Council’s Ecologist summarises the impact of the development on protected 
species as follows: 
 
- loss of five, possibly six, bat roosts. One of these roosts is a maternity roost for 
three different species and as such is of moderate conservation value.  
- loss of forgaing habitat for nine species of bat. 
- some loss of sub-optimal dormouse habitat & increased disturbance to the 
population within Graven Hill Wood.  
- loss of breeding & terrestrial habitat for a large population of great crested newts 
- loss of reptile (common lizard & grass snake) habitat. 
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- loss of and disturbance to badger setts, affecting three different social groups.  
- loss of habitat for 16 priority & notable bird species and potential disturbance to 
breeding birds during the construction phase.  
- loss of habitat for 11 scarce invertebrate species. 
 
She also summarises the proposed protected species mitigation as follows: 
 
- restriction of public access within Graven Hill Wood to minimise disturbance. 
- provision of 2 artificial badger setts within Graven hill Wood, enhanced areas for 
foraging & green corridors.  
- alternative bat roosting sites provided in form of bat boxes on trees & bat access 
tiles in new buildings. 
- retention of bat foraging habitat where possible, low level lighting strategy and 
green corridors.  
- additional areas of woodland & new hedgerows suitable for dormice & 
enhancement of hedgerows for them. 50 nest boxes to be installed within Graven 
Hill Wood.  
- provision of new great crested newt aquatic & terrestrial habitat.  
- creation of new habitat suitable for reptiles. 
- enhancement of existing semi-improved habitat by Graven Hill Wood, creation of a 
wildflower meadow & additional planting of buckthorn (for a rare butterfly species). 
- no vegetation clearance to take place during bird nesting season unless 
supervised by an ecologist to ensure no nests are damaged. Installation of bird 
boxes around site.  
 
She concurs with the recommendations and comments of BBOWT (as set out 
above) and concludes that it cannot be confidently be said that the necessary 
licences for some or all of the European protected species affected by the current 
application would be granted by Natural England. 
 
However, Natural England has stated that it is concerned to ensure that planning 
applications are not refused on the grounds of European Protected Species unless 
there is an irresolvable matter that would harm the protected species interests. In 
this case they are satisfied that there is enough land available for securing any 
necessary mitigation for the EPS effected by the proposals, although they may 
require additional pond habitats to be created at the licensing stage. All Green 
Infrastructure (GI) provided by development requires some form of arrangement for 
ongoing maintenance. In this case the additional management requirements due to 
the presence of EPS species over and above the normal requirement for GI 
maintenance is likely to be minimal and indeed may be substantially less than that 
normally required for the maintenance of amenity grassland. 
 
Detailed negotiations have taken place in relation to the commuted sums required 
for management and maintenance by the Council of the open space within the 
development.  The applicants accept that there is an insufficient sum to cover most 
of the operations required by the Council to cover the standard 15 year 
maintenance period.   
 
The applicants have also failed thus far to present the Council with a viable, 
acceptable alternative for the management of the open space.  However, as noted 
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above, the Officers remain optimistic that an appropriate sum for open space 
management and maintenance can be achieved. 
 
Therefore, taking this into account, Officers are satisfied that ecological mitigation 
proposed within the ES can be achieved, subject to a suitable S106 contribution 
being provided.   
 
C Site (Arncott) 
 
The policies and legislation mentioned above in relation to Graven Hill equally 
applies to C Site, with the exception of the specific Bicester Policy 2 of the PSLP. 
 
Again, there are no sites of international conservation interest located within 10km 
of the site boundary.  There are eight statutory designated sites located within 5km 
of C site.  These are; Arncott Bridge Meadows SSSI, Muswell Hill SSSI, Whitecross 
Green and Oriel Woods SSSI, Murcott Meadows SSSI, Otmoor SSSI, Wendlebury 
Meads Mansmoor Closes SSSI, Long Herdon Meadow SSSI and Shabbington 
Woods Complex SSSI.  The nearest of these is Arncott Bridge Meadows, located 
50m to the north of the site boundary. 
 
There are three non statutory sites within 1km of the boundary; Meadows South of 
River Ray (CWS), Arncott Wood (CWS) and Bicester Garrison (LWS), the latter of 
which is the closest being 240m to the west of the site boundary. 
 
The western site boundary is continuous with the Upper Thames Tributaries ESA. 
 
C Site also contains all of the legally protected species as found at Graven Hill, with 
the exception of Daubenton’s Bat, polecat and Grass snake. 
 
The ES details the proposed measures designed to minimise the effects on 
biodiversity at Table 12.5.  Measures that comprise habitat creation and/or 
enhancements are shown at Table 12.2 and information relating to how the 
measures would be implemented is provided at Table 3.3. 
 
The following receptors were taken forward for detailed assessment on the basis 
that the effects upon them are sufficiently likely to be significant to merit a more 
detailed assessment; Arncott Bridge Meadows SSSI, badger, roosting bats, 
foraging bats, GCN and dormouse.  Other receptors were scoped out as it was 
concluded that they are not likely to be significantly affected by the proposed 
development. Table 12.9 within the ES summarises all of the predicted ecological 
effects and evaluation of their significance. 
 
The recommendations and conclusions of Natural England equally apply to C Site, 
in relation to the impact of the proposal on protected species.  However, the 
requirement to submit full mitigation plans is not recommended for C Site and in 
relation to bats, NE recommend that 20 bat boxes are erected prior to the works 
commencing. 
 
Again, BBOWT did not raise any specific concerns in relation to the proposal at C 
Site, but their recommendation that a more detailed habitat creation plan should be 
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submitted by the applicant prior to determination, along with a reasonably detailed 
outline for a future management plan is also relevant to C Site. 
 
The Council’s Ecologist’s observations and comments in relation to the impact of 
the development on protected species also apply to C Site.  Clearly, the amount of 
open space at C Site is significantly less than at Graven Hill, but the ecological 
mitigation proposed in Table 3.3 nevertheless involves the provision of enhanced 
areas of habitat (e.g. for badgers, bats and dormice) that will need to be managed 
and maintained.  Providing a satisfactory agreement can be achieved in relation to 
open space management and maintenance contributions, Officers consider that the 
proposed mitigation could be satisfactorily achieved. 
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Retail Impact – Graven Hill only 
 
In addition to local centre facilities (five local shops or facilities to include A1, A2, 
A3, A5 and D1 uses totalling 500 sqm), the application proposes a significant retail 
element at Graven Hill (a grocery store of 1,000sqm – previously proposed at 
1,858sqm). 
 
The NPPF states that a sequential test should be applied to planning applications 
for main town centre uses such as retail.  Only if suitable sites are not available 
should out of centre sites be considered and preference should be given to 
accessible sites that are well connected to the town centre.  Also impact 
assessments are required for developments over 2,500 sqm.  Where an application 
fails to satisfy the sequential test or is likely to have significant adverse impact, then 
it should be refused. 
 
The retail element within this proposal falls short of the threshold for the 
requirement for an impact assessment.   
 
At a local level, Policy EMP1 of the adopted Cherwell Local Plan states that 
employment generating development will be permitted on indentified sites, but this 
is not one of those.  Policy S25 seeks to resist all new proposals for retail 
development unless they accord with Policies S26 (relating to small scale retail 
outlets which are generally ancillary); S27 (garden centres) or S28 (local shops) 
which this application does not.  Policy TR1 seeks to provide for transportation 
funding.   
 
The Proposed Submission Local Plan 2012 (PSLP) Policy SLE2:  Securing 
Dynamic Town Centres is clear that that the Council does not support out of town 
office and retail development outside of the district’s town centres.  The provision of 
new local centres within proposed allocated sites is supported. 
 
Since the initial response from the Head of Strategic Planning and the Economy 
(Planning Policy), the Council’s draft Retail Study (recently published on the 
Council’s website in October 2012) identifies a need for convenience floor space 
(allowing for overtrading) and comparison floor space in the District over the Local 
Plan period to 2031. It states that Banbury offers the greatest opportunity to 
accommodate new floor space but some comparison floor space should be directed 
to Bicester town centre. It separately suggests that until the Bure Place 
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development is completed, there is no need to bring forward an additional food 
store in Bicester, although this should be reviewed once the Sainsbury’s store has 
opened and trading patterns have settled.    
 
However, in the meantime, the Council has resolved to approve a significant retail 
application for Tesco (12/01193/F refers), comprising 1,485 sqm additional 
convenience goods floor space and 1,776 sqm additional comparison floor space 
on land SW of Bicester Village and the existing Tesco store.  It is proposed to 
provide dot com deliveries (currently served from the Buckingham store) producing 
more efficient and sustainable benefits. 
 
The existing Tesco store was said to be overtrading, resulting in congested 
conditions both within the store as well as on the highway network so was 
considered deficient in qualitative terms.  The Tesco application was submitted in 
tandem with an application for the extension to Bicester Village’s specialised retail 
offer (12/01209/F refers), which also has a resolution to grant permission. The 
Tesco development is interdependent on the relocation of the existing store from 
Pringle Drive. 
 
Additionally, a further application made by Sainsbury’s has been approved 
(12/01612/F refers) for an increase in the retail floor area of 1450sqm through the 
provision of an extended mezzanine floor.  The additional floor space is proposed to 
provide an improved convenience and comparison offer.  As the development is 
located within the town centre, an impact assessment is not required by the NPPF.   
 
The reduction in floor space from 1858sqm to 1000sqm has gone some way to 
address concerns relating to out of centre retail provision, where there is no 
identified need.  Whilst the 1000sqm of floor space is in addition to the 500sqm local 
centre, it is considered that subject to a condition to limit the size of individual units 
within the total floor space provided, the proposal is sufficient to meet local need 
and will consequently not have a detrimental impact upon the vitality or viability of 
Bicester Town Centre. 
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Design and Neighbour amenity 
 
Graven Hill (D & E sites) 
 
Chapter 7 of the NPPF relates to good design.  Paragraph 56 states that good 
design is a key aspect of sustainable development, is indivisible from good planning 
and should contribute positively to making places better for people.  It is also 
enshrined within the core planning principles at paragraph 17, stating that planning 
should always seek to secure high quality design and good standards of amenity for 
all existing and future occupants. 
 
Policies within the ACLP also reflect the requirement to secure good design and 
adequate standards of amenity for all new development.  Policy C28 seeks to 
ensure that standards of layout, design and external appearance are sympathetic to 
the character of the area.  Policy C30 seeks to ensure that all new development 
provides acceptable standards of amenity and privacy.  These requirements are 
echoed within the NSCLP policies. 
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Policy ESD 16 of the PSLP specifically relates to the character of the built 
environment and seeks to ensure that all new development complements and 
enhances the character of its context.  As part of this, new development is expected 
to incorporate energy efficient design. 
 
Policy Bicester 2 within the PSLP sets out specific design principles for the 
development of Graven Hill.  It requires the development to achieve a high degree 
of integration and connectivity between new and existing communities and a layout 
that maximises the potential for walkable neighbourhoods. 
 
As mentioned in the Landscape and Visual Impact section above, it also requires a 
well designed approach to the urban edge, relating to its peripheral rural location.  It 
also requires careful design of the employment units to limit adverse visual impact. 
 
Also of specific relevance to this section, the policy requires demonstration of 
climate change mitigation and adaptation measures, including exemplary 
demonstration of compliance with the requirements of policies ESD 1-5. 
 
The scheme is in outline form only and as such the layout of the development and 
the design of the individual buildings are not being assessed at this stage.  However 
an outline application is required to demonstrate that a development of the size 
proposed can be successfully accommodated on the site, providing an adequate 
living environment with sufficient private and public amenity space and sufficient 
parking.  
 
Considerable information is supplied though the ES and the Design and Access 
Statement (DAS).  The submitted DAS implies that the application of the 
parameters and principles within it at subsequent design stages, including the 
submission of reserved matters, is the mechanism to achieve the design quality, 
which is promoted and envisaged.   
 
It is standard practice to link the content of the DAS or the parameters plans within it 
and the ES to any grant of permission.  This assists in providing certainty as to what 
is proposed and permitted and would enable Reserve Matter applications to be 
linked to an outline consent.   
 
It is also important in the context of the ES, as in this case, it acknowledges that 
development outside the parameters on which it is based (i.e. those contained 
within the DAS) could give rise to significant effects different to those identified in 
the ES. These could be unresponsive to the environmental measures proposed in 
Table 3.3 within the ES, whose purpose is to mitigate the environmental effects 
arising out of the proposed development.  
 
The Council sought advice from ATLAS (Advisory Team for Large Applications) 
which provides a free service to Local Planning Authorities, the private sector and 
other stakeholders who are dealing with large scale and complex development 
proposals.  ATLAS have also been advising the applicants and have sought to 
facilitate negotiations between the two parties.   
The Council sought guidance from ATLAS with regard to the adequacy of the 
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information submitted as part of the outline application.  ATLAS considered that the 
submission, with substantially all matters reserved, was inconsistent with the 
legislative framework for outline applications which are EIA development.  ATLAS 
recommended that in addition to the parameter plans (Figs 3.1 – 3.3 contained in 
the ES) that parameter plans for density, street hierarchy and phasing were 
incorporated into the application itself.  They also recommended that if outline 
planning permission was granted, it should be subject to conditions which 
substantially restrict the development to these parameters. 
 
Over a substantial period of negotiation, the applicants have agreed that the 
Strategic land Use Plan could be used as a parameter plan,. 
 
The applicants have suggested that other details including building heights, widths 
and lengths could be covered by conditions, as set out below: 
 

• Building heights in the northern part of the Graven Hill site shall not exceed 
those denoted on plan number…(drawing numbers have not been provided 
for these plans).  

 

• The maximum height of any new building on the southern part of the Graven 
Hill site shall not exceed 15 metres to the ridge.  

 

• Building widths and lengths (excepting those of the school and community 
hall) shall not exceed those set out on page 135 of the Design and Access 
Statement dated September 2011.  

 

• The Fulfilment Centre on C Site shall not exceed 18.6m to ridge height, 
14.6m to external eaves height, or have a dimension that exceeds 320m x 
220m.  A distance of at least 60m shall be maintained between the proposed 
building and the existing residential properties on Green Lane.  

 

• A Landscape Buffer of not less than 5 meters wide shall be provided 
between the C Site boundary and the Road/Rail Transfer Area, exclusive of 
operational width requirements.  

 

• Notwithstanding any details in the application, no development shall take 
place until a landscape scheme has been submitted to and approved by the 
Local Planning Authority. The landscape scheme shall include details of 
plant species, layout and density and specification for soils and ground 
preparation, planting protection, establishment and maintenance. 

 
The regime for EIA development requires an adequate set of development 
parameters to be built into planning permissions and tied to a suite of appropriate 
environmental measures and controls, if necessary. This is to ensure that any 
inherent positive environmental outcomes are delivered and sustained, and 
significant negative effects mitigated over the lifetime of the development.  
Consequently, Officers consider it reasonable and necessary to condition set 
parameters (such as the building height, position and design for C site and the 
building heights on the A41 frontage and slope of the hillside) to ensure the delivery 
of the specific mitigation set out in the ES and the ability of the proposal to achieve 
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high quality development. 
 
Two vehicular linkages are proposed with A41 and these form part of the 
application, although the site is not as accessible by green modes as would be 
desirable.  The pedestrian links to the town centre and Bicester Town Rail Station 
require crossing the busy A41 by pelican crossings, which is acknowledged as less 
than ideal in terms of highway safety. 
 
The DAS refers to the use of the existing underpass as a means to connect the site 
to the rest of Bicester, but the routes up to it are not included within the red line as it 
is not within the applicant’s ownership.  The applicants have been asked to secure 
this throughout the course of the application, but have been unable to do so.  This 
issue is discussed in more detail within the Highway Impact section below.  
Pedestrian movement within the site appears to be satisfactory, but this is 
insufficient in isolation to form a development that integrates with the rest of the 
town. 
 
Within the DAS the site is shown as a distorted grid of highways with a hierarchy 
diminishing in a logical manner.  Block sizes are sensible, but the overall approach 
is rather repetitive.  The references to character areas rely upon a description of 
location and land use, not character per se.   This and the limited access and traffic 
calming at 150m intervals and 3m wide verges mean that the stated 20mph design 
speed will be difficult to achieve.  However the DAS does not form part of the 
application and the applicants have in any event been clear they are unwilling for 
any permission to be tied to the details within the application.  
 
The Parking Strategy proposes accessibility zones for variable standards according 
to location and this seems a sensible approach, with a maximum provision for cars 
and a minimum for cycles.  However, according to the proposed provision, a 1 bed 
dwelling generates a need for one cycle space plus one car space plus one visitor 
space (therefore 2 car spaces in total); a 2 or 3 bed dwelling generates two cycle 
spaces, two car spaces plus a visitor space (therefore 3 car spaces in total); a 
dwelling with 4+ bedrooms generates a need for two cycles, 2+ car spaces plus 
visitor space.  The inclusion of an additional car parking space for visitors for each 
dwelling pushes the total parking provision substantially above the Council’s 
adopted standards of 1, 2 and 2+ on merit, respectively.   
 
One third of parking is to be reliant upon on-street spaces, including along the 
Primary Main Street and the peripheral road which will give access to the 
employment areas and also ultimately the A41.  This is likely to result in a street 
scene dominated by parked vehicles.   
 
Layout is reserved, but CLG guidance requires information to be provided on the 
approximate location of buildings, routes and open spaces, explaining the principles 
behind the development zones and blocks and how these will inform the detailed 
layout.  The layout is driven by the re-use of existing infrastructure, mainly roads 
and the master plan illustrates these issues adequately, but the applicants are 
unwilling to tie the master plan to the application. 
 
Although scale has been reserved, parameters for the height, width and length of 
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each building have been provided to establish a 3D building envelope.  Reference is 
also made to differing heights for flats and pitched roofs.  Nevertheless, there are 
some concerns:  The dimensions for the apartment blocks are given as 30-50 x 30-
50metres, which seems extremely large; The dimensions for houses seem 
reasonable but the maximum length for terrace is given as 50m, which might be 
impractical.  As noted in the Landscape and Visual Impact section above, the 
proposal for the A41 frontage along the northern boundary shows development to 
be up to 4 storey / 15m.  The photomontage reveals the dominance of this in views 
from the north.   
 
Bicester is not a tall town; even in the town centre most buildings are two storeys.  
Whilst there is an urban design logic behind increased height and density in certain 
locations on the site, this is not a stand alone site and this is approached from a 
rather theoretical view point, with little regard for the sense of place elsewhere in the 
town.  This is the first sight of Bicester when approaching from the east and the 
scale here should create a gentler introduction to the town. 
 
The scale of employment buildings has been clarified as up to 15m in height. The 
DAS states that the re-development of the warehousing area is ‘aimed to be within 
a unifying landscape setting which follows through the Graven Hill concept of Green 
Fingers…’   
 
Where landscaping is reserved, the CLG guidance states that the DAS should 
explain the principles of any future landscape scheme.  As 47% of the site is 
proposed to be Green Infrastructure, landscape is an integral part of the master 
plan.  The driving force is the retention of the woodland and open areas towards the 
top of Graven Hill and the retention of “green fingers” leading into the development 
area.  The USP of this site is the maturing landscape, already present within the 
development areas, but the master plan and text of the DAS make little of this. Nor 
does the application outline how the LWS (ancient woodland) will be managed or 
maintained. 
 
Appearance is reserved and the CLG Guidance requires the principles behind the 
intended appearance to be explained.  Some information is included from an 
appraisal of the context, but there is no commitment to any of the statements made 
in the DAS.  Reference is included to the use of solar thermal on roof slopes, but it 
is not clear how this will integrate with the use of traditional materials that is 
suggested.  Character areas are indicated but it is not clear other than in terms of 
location and land use how they will differ in character from each other. 
 
Although land is proposed to be safeguarded for two potential energy centres within 
the employment land area (indicated on the Graven Hill Strategic Land Use Plan), 
the applicants have confirmed that if the Council require this, it will need to be 
costed and deducted from the ‘pot’.  It would therefore seem that the applicants are 
not proposing to provide decentralised energy as part of the proposal. 
 
The sustainability policies (ESD1 – 5) in the Proposed Submission Local Plan 2012 
(PSLP) require Code for Sustainable Homes (CSH) Level 4 (for all aspects of the 
Code – not just the energy elements) on all residential developments (the Council’s 
One Shared Vision document seeks CSH Level 5); BREEAM ‘Very Good’ for all non 
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residential developments; a feasibility assessment for district heating for 
developments of 400 dwellings or above 1000 sqm (where the assessment 
demonstrates that district heating is deliverable, this will be required as part of the 
development); and a feasibility assessment for the potential of significant on site 
renewable energy provision for developments of 400 dwellings or above 1000 sqm 
(again, where the assessment demonstrates that renewable energy is deliverable, 
this will be required as part of the development). 
 
The submitted Energy Strategy (required by PSLP policy ESD2:  Energy Hierarchy) 
refers to achieving Code for Sustainable Homes (CSH) Levels 3 and 4.  The DAS 
refers to CSH Level 4 and CSH Level 3 for dwellings, but the proposed policy 
relates to the achievement of Code levels as a whole, not only the energy element.  
Whilst zero carbon is anticipated to be required by the national building regulations 
by the time the first dwellings are expected to be delivered on site, this Council also 
seeks the achievement of wider sustainability standards.  For instance, One Shared 
Vision seeks the achievement of water neutrality on new large scale developments 
given that Bicester is in an area of water stress, but sustainable water use is not 
covered in the application documents.   
 
No sustainability standards for the non residential buildings are referenced in the 
Energy Strategy.  The DAS acknowledges that BREEAM ‘very good’ will be 
achieved on the non residential buildings, and the Planning Statement notes that 
the Fulfilment Centre at Site C would be constructed to DREAM Excellent standard.  
PSLP policies seek BREEAM ‘very good’.  The proposal therefore appears to 
accord with the PSLP in this respect.  But, the Council’s One Shared Vision 
document seeks BREEAM Excellent and, nationally, commercial buildings are 
expected to be required to be zero carbon in 2019. 
 
The reference in the Energy Strategy to CHP district heating is positive but – whilst 
the final composition of an energy strategy can only be confirmed once detailed 
design matters are known – the feasibility assessment required in PSLP policy 
ESD4:  Decentralised Energy Systems has not been prepared.  Potential links to 
the Energy from Waste plant at Ardley are mentioned but not discussed in any 
detail and this is a missed opportunity. 
 
Overall, the Energy Strategy is not sufficiently detailed to meet the aims of the 
PSLP policies on sustainability and as such, a more detailed energy strategy and 
feasibility study will be required by condition. 
 
In relation to neighbour impact, the nearest neighbouring properties to the 
development are Wretchwick Lodge (to the north of the site), Wretchwick Cottages 
(to the north east of the site), Wretchwick Farm (to the north east, but south of the 
A41) and Bramlow, Langford Lane (to the south west of the site).  All of these 
properties are a sufficient distance from the site such that their amenities will not be 
detrimentally affected. 
 
C site (Arncott) 
 
 
The policy criteria mentioned above equally applies to the proposed development at 
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C site.  
 
The scale of the proposed building is such that to integrate the building into the 
established urban grain of the village is very difficult.  It is also be several times 
larger than the other buildings within the site and so integrating it into the campus 
style layout is also difficult.  The extent of hard surfacing required for car parking 
and servicing is also substantial.    
 
Although the application is submitted in outline, CLG Guidance requires the DAS to 
include an explanation of the principles behind the intended appearance and how 
these will inform the final design and also of the principles that will inform any future 
landscaping proposals for the site.  Appearance is touched upon, in that indications 
as to how the building could be treated are given, including possible horizontal 
bands of colour in diminishing shades.  In terms of landscaping there is reference to 
the bunding along the eastern side and additional planting along the northern and 
western boundaries and as mentioned in the Landscape and Visual Impact section 
above, additional bunding and landscaping has been provided around the existing 
entrance to the site.  
 
The applicants have stated that the rationale for the scale of the building revolves 
around need to fulfil the operational needs of the MoD logistics function, which 
requires specific stores and racking systems and associated height requirements.  
Consequently, it has been advised that it has not been possible to reduce the height 
of the building, nor break up its massing through the provision of co-located 
buildings within the site. 
 
In relation to neighbour impact, there are several properties within close proximity to 
the site boundary.  Those closest to the area where the fulfilment centre is proposed 
are the properties on Green Lane and some properties to the west of Norris Road. 
 
The dwellings closest to the site boundary in this location are 3 and 3a Norris Road 
and 15 and 17 Norris Road.  The applicants provided additional sectional drawings 
as part of the ES Addendum, showing the impact of the proposed development in 
relation to the aforementioned properties and those along Green Lane. 
 
Following receipt of this information, Officers conducted a further site visit to 3, 3a, 
15 and 17 Norris Road.  The sections demonstrate that due to the set down of the 
building within the site, proposed bunding and landscaping along the boundary, the 
building will be obscured from view and will consequently not appear over-dominant 
from their respective rear elevations/garden areas.  Similarly, concerns were raised 
in relation to traffic noise resulting from the use of the access road to the east of the 
site.  However, the Council’s Anti Social Behaviour Manager is satisfied that the 
sound attenuation provided by the bund will sufficiently mitigate this impact. 
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Highway Impact 
 
Graven Hill (D & E sites) 
 
The Graven Hill site (sites D & E) is located around 1 mile (1.5km) to the south east 
of the town centre of Bicester.  Just over 3 miles away to the north east is Junction 
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9 of the M40/A41/A34.  The Graven Hill site is nearby to the villages of Ambrosden, 
Merton and Wendlebury.  The current access arrangements are from the 
A41/A4421/B4100 roundabout to the north of the site with a secondary access via 
Pioneer Road. 
 
In strategic terms, the key requirements of the Proposed Submission Local Plan 
2012 (PSLP) on Graven Hill (Policy Bicester 2:  Graven Hill, and SLE4:  Improved 
Transport and Connections) are use of the rail tracks on site to serve commercial 
logistics and distribution and development of an expanded rail freight interchange; 
maximisation of transport connectivity and non car accessibility in and around the 
site; contribution to capacity improvements to the surrounding road networks; and 
significant sustainable access provision.   
 
The proposed access arrangements for Graven Hill (Sites D & E) will be via an 
improved A41/A4421/B4100/Graven Hill roundabout; and a new roundabout at the 
A41/Pioneer Road junction replacing the existing ghost island priority junction.  The 
Local Highway Authority have stated that these improvements must be designed to 
the appropriate DMRB (Design Manual for Roads and Bridges) standards.  The 
improved A41/A4421/B4100/Graven Hill roundabout is to be signalled to promote 
pedestrian, cyclists and public transport movements. 
 
The detail of these proposed external connections is as follows: 
 

• Pedestrian crossings on the A41/B4100/A4421 roundabout – an 
improvement scheme was identified which provides a signal controlled 
crossing on every arm of the five arm roundabout 

• Toucan crossing on the A41 – at a location ~165 metres to the west of the 
A41/B4100/A4421 roundabout, where there is evidence of an existing 
informal crossing point, alongside a speed reduction from 60mph to 40mph. 

 
The application also originally proposed to improve the existing A41 underpass, 
including ground surfacing, entrances spaces, vehicle access restraints, wall and 
ceiling finishes with lighting.  However, the plans submitted did not include routes to 
and from the underpass.  Investigation by the applicants into the rights of access on 
the approach to the underpass on the southern side of the A41, and rights of access 
and land ownership on the northern side of the approach proved inconclusive to 
date. 
 
Consequently, the applicant’s highway consultants prepared a ‘Walking and Cycling 
Access Strategy’, which forms part of the further amendment to the ES.  This 
technical note reviews the pedestrian/cycle movement strategy and illustrates the 
pedestrian options (Figure 1 of this technical note). 
 
The technical note sets out that the County Council would progress the delivery of 
this underpass route and suggests that a condition could be imposed which aims to 
deliver it, but if it proves undeliverable, the applicants would implement the 
alternatives as set out in the technical note. 
 
However, it is understood that the County Council are satisfied with the alternative 
arrangements set out in the bullet points above. 
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As mentioned above, Policy Bicester 2 requires the provision of a peripheral road 
within the site to function as a relief road for Bicester.  There is an existing road that 
serves the warehousing area to south of the Graven Hill site.  The road width of this 
route is currently around 6.3m and will be used to provide a limited number of 
accesses into the employment area of the development via a number of ghost 
island priority junctions.  The applicants have offered that this road will be upgraded, 
to 7.3 metres in width and will ‘future proof’ the possibility of a (potential) future 
south east perimeter road from the A41 Aylesbury Road in the north east of the site 
to the A41 Oxford Road in the south west of the site, by safeguarding a 12 metre 
wide strip of land to facilitate it. 
 
The applicants have offered to safeguard the land for a perimeter road by condition, 
but they have also stated that the procurement of this additional area would have to 
be negotiated with the County.  It therefore seems that the offer falls short of the 
Policy requirement, as the provision of a relief road does not form part of the 
application.  
 
Furthermore, it is important to note that the requirement to facilitate a perimeter 
road is part of emerging Policy within the PSLP and must therefore carry limited 
weight.  It is acknowledged that further work is required to demonstrate that the 
road is necessary and deliverable. The Bicester Movement Study has considered 
options for the delivery of improved routes around Bicester. The study suggests 
further work is undertaken into two potential routes to improve traffic movements on 
the A41 and around the town. Both preferred routes go through the Graven Hill site. 
 
Similarly, emerging policy within the PSLP requires the maximisation of the 
transport connectivity in and around the site, including the use of rail tracks on site 
to serve commercial logistics and distribution issues.  The existing freight tracks 
within the site are to remain within the southern part of the Graven Hill site to 
potentially serve the commercial warehouse and storage elements of the 
development.  It is stated within the TA that no details of upgrading these tracks or 
any re-aligning works are to be considered until the development enters the 
reserved matters application stage. There is therefore no certainty whether the use 
of the site for rail freight is feasible within the context of the current development. 
 
The traffic generation figures quoted for the Graven Hill development have been 
assessed and checked using TRICS and the local highway authority have stated 
that they appear reasonable. 
 
With regards to traffic distribution from the proposed development onto the existing 
highway network, the County have confirmed that the modelling for the County 
network is approved, subject to further detailed modelling of the specific access 
junctions, which could be appropriately conditioned. 
 
Various junctions will require capacity improvement works to accommodate the 
development, which, to date, are as follows: 
 

• Junction 9 – (M40A34/A41) – the A41 links to the M40 will require significant 
improvements for the development to go ahead i.e. Phase II of Junction 9 
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improvements, which will need funding and the agreement of the Highway 
Agency and the County Council for such works to go ahead.   

 

• Junction A41/B4030 roundabout will go over capacity on two of its existing 
arms with the proposed development and will require improvement works to 
accommodate the addition traffic movements.  The mitigation works 
proposed are widening to the roundabout arm of the Oxford Road (B4030) 
for southbound traffic.   

 

• Junction B4030/Middleton Stoney Road Roundabout goes will require 
improvement works.  The proposed works include an improvement to the 
existing mini roundabout to a 28m ICD roundabout. 

 

• Junction A41/Graven Hill Road/B4100/A4421 will significantly go over 
capacity with the proposed development, therefore improvement works must 
be provided to accommodate the addition traffic movements in this area.  
The proposed improvements include widening works and the introduction of 
signal controls to increase the capacity of the roundabout and provide 
pedestrian and cycle crossing points.  It should be noted that the proposed 
layout of the improved roundabout is likely to require further alterations to 
enable a bus (and/or cars) to have a more direct route towards the town 
centre. 

 

• The existing priority junction of the A41/Pioneer Road is to be upgraded to a 
roundabout which is to improve access into/out of the development site and 
ensure a second access is retained and to an acceptable standard to 
accommodate the increase in traffic. 

 

• Capacity improvements between the A41 and the roundabouts of 
A41/B4030 and the Graven Hill roundabout have been proposed i.e. partial 
dualling of the A41 with reduction of speed limit to 40mph and a toucan 
crossing.    

 
The Highways Agency directs that conditions should be attached to any planning 
permission which may be granted, which involves the implementation of a 
programme of improvement works to Junction 9 of the M40. The applicants have 
offered a sum of £600,000 towards the programme of improvement works to the 
M40 Junction, which the County Council are satisfied with. 
 
The Graven Hill development layout has tried to provide a public transport route that 
will be no more then 400m walking distance from any property, which is desirable.  
The public transport route being proposed will use a circular loop road around the 
site with the appropriate infrastructure provided i.e. shelters, RTI, bus gates with 
camera enforcement etc.   
 
It is stated that all public transport services associated with the development are 
likely to focus around the Local Centre as the main stopping location; other key 
stopping locations are expected to be in the employment areas etc, but these will 
need to be agreed with the Local Highway Authority, by condition. 
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The public transport services being proposed will serve the development site and 
link up to key locations such as the town centre and the two rail stations.  Two 
services will be provided at the Graven Hill development; one will be a new service 
the other a diversion of the S5 Stagecoach service into the northern part of the site.  
Such a diversion will provide an essential link between Graven Hill and C site as 
well as the City of Oxford.  The diversion of the S5 will be via both the main access 
into the site and secondary one via Pioneer Road.   
 
The frequency of these services is to be every 15-20 minutes.  The new bus 
service’s route would be via the town centre and the train stations and would 
comprise of a mini bus type vehicle during the early stages of the development; this 
service would then be upgraded to a larger vehicle type as the development 
progresses.  This service will link up to the train timetables at both stations.   
 
The LHA have agreed in principle that the new bus service will only serve the 
employment/commercial areas during the peak times and at lunch time.  However, 
Oxfordshire County Council will require such an arrangement to be annually 
reviewed in case demand for this bus services increases. 
 
The applicants have offered £2,210,000 for the new bus service and the diversion of 
the S5 service.  It would appear that the County are satisfied with this sum, although 
safeguards would need to be enshrined within a S106 agreement, in case these 
services failed. 
 
Routes of the proposed public transport services are shown in Figures 6.2 & 6.3 of 
the TA, which the highway authority are happy with. 
 
The car parking space dimensions stated in the TA (paragraph 4.5) are acceptable 
and take into account the design aspects expected from the Local Highway 
Authority (paragraph 4.5.3).    
 
The County Council’s Drainage Team are in favour of the SUDS proposals, 
however the information that has been submitted does not demonstrate/prove 
whether the proposed drainage strategy will work i.e. pipe networks should be kept 
to a minimum.  The main concern raised is that the Drainage Design for the site 
should be completed prior the position of buildings & other structures being 
confirmed.  Without this work the developer may have to re-design the development 
if they do not get this right.  Consequently, a condition will be imposed to require the 
submission and approval of a drainage strategy across the site, prior to the 
submission of reserved matters. 
 
Although there are no public rights of way on this site, the County’s Rights of Way 
Group are keen to see onsite provisions for walkers and cyclists - as well as off site 
provisions for walkers, cyclists and equestrians to offset the impact of increased 
dwellings and commercial use.   The measures outlined in the DAS on p76 (2.1.37) 
are supported by the Rights of Way Group.  
  
In addition, there are a number of footpaths and bridleways in close proximity to the 
site that would benefit from off-road links to try and make the access safer for all 
non-motorised users.  The specific details of the access points are set out in the full 
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County Council consultation response in Appendix A.  However, given the current 
constraints on the current S106 package and the need to prioritise, these 
improvements are unlikely. 
 
The LHA have stated that a full travel plan will need to be developed with the final 
site occupiers prior to occupation as part of the reserved matter application – an 
outline of the current travel data, targets and actions are already included but these 
will need to be updated when a full travel plan is produced. 
 
There is no objection from the Highway Authority to the proposed development 
although aspects of detail would need to be secured by conditions and mitigations 
secured via a S106 agreement.  
 
C Site (Arncott) 
 
C Site is located to the west of Arncott Hill and is to the south-east of the Graven 
Hill development site.  C Site is bounded to the north by Ploughley Road and Norris 
Road to the east.  Along the eastern edge of the site is part of Upper Arncott with 
Murcott Road forming the south eastern boundary of the site.  To the west of C Site 
are the railway lines and agricultural fields.  
 
Vehicles generated by C Site access the site via two routes.  Existing HGV traffic is 
routed via Palmer Avenue to deter such large vehicles travelling through the villages 
of Arncott and Ambrosden.  This HGV route is signed and leads HGV traffic to the 
junctions of Palmer Avenue/B4011 and then the junction of the B4011/A41.  Palmer 
Avenue is subject to a 60mph speed limit.  Commuter traffic to C Site generally 
comes via the villages of Ambrosden and Arncott. 
 
The redevelopment of C Site will take place in the northern section of the site and 
will mean the demolition of five large workshop/warehouse buildings along with 
several smaller support units.  The proposed warehouse building will be around 
70,400m2 with areas provided for docking, storage, access, circulation, parking and 
queuing within C Site. 
 
A total of 620 personnel will be employed at C Site and it is expected that up to 250 
people will be on site at one time during each of the three shifts over a 24 hour 
period.  A skeleton level of staff will occupy the site over weekends and bank 
holidays.  The three shifts are made up of the following times: Early shift 0600 to 
1415 (260 staff), Late shift 1400 to 2215 (260 staff) and Night Shift 2200 to 0615 
(100 staff).  While these shifts miss the standard traffic peak times, there appears to 
be no security provided that such shift times will not change and affect the standard 
AM and PM peaks in the future.   
 
Staff Travel surveys have been carried out of existing staff on C Site; this has 
shown around 20% of staff currently travel to their place of work via a sustainable 
mode of travel.  The Travel Plan that has been proposed proposes that this level is 
increased to a maximum of 75% over 5 years of C Site opening.  Such an objective 
is seen as a realistic target by the applicant, and needs to form part of a S106 
Agreement and will require a financial incentive to meet this target, which has not 
been provided by the applicants. 
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HGV deliveries are expected to be around 110 to and from the site throughout a day 
i.e. 220 in total (in & out trips).  It is stated that the majority of these trips will take 
place between 0600 and 1300 hours (inbound trips).  Outbound trips will leave C 
Site between 0500 and 0900, and 1700 to 2200.  
 
With the consolidation of the MOD logistics from Graven Hill onto C Site it is 
expected that there will be an overall net reduction of traffic generation from this 
land use i.e. traffic movements from two sites reduce to one.   
 
Again, the County have confirmed that the modelling for the County network is 
approved, subject to further detailed modelling of the specific access junctions, 
which could be conditioned. 
 
Access to C Site for all vehicles, pedestrians, cyclists etc will be via the existing 
northern access point due to security reasons.  The access will be re-modelled with 
the security gate being moved back from its current position of 46m from the road to 
just over 60m.  This will increase the waiting/queuing capacity of HGV traffic within 
the base to deter any detrimental impact to the public highway. 
 
There will be a number of internal changes to C Site with regards to the existing 
access road etc; such changes will be down to the needs of the MOD for C Site and 
are to remain private.  Similar issues for the existing freight rail tracks. 
 
The rail interface will be separate to the main warehouse.  The Bicester 
International Freight Terminal at Graven Hill will be replaced by a new Road Rail 
Transfer Area located on the north-west edge of C Site. 

6 
 
6.1 
 
6.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
6.3 
 

Other Material Considerations 
 
Affordable housing 
 
The national Housing Strategy seeks to encourage a thriving, active but stable 
housing market that offers choice, flexibility and affordable housing. It highlights the 
importance of the housing market in achieving economic growth and social well-
being. The Strategy aims to get the housing market and house building ‘moving 
again’. It emphasises that urgent action is need to build new homes.  However, the 
Housing Strategy also states, “This strategy is not about building more homes at 
any cost. We know that the quality, sustainability and design of housing are just as 
important as how many new homes are built, and that getting this right is crucial if 
communities are going to support new homes” (Executive Summary, para’ 25). The 
Strategy is committed to improving the design and sustainability of housing. It 
states, “High quality homes in high quality natural environments will support our 
plans for growth and are necessary for social, environmental and economic 
sustainability”. It also defines well-designed homes and neighbourhoods as, 
“…those that are attractive – reflecting local character and identity while featuring 
good architecture and landscaping – and also functional and durable.” (p. 55-56). 
 
The Secretary of State for Communities and Local Government issued a Written 
Ministerial Statement: Housing and Growth (6 September 2012) statement, 
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announcing a package of measures to support local economic growth and the 
provision of homes to meet demographic needs. He advised that the need for new 
homes is ‘acute’, that supply remains constrained, and that a proactive planning 
system was needed to support growth. The Council clearly recognises this objective 
in its Proposed Submission Local Plan. 
 
The applicants have presented two options to the Council; option one includes 30% 
affordable housing, equating to 570 units, comprising 399 dwellings affordable rent 
and 171 dwellings shared ownership.  This meets the Council’s current requirement 
of 30% and that contained within Policy BSC3 of the Proposed Submission 
Cherwell Local Plan 2012.  However in achieving this level of affordable housing 
insufficient funding is proposed to provide a commuted sum for landscape 
maintenance, although it appears the applicants are still proposing that the Council 
should take on the ownership and management of the area.  The provision of 
affordable housing is a material consideration in favour of the proposal. However, it 
is considered that this would not justify the grant of planning permission, for the 
reasons outlined in the concluding section below. 
 
Basis for application 
 
DIO state that the MoD continually examine ways of improving military capability 
and value for money for the tax payer.  As part of this approach, the Department 
keeps the size and location of its bases under constant review and they state they 
are committed to ensuring the Estate is no larger than necessary to meet 
operational needs.  Graven Hill has subsequently been identified for sale as part of 
this programme to transform logistics. 
 
DIO assert that the application is of national importance, in the context of the MoD’s 
requirement to increase its operational efficiency, reduce costs and rationalise its 
estate.  Whilst this is a material consideration in favour of the proposal, it is not 
considered to outweigh the harm identified in the sections above such to justify the 
grant of planning permission. 
 
Crichel Down and site disposal 
 
For Government departments (including the MoD) considering the sale of surplus 
land, thought must be given to the Crichel Down Rules. Before placing land for sale 
on the open market, it is important for them to consider whether the Rules apply and 
if so, what steps should be taken to ensure compliance. The Crichel Down Rules 
provide that surplus government land which was acquired by, or under a threat of 
compulsion should be offered back to its former owners or their successors. 
 
This issue is one for the MoD to manage as the land owner.  The applicants have 
stated that Crichel Down only affects land they are planning to sell i.e. Graven Hill & 
that the rules allow them to consider the impact of changes to the site 
(infrastructure, buildings etc) since it was bought. 
 
The applicants have stated that this process will take about 6 months to complete 
including allowing a period for a former owner/successor in title to request a Judicial 
Review.   
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6.12 Statement of engagement 

 
With regard to the duty set out in paragraphs 186 and 187 of the Framework, 
Officers have sought to address the problems and issues throughout the application 
process, by working with the applicants and ATLAS.  It is considered that the duty to 
be positive and proactive has been discharged through consistent negotiation and 
discussion with the applicants over the course of the application process. 
 

7 
 
7.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
7.2 
 
 
 
 
 
7.3 
 
 
 
7.4 
 
 
 
 
 
7.5 
 
 

Conclusion 
 
The National Planning Policy Framework (NPPF) at paragraph 14 states ‘At the 
heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, which should be seen as a golden thread running through 
both plan making and decision taking…for decision taking this means5: 
 

• approving development proposals that accord with the development plan 
without delay; and 

• where the development plan is absent, silent or relevant policies are out-of-
date, granting permission unless: 

 
any adverse impact of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole; or 
specific policies in this Framework indicate development should be restricted6 
 
In the context of this application, a view has to be taken as to whether or not there 
are any adverse impacts that would significantly and demonstrably outweigh the 
benefits of granting consent when assessed against the policies in the Framework 
taken as a whole. 
 
The Council accepts that it cannot currently demonstrate that it has a five year 
housing land supply and recognises the contribution towards affordable housing 
provision as a material consideration in favour of the proposal. 
 
Whilst the proposed development is contrary to the adopted Cherwell Local Plan 
insofar as they are not allocated sites for development, the land at Graven Hill is 
identified for development in the PSLP and as such is part of the emerging strategy 
to accommodate necessary development, accepting that the plan is in emerging 
stages and can only therefore carry limited weight. 
 
Officers accept that the PSLP identifies a number of requirements for such 
development.  However, as outlined in the relevant sections above, it is considered 
that any potential impacts of the development can be mitigated and secured through 

                                                 
5 Unless material considerations indicate otherwise. 
6 For example, those policies relating to sites protected under the Birds and Habitats 

Directives and/or designated as Sites of Specific Scientific Interest; land designated as 

Green Belt, Local Green Space, an Area of Outstanding Natural Beauty, Heritage Coast, or 

within a National Park; designated heritage assets and locations at risk of flooding or coastal 

erosion. 
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suitable planning conditions and an appropriate S106 agreement.   
 
In terms of viability, it is considered that the development of the site could make 
appropriate contributions to community infrastructure and affordable housing whilst 
still returning a reasonable return to both land owner and developer. Negotiations 
are progressing and given the current offer of community infrastructure, an 
appropriate S106 package needs to be achieved in order to mitigate the impacts of 
the development and create a sustainable, inclusive, high quality development.  
This requirement is reflected in the recommendation set out below. 
 
In the context of the presumption in favour of sustainable development set out 
within the NPPF, it is considered that the proposal would result in sustainable 
development and for these reasons, the application is recommended for approval, 
subject to caveats set out below. 
 

 

8. Recommendation 
Approval, subject to  

1. The delegation of the completion of the S106 negotiations to Officers in 
consultation with the Chairman  

2. The completion of the S106 legal agreement  
3. Conditions (draft conditions will be circulated to Members as soon as they are 

available) 
4. Departure procedures  

In accordance with the Town and Country Planning (Development Management 
Procedure) (England) (Amendment No 2) Order 2012 and paragraphs 186 and 187 of 
the National Planning Policy Framework (March 2012), this decision has been taken by 
the Council having worked with the applicant/agent in a positive and proactive way as 
set out in the application report. 

 

 
CONTACT OFFICER: Laura Bailey TELEPHONE NO: 01295 221824 
 

Page 142



Appendix 4 



16/00861/HYBRID 

 

NOTICE OF DECISION 

TOWN AND COUNTRY PLANNING ACT 1990 
(AS AMENDED) 

 
 

 
 
 
 
 

Name and Address of Agent/Applicant: 
Mr Warren Francis Reid 

c/o Framptons Town Planning, Mr Greg Mitchell 

Oriel House, 42 North Bar 
Banbury, OX16 0TH 
 
 

 
 
 
 
 
 

Date Registered: 19th May 2016 
 
Proposal: Full planning permission for 18,394 SQM (198,000 SQ FT) of logistics floor space, 

within class B8 of the town and country planning use classes order 1987, with 
ancillary class B1 (A) offices, together with access from A41 Aylesbury Road, 
associated site infrastructure including lorry parking, landscaping, amenity open 
space and sustainable drainage and private sewage treatment plant. 
 
Outline planning permission for up to 44,314 SQM (477,000 SQ FT) of logistics 
floor space, within class B8 of the town and country planning use classes order 
1987, with  ancillary class B1 (A) offices, together with associated site 
infrastructure including lorry parking, landscaping, amenity open space, 
sustainable drainage and private sewage treatment plant. Details of means of 
access from Aylesbury Road are included for approval. 
 
 

Location: OS Parcel 0070 Adj And North Of A41 London Road Bicester   
 

Parish(es):  Ambrosden    

 
PERMISSION FOR DEVELOPMENT SUBJECT TO CONDITIONS 

 
The Cherwell District Council, as Local Planning Authority, hereby GRANTS 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 
Oxon 
OX15 4AA  

  
              

 
Date of Decision: 8 November 2106 

 
Head of Public Protection 

& Development Management 
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SCHEDULE OF CONDITIONS 
 

Full Planning Permission 
 

 1 The development to which this permission relates shall be begun not later than the 
expiration of three years beginning with the date of this permission. 

  
 Reason - To comply with the provisions of Section 91 of the Town and Country Planning 

Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 2 The development hereby approved shall be carried out in accordance with the approved 

parameter plan and boundary plan, drawing numbers 4036-015 Rev P21 and 4036-048 
rev p1 which sets out the minimum landscaping buffers to the boundaries of the site and 
the maximum built area of development.  

  
 Reason - In the interests of the visual amenities of the locality and to protect the residential 

amenities of the adjacent cottages in accordance with Policy c28 of the adopted Cherwell 
Local Plan 1996 and Policy ESD15 of the adopted Cherwell Local Plan 2011-2031 and 
Government advice within the National Planning Policy Framework.  

 
 3 Upon the implementation of the development hereby approved, samples of the materials 

to be used in the construction of the walls and roofs of the development, together with 
details of their colour scheme, shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter the development shall be carried out in accordance with 
the samples and colour scheme so approved. 

  
 Reason - To ensure the satisfactory appearance of the completed development and to 

comply with Policy C28 of the Cherwell Local Plan 1996 and Policy ESD15 of the adopted 
Cherwell Local Plan 2011-2031 and Government guidance contained within the National 
Planning Policy Framework. 

 
 4 Prior to the formation of the slab level for each building, full details of the external lighting 

for that building shall be submitted to and approved in writing by the Local planning 
Authority. Thereafter, the lighting shall be carried out and retained in accordance with the 
approved details. 

  
 Reason - To ensure the satisfactory appearance of the completed development  and to 

ensure that the development does not cause harm to wildlife and their habitats, and to 
comply with Policy C28 of the Cherwell Local Plan 1996  and Policies ESD10 and ESD15 
of the adopted Cherwell Local Plan 2011-2031 and Government guidance contained 
within the National Planning Policy Framework. 

 
 5 Prior to the formation of the slab level for each building, full details of the enclosures along 

all boundaries and within the site relating to that building shall be submitted to and 
approved in writing by the Local Planning Authority. Thereafter, the approved means of 
enclosure, in respect of the buildings which they are intended to screen/serve shall be 
erected, in accordance with the approved details, prior to the first occupation of that 
building. 
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 Reason - To ensure the satisfactory appearance of the completed development, and to 
comply with Policy C28  of the Cherwell Local Plan 1996 and Policy ESD15 of the 
adopted Cherwell Local Plan 2011-2031 and Government guidance contained within the 
National Planning Policy Framework. 

 
 6 All planting, seeding or turfing comprised in the approved details of landscaping shall be 

carried out in accordance with BS 4428:1989 Code of Practice for general landscape 
operations (excluding hard surfaces), or the most up to date and current British Standard, 
in the first planting and seeding seasons following the occupation of the building(s) or on 
the completion of the development, whichever is the sooner. Any trees, herbaceous 
planting and shrubs which, within a period of five years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the current/next planting season with others of similar size and species. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
 7 Prior to the formation of the first slab level, a schedule of landscape maintenance for a 

minimum period of 10 years, to include the timing of the implementation of the schedule 
and procedures for the replacement of failed planting shall be submitted to and approved 
in writing by the Local Planning Authority. Thereafter, the landscape maintenance shall be 
carried out in accordance with the approved schedule. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Policy ESD15 of the adopted Cherwell Local Plan 2011-2031 
and Government guidance contained within the National Planning Policy Framework. 

 
 8 a) No retained tree shall be cut down, uprooted, damaged or destroyed, nor shall any 

retained tree be pruned in any manner, be it branches, stems or roots, other than in 
accordance with the approved plans and particulars, without the prior written approval of 
the Local Planning Authority. All tree works shall be carried out in accordance with 
BS3998: Recommendations for Tree Works. 

  
 b) If any retained tree is cut down, uprooted, destroyed or dies, another tree shall be 

planted in the same place in the next planting season following the removal of that tree, 
full details of which shall be firstly submitted to and approved in writing by the Local 
Planning Authority.  

  
 In this condition a "retained tree" is an existing tree which shall be retained in accordance 

with the approved plans and particulars; and paragraphs (a) and (b) shall have effect until 
the expiration of 10 years from the date of this permission. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 
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 9 Prior to the commencement of the development hereby approved, an Arboricultural 
Method Statement (AMS), undertaken in accordance with BS:5837:2012 and all 
subsequent amendments and revisions shall be 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. 

  
 Reason - To ensure the continued health of retained trees/hedges 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 landscape and 
to comply with Policy C28 of the adopted Cherwell Local Plan and Policy ESD15 of the 
adopted Cherwell Local Plan 2011-2031 and Government guidance contained within the 
National Planning Policy Framework. 

 
10  Except to allow for the means of access and vision splays the existing hedgerow along 

the A41 boundary of the site, together with the existing hedgerows to the northern and 
eastern boundaries of the site shall be retained and properly managed to achieve a 
minimum height of 3 metres as soon as practicable, and thereafter be maintained at a 
height of not less than 3 metres, and if any hedgerow plant dies within 10 years from the 
completion of the development it shall be replaced and shall thereafter be properly 
maintained in accordance with this condition. 

  
 Reason - In the interests of the visual amenities of the area, to provide an effective screen 

to the proposed development and to comply with Policy C28 of the adopted Cherwell Local 
Plan, Policy ESD15 of the adopted Cherwell Local Plan and Government guidance 
contained within the National Planning Policy Framework. 

 
11 Upon the implementation of the development hereby approved, and notwithstanding the 

submitted details, full details, locations, specifications and construction methods for all 
purpose built tree pits and associated above ground features, to include specifications for 
the installation of below ground, load-bearing 'cell structured' root trenches, root barriers, 
irrigation systems and a stated volume of a suitable growing medium to facilitate and 
promote the healthy development of the proposed trees, 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 details and specifications. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
12 Prior to the formation of the first slab level, and notwithstanding the submitted details, full 

details, locations, specifications and construction methods for all tree pits located within 
soft landscaped areas, to include specifications for the dimensions of the pit, suitable 
irrigation and support systems and an appropriate method of mulching, 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 details and specifications. 

  
 Reason - In the interests of the visual amenities of the area, to ensure the creation of a 

pleasant environment for the development and to comply with Policy C28 of the adopted 
Cherwell Local Plan and Government guidance contained within the National Planning 
Policy Framework. 

 
13 Prior to the commencement of development the following details shall be submitted to and 

approved by the LPA, comprising: 



16/00861/HYBRID 

  
 Details of the means of construction and drainage for the access between land and the 

highway onto the A41 shall be submitted to and approved in writing by the Local Planning 
Authority. Thereafter and prior to the first occupation of any of the development, the means 
of access shall be constructed and retained in accordance with the approved details - the 
visibility splay shall be kept clear of obstructions (including trees and other vegetation) 
above 0.6m high. 

  
 Reason - In the interests of highway safety and to comply with Government guidance 

within the National Planning Policy Framework. 
 
14 Prior to the commencement of the development hereby approved, full specification details 

of the site roads and turning areas to serve the development, which shall include 
construction, layout, surfacing, lighting and drainage, shall be submitted to and approved 
in writing by the Local Planning Authority. Thereafter and prior to the first occupation of 
any of the development, the site roads and turning areas shall be constructed in 
accordance with the approved details 

  
 Reason - In the interests of highway safety and to comply with Government guidance 

within the National Planning Policy Framework. 
 
15 Prior to the commencement of the development above slab level in zone 1 hereby 

approved shown on the approved parameters plan, full details showing car parking spaces 
and HGV parking spaces shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter and prior to the first occupation of development in zone 1, 
the parking for that zone shall be constructed in accordance with the approved details. All 
car and HGV parking shall be retained at all times thereafter, unless otherwise agreed in 
writing beforehand by the local planning authority. Car and HGV parking shall be retained 
unobstructed except for the parking and manoeuvring of vehicles at all times thereafter. 

  
 Reason - In the interests of highway safety and to comply with Government advice within 

the National Planning Policy Framework. 
 
16 Prior to the formation of the slab level for each building, full details showing bicycles 

spaces (staff and visitors) shall be submitted to and approved in writing by the local 
planning authority. At least 50% of the staff spaces shall be under cover. The cycle parking 
shown on the agreed plan shall be provided prior to the first occupation of the 
development. The cycle parking shall be permanently retained and maintained for the 
parking of cycles in connection with the development. 

  
 Reason - In the interests of sustainability, to ensure adequate cycle provision on site and 

to comply with Government guidance within the National Planning Policy Framework. 
 
17 The development permitted by this planning permission shall be carried out in accordance 

with the approved Flood Risk assessment (FRA)(May 2016/32765/3006/Peter Brett), 
Drainage Design Statement (April 2016/32765/2006/001/Peter Brett), technical note 
32765-2004-TN002 and the following mitigation measures detailed within the FRA 
statement: 

 a) Limiting the surface water run-off generated by the 1 in 100 year critical storm to 5 
litres per second so that it will not exceed the run-off from the undeveloped site and not 
increase the risk of flooding off-site 

 b) Provision of underground storage tank and swale as shown on drawing number 
32765-2006-001 Rev B 

 c) Provision of flood storage as shown on drawing number 32765-2006-001 rev B 
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 d) Hydrocarbon interceptor and wastewater treatment centre as detailed in the 
Drainage design Statement (April 2016/32765/2006/001 Peter Brett) and technical note 
32765-2004-TN002. 

  The mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the timing/phasing arrangements embodied within the 
scheme, or within any other period as may subsequently be agreed, in writing by the local 
planning authority. 

  
 Reason - To protect the development from increased risk of flooding and in order to comply 

with Government guidance contained within the National Planning Policy Framework. 
 
18 Prior to the formation of the first slab level, a scheme for sustainable urban drainage 

(SUDS) shall be submitted to and approved in writing by the local planning authority in 
accordance with a SUDS maintenance and Management Plan for the development in 
Zone 1 in accordance with the approved Flood Risk assessment (FRA) (May 
2016/32765/3006/Peter Brett), Drainage Design Statement (April 
2016/32765/2006/001/Peter Brett), technical note 32765-2004-TN002. This shall include 
a comprehensive maintenance schedule; a site plan showing the location of SUDS 
features and details; maintenance areas, location of outfalls. Responsibility for the 
management and maintenance of each element of the SUDS scheme will be detailed 
within the Management Plan. A health and safety plan will be provided where risks are 
involved in any maintenance activity. The scheme shall be implemented in accordance 
with the approved details. 

  
 Reason - To ensure satisfactory drainage of the site and to avoid flooding and in order to 

comply with Policy ENV1 of the adopted Cherwell Local Plan 1996 and Government 
guidance within the national Planning Policy Framework. 

 
19 Prior to commencement of the development a Construction Environmental Management 

Plan (CEMP) in accordance with paragraph 12.7.3 of the approved Flood Risk 
Assessment (FRA) (May2016/32765/3006/Peter Brett) shall be submitted to and 
approved in writing by the Local Planning Authority. This will detail the drainage scheme 
to control surface water runoff during the construction phase and measures to be adopted 
to mitigate the risk to ground and surface waters from contaminated surface runoff. The 
CEMP shall be implemented in accordance with the approved details. 

  
 Reason - To ensure the environment is protected during construction in accordance with 

Policy ENV1 of the adopted Cherwell Local Plan 1996 and Government guidance 
contained within the National Planning Policy Framework. 

 
20 Prior to commencement of development site infiltration test results in accordance with 

BRE365 shall be submitted to and approved in writing by the Local Planning Authority.  
  
 Reason - To prevent increased risk of flooding and to comply with Policy ENV1 of the 

Cherwell Local Plan 1996 and Government advice within the National Planning Policy 
Guidance. 

 
21 Prior to commencement of development, a Phase 2 intrusive geoenvironmental ground 

investigation shall be submitted to and approved in writing by the Local Planning Authority. 
This work shall assess the need for any remedial works with respect to soil and 
groundwater contamination (if present). This may be in accordance with paragraph 12.7.4 
of the approved flood Risk Assessment (FRA) (May 2016/32765/3006/Peter Brett). 
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 Reason - To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
22 Notwithstanding the provisions of Class A of Part 8, Schedule 2 of the Town and Country 

Planning (General Permitted Development) (Amendment) (England) Order 1995 and its 
subsequent amendments, the approved buildings shall not be extended or altered without 
the prior express planning consent of the Local Planning Authority. 

  
 Reason - To enable the Local Planning Authority to retain planning control over the 

development of the site in order to safeguard the amenities of the area and avoid 
overdevelopment of the site and to ensure adequate on site parking and servicing 
provision is maintained, in accordance with Policy C28 of the adopted Cherwell Local Plan 
and Policy ESD15 of the adopted Cherwell Local Plan 2011-2031 and Government 
guidance contained within the National Planning Policy Framework. 

 
Outline Planning Permission 

23 No development shall commence on any phase of the development within Zone 2 until full 
details of the layout, scale, appearance, and landscaping (hereafter referred to as 
reserved matters) for that phase of development have been submitted to and approved in 
writing by the Local Planning Authority. Thereafter the development shall be carried out in 
accordance with the approved details. 

  
 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). 

 
24 In the case of the reserved matters for development within Zone 2, no application for 

approval shall be made later than the expiration of five years beginning with 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). 

 
25 The development to which this permission relates shall begin not later than the expiration 

of two years from the final approval of the reserved matters or, in the case of approval on 
different dates, the final approval of the last such matter to be 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). 

 
26 The proposed development shall not exceed a height of 15.5m measured externally from 

the approved finished ground levels. 
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 Reason - To ensure the proposed development is in scale and harmony with its 
surroundings and to protect the residential amenities of the occupiers of the adjacent 
residential properties and to comply with Policy C28 of the adopted Cherwell Local Plan 
1996, Policy ESD15 of the adopted Cherwell Local Plan 2011-2031 and Government 
advice within the National Planning Policy Framework. 

 
27 Each submission of reserved matters for layout shall include details of the layout and 

construction, including drainage of the proposed provision for car, HGV and cycle parking 
including 50% undercover provision for cycles. The approved details for each building 
shall be implemented prior to the first occupation of that building and shall be retained 
thereafter.  

  
 Reason - In the interests of highway safety and to comply with Government guidance 

within the National Planning Policy Framework. 
 
28 Development of buildings within each phase of Zone 2 shall not begin until a surface water 

drainage scheme for the development in Zone 2, based on sustainable drainage principles 
and an assessment of the hydrological and hydro-geological context of the development, 
has been submitted to and approved in writing by the LPA. The scheme shall be 
subsequently implemented in accordance with the approved details before the 
development is completed. The scheme shall also include: 

 a) SUDS (OCC requirements include the provision of suitable vegetative SUDS 
(swales etc) and source control techniques to meet water quality objectives in a treatment 
train approach) 

 b) Discharge rates 
 c) (Assessment of the runoff rates and proposed attenuation measures to 

demonstrate compliance with Defra Non-Statutory Technical Standards for SUDS 
paragraph S2 and Cherwell local planning policy discharge volumes 

 d) (Assessment of the pre and post-development runoff volumes to the greenfield 
condition to demonstrate compliance with Defra Non-Statutory Technical Standards for 
SUDS, paragraphs S4-S6 and Cherwell planning policy) 

 e) Flood Risk within the development 
 f) (Demonstrate compliance with Defra Non-Statutory Technical Standards for 

SUDS, Paragraphs S7-S9 and Cherwell policy. This shall include a drawing plan showing 
exceedance routes through the development and storage areas) 

 i) Maintenance and management of SUDS features 
 ii) Sizing of features - attenuation volume 
 iii) Infiltration in accordance with BRE365 
 iv) Detailed drainage layout with pipe numbers 
 v) Network drainage calculations 
 vi) Phasing 
 vii) These matters shall be covered in a comprehensive sustainable drainage 

statement submitted to the LPA 
  
 Reason - To protect the environment from increased risk of flooding and to comply with 

Government guidance within the National Planning Policy Framework. 
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29 The first submission of reserved matters shall be accompanied by a plan identifying the 
route and location of green infrastructure and footpath/cycle links from Zone 2 into the 
adjoining Bicester 12 allocation in accordance with paragraphs 3.10-3.15 of the UU. The 
green infrastructure corridors which shall incorporate the footpath-cycle links and be in 
general accordance with the details shown on drawings numbered 4036 - 013 Rev P26 
and 4036 - 015 Rev P21 and shall be a minimum of 10m wide. The development shall be 
carried out in accordance with these approved details and the requirements of the UU 
prior to the first occupation of any building in zone 2 and thereafter retained and 
maintained in accordance with the approved details. 

  
 Reason - In the interests of sustainability and integration with the remainder of Bicester 

12 by ensuring suitable footpath/cycle connections and to conserve and enhance 
biodiversity and habitat connections through green infrastructure links in accordance with 
Policy C2 of the adopted Cherwell Local Plan 1996, Policies ESD10 and Bicester 12 of 
the Cherwell Local Plan 2011-2031 and Government guidance within the National 
Planning Policy Framework. 

 
Full and Outline Planning Permission 
 

30 Except where otherwise stipulated by condition, the development shall be carried out 
strictly in accordance with the Application forms and following plans and documents:  

  
 o Environmental Statement and accompanying documentation 
 o Design and Access Statement dated May 2016, except where subsequently 

amended by the revised submission 
 o Planning statement dated May 2016, except where subsequently amended by the 

revised submission 
 o Energy Statement dated September 2016 and accompanying reports by 

Couchperrywilkes 
 o 4036 - 000 Rev P01 - Site Location Plan 
 o 4036 - 015 Rev P21 - Parameters plan 
 o 4036 - 020 Rev P14 - Parameters comparison Plan 
 o 4036 - 021 Rev P03 - red line plan 
 o 4036 - 022 Rev P04 - Zone 1 Site Plan 
 o 4036 - 023 Rev P02 - GA Site Sections 
 o 4036 - 025 Rev P02 - GA Site Sections Comparison 1 
 o 4036 - 033 Rev P16 - Unit A1 Elevations and Sections 
 o 4036 - 036 Rev P10 - Unit A1 GA ground floor and roof plans 
 o 4036 - 037 - Rev P05 - Unit A1 ground and first floor GA office plans 
 o 4036 - 038 - Rev P04 - Unit A1 second floor Ga office plan 
 o 4036 - 040 Rev P10 - Unit 2 sections and elevations 
 o 4036 - 041 Rev P07 - Unit A2 - GA floor plans 
 o 4036 - 042 Rev P03 - Unit A2 - GA roof plan 
 o 4036 - 048 Rev P1 - A41 Boundary Comparison 1 
 o 4036 - 049 Rev P1 - A41 Boundary Comparison 1   
 o 4036 - 050 Rev P1 - Site Plan Comparison 
 o Landscape Management Guide by EDP received 14.09.16 
 o EDP2606/82J - Soft Landscape scheme 1 of 4 
 o EDP2606/83f - Soft Landscape scheme 2 of 4 
 o EDP2606/84J - Soft Landscape scheme 3 of 4 
 o EDP2606/85h - Soft Landscape scheme 4 of 4 
 o EDP2606/86f - Tree pit details and establishment of irrigation 
 o EDP2606/119b - Section A-B and C-D, Eastern boundary landscape treatment 
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 o Additional drainage strategy technical note by Peter Brett Associates in response 
to OCC comments dated 23.06.16 

 o 32765 - 2004 - 0101 Rev D Section 278 general arrangement  
 o 32765 - 2004 - 0112 Rev A Swept Path Analysis 
 o 32765 - 2004 - 1202 Rev A Section 278 speed limit and traffic signs 
 o 32765 - 2004 - 1203 Rev A Section 278 speed limit and traffic signs 
 o 32765 - 2004 - 0510 Rev A - Zone 1 Drainage Layout 
 o 32765 - 2004 - 0511 Rev B - Zone 1 Swale Layout 
 o 32765 - 2006 - 001 Rev H - Units A1 + A2 Drainage Strategy 
 o 32765 - 2006 - 002 Rev B - Units A1 + A2 Flood Storage Area 
 o 32765 - 5501 - 001 Rev H - Proposed Access Arrangement 
  
 And shall generally be in accordance with drawing numbers: 4036-013 Rev P26 Indicative 

site masterplan; 4036-015 Rev P21 Parameters Plan; 4036-051 Rev P1 Illustrative context 
masterplan and EDP2606/50h Illustrative landscape and ecology plan. 

  
 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.  

 
31 Prior to the commencement of the development hereby approved on any phase of the 

development, including any demolition and any works of site clearance, a Construction 
Environmental Management Plan (CEMP), which shall include details of the measures to 
be taken to ensure construction works consider the impact upon residential properties 
adjacent or surrounding the site, together with details of the construction and 
communication to be carried out with adjacent residents, and to ensure that works do not 
adversely affect biodiversity, 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 CEMP. The CEMP shall also include the following matters 

 a) Signage for construction traffic, pedestrians and other users of the site 
 b) Controls on arrival and departure times for construction vehicles 
 c) Piling methods (if employed) 
 d) Earthworks 
 e) Hoardings to the site, including future adjacent development plots 
 f) Noise limits 
 g) Hours of working 
 h) Vibration 
 i) Control of emissions 
 j) Waste management and disposal, and material re-use 
 k) Materials storage, and 
 l) Hazardous material storage and removal 
  
 Reason - To ensure the environment is protected during construction in accordance with 

Policy ENV1 of the Cherwell Local Plan and Government guidance contained within the 
National Planning Policy Framework. 

 
32 Cumulative noise output from any mechanical ventilation or fixed plant associated with the 

development shall be noise attenuated or mitigated so that it achieves the following levels 
at 1m from the nearest receptors (listed below): 

 a) Daytime (0.700-23.00) 
 i) Wretchwick Farm Cottages and Wretchwick Farm: 43dB LAeq 
 ii) Little Wretchwick Farm: 34dB LAeq 
 b) Night time (23.00-07.00) 
 i) Wretchwick Farm Cottages and Wretchwick farm: 31dB LAeq 
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 ii) Little Wretchwick Farm: 28dB LAeq 
  
 Reason - To ensure the creation of a satisfactory environment free from intrusive levels of 

noise and to comply with Policy ENV1 of the adopted Cherwell Local Plan and 
Government guidance contained within the National Planning Policy Framework. 

 
33 Prior to the commencement of the development hereby permitted, a comprehensive 

intrusive investigation in order to characterise the type, nature and extent of contamination 
present, the risks to receptors and to inform the remediation strategy proposals shall be 
documented as a report undertaken by a competent person and in accordance with 
DEFRA and the Environment Agency's 'Model procedures for the Management of Land 
Contamination, CLR 11' and submitted to and approved in writing by the Local Planning 
Authority. No development shall take place until the Local Planning Authority has given its 
written approval that it is satisfied that the risk from contamination has been adequately 
characterised by this submission. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
34 If contamination is found by undertaking the work carried out under condition 34, prior to 

the commencement of the development hereby permitted, a scheme of remediation and/or 
monitoring to ensure the site is suitable for its proposed use shall be prepared by a 
competent person and in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11' and submitted to and 
approved in writing by the Local Planning Authority. No development shall take place until 
the Local Planning Authority has given its written approval of the scheme of remediation 
and/or monitoring required by this condition. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 

 
35 If remedial works have been identified in condition 34, the development shall not be 

occupied until the remedial works have been carried out in accordance with the scheme 
approved under condition 34. A verification report that demonstrates the effectiveness of 
the remediation carried out must be submitted to and approved in writing by the Local 
Planning Authority. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework. 
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36 If, during development, contamination not previously identified is found to be present at 
the site, no further development shall be carried out until full details of a remediation 
strategy detailing how the unsuspected contamination shall be dealt with has been 
submitted to and approved in writing by the Local Planning Authority. Thereafter the 
remediation strategy shall be carried out in accordance with the approved details. 

  
 Reason - To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained 
within the National Planning Policy Framework 

 
37 Development shall not commence until a drainage strategy detailing any on and/or off site 

drainage works, has been submitted to and approved by, the local planning authority in 
consultation with the sewerage undertaker. No discharge of foul or surface water from the 
site shall be accepted into the public system until the drainage works referred to in the 
strategy have been completed. In relation to Zone 1, if a future connection to the public 
system is proposed at a later date, it will require approval in writing by the sewage 
undertaker. 

  
 Reason - To ensure that the development is served by proper arrangements for the 

disposal of surface water/foul sewerage, to comply with Policy ENV1 of the Cherwell Local 
Plan 1996 and Government guidance within the National Planning Policy Framework. 

 
38 Development shall not be commenced until: Impact studies of the existing water supply 

infrastructure have been submitted to, and approved in writing by, the local planning 
authority (in consultation with Thames Water). The studies shall determine the magnitude 
of any new additional capacity required in the system and a suitable connection point. 

  
 Reason - To ensure the water supply infrastructure has sufficient capacity to 

accommodate the additional demand in accordance with Government guidance contained 
within the National Planning Policy Framework. 

 
39 Prior to any demolition on the site, the commencement of the development and any 

archaeological investigation, a professional archaeological organisation acceptable to the 
Local Planning Authority shall prepare a first stage archaeological Written Scheme of 
Investigation, relating to the application 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. 

 
40 Prior to any demolition on the site and the commencement of the development and 

following the approval of the first stage Written Scheme of Investigation referred to in 
condition 39, a programme of archaeological evaluation, investigation and recording of the 
application area shall be carried out by the commissioned archaeological organisation in 
accordance with the approved first stage Written Scheme of Investigation.  

  
 Reason - In order to determine the extent, character and significance of the surviving 

remains of archaeological interest and 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. 
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41 Prior to the formation of the first slab level an updated Framework Travel Plan that 

complies with OCC's travel planning guidance document 'Transport for New 
Developments: Transport Assessments and Travel Plans' for the whole site will be 
submitted to and approved by the LPA in consultation with the highway authority. Prior to 
occupation, workplace travel plans for each separate phase of the development will be 
submitted to and approved in writing by the LPA and consultation with the HA. The plans 
shall incorporate details of (i) the means of sharing and encouraging reduced reliance on 
the use of private cars at the development in favour of other modes of transport (ii) how 
employees can travel to the site by bus in the evening and at night time (7pm to 7am) and 
(iii) the means of implementation and methods of monitoring site related travel. Thereafter 
the approved Travel Plans shall be implemented and operated in accordance with the 
approved details. 

  
 Reason - In the interests of sustainability, to ensure a satisfactory form of development 

and to comply with Government guidance within the National Planning Policy Framework. 
 
42 Prior to commencement of development hereby approved, a Construction Traffic 

Management Plan shall be submitted to and approved in writing by the LPA. Thereafter 
the approved Construction Traffic Management Plan shall be implemented and operated 
in accordance with the approved details. The Construction Traffic Management Plan 
(CTMP) will need to incorporate the following detail: 

 o The CTMP must be appropriately titled, including the site and planning permission 
number. 

 o Routing of construction traffic and delivery vehicles is required to be shown and 
signed appropriately to the necessary standards/requirements. This includes means of 
access into the site.  

 o Details of and approval of any road closures needed during construction. 
 o Details of and approval of any traffic management needed during construction 
 o Details of wheel cleaning/wash facilities - to prevent mud etc. in vehicle 

tyres/wheels, from migrating onto the highway. 
 o Details of appropriate signing, to accord with the necessary 

standards/requirements, for pedestrians during construction works, including any footpath 
diversions.  

 o The erection and maintenance of security hoarding /scaffolding if required 
 o A regime to inspect and maintain all signing, barriers etc. 
 o Contact details of the Project Manager and Site Supervisor responsible for on-site 

works to be provided.  
 o The use of appropriately trained, qualified and certified banksmen for guiding 

vehicles/unloading etc.  
 o No unnecessary parking of site related vehicles (worker transport etc.) in the 

vicinity- details of where these will be parked and occupiers transported to/from site to be 
submitted for consideration and approval. Areas to be shown on a plan not less than 1:500. 

 o Layout plan of the site that shows structures, roads, site storage, compound, 
pedestrian routes etc.  

 o A before-work commencement highway condition survey and agreement with a 
representative of the Highways Depot - contact 0845 310 11 11. Final correspondence is 
required to be submitted.  

 o Local residents to be kept informed of significant deliveries and liaised with through 
the project. Contact details for person to whom issues should be raised with in first 
instance to be provided and a record kept of these and subsequent resolution. 

 o Any temporary access arrangements to be agreed with and approved by Highways 
Depot. 

 o Details of times for construction traffic and delivery vehicles.   



16/00861/HYBRID 

 Reason - In the interests of highway safety and to ensure construction traffic is routed to 
avoid unsuitable minor roads and to safeguard the amenities of the occupants of adjoining 
dwellings and to comply with Policy ENV1 of the adopted Cherwell Local Plan 1996 and 
Government guidance within the National Planning Policy Framework. 

 
43 Following the occupation of each unit, no goods, materials, fixed plant or machinery shall 

be stored, repaired, operated or displayed in the open without the prior express planning 
consent of the Local Planning Authority. 

  
 Reason - In order to safeguard the visual amenities of the area in accordance with Policy 

C28 of the adopted Cherwell Local Plan and Government guidance contained within the 
National Planning Policy Framework. 

 
44 Prior to, and within two months of, the commencement of the development, the site shall 

be thoroughly checked by a suitably qualified ecologist to ensure that no protected 
species, which could be harmed by the development, have moved on to the site since the 
previous surveys were carried out. Should any protected species be found during this 
check, full details of mitigation measures to prevent their harm 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 mitigation scheme. 

  
 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 
and Government guidance contained within the National Planning Policy Framework. 

 
45 No removal of hedgerows, trees or shrubs nor works to, or demolition of buildings or 

structures that may be used by breeding birds, shall take place between the 1st March 
and 31st August inclusive, unless the Local Planning Authority has confirmed in writing 
that such works can proceed, based on health and safety reasons in the case of a 
dangerous tree, or the submission of a recent survey (no older than one month) that has 
been undertaken by a competent ecologist to assess the nesting bird activity on site, 
together with details of measures to protect the nesting bird interest on the site.  

  
 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 
and Government guidance contained within the National Planning Policy Framework. 

 
46 Prior to the commencement of the development hereby approved, including any 

demolition, and any works of site clearance, a method statement for enhancing 
biodiversity shall be submitted to and approved in writing by the Local Planning Authority. 
Thereafter, the biodiversity enhancement measures shall be carried out and retained in 
accordance with the approved details.  

  
 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 and 
Government guidance contained within the National Planning Policy Framework. 

 
47 Prior to the commencement of the development, including any demolition and any works 

of site clearance, full details of the role, responsibilities and operations to be overseen by 
a qualified supervising ecologist shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter, the development shall be overseen by the qualified 
ecologist in accordance with the approved details.  
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 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 and 
Government guidance contained within the National Planning Policy Framework. 

 
48 Prior to the first occupation of each building within the development, a strategy shall be 

submitted to and agreed in writing by the Local Planning Authority which sets out how 
Apprenticeships and Training Opportunities will be encouraged to be provided by the 
occupiers of each unit. The strategy shall include details of the number of apprenticeships 
and training posts, over what period of time they may be employed, where the apprentices 
may be placed within the company and where the apprentices may be taken from. The 
strategy will be implemented in accordance with the approved details. 

  
 Reason - In the interests of ensuring appropriate and adequate apprenticeships are made 

available in accordance with Government guidance. 
 
49 Prior to the commencement of any development on the site, an Energy Strategy shall be 

submitted to and agreed in writing by the Local Planning Authority. The strategy shall 
include: 

 o How climate change adaption measures will be incorporated  
 o How the development design will reflect fabric efficiency in its constructions 
 o Increased energy efficiency 
 o Sustainable construction 
 o District heating /combined heat and power feasibility study 
 o Renewable energy 
  
 The agreed energy strategy shall ensure that all buildings hereby approved are 

constructed to at least BREEAM 'Very Good' standard. 
 The development thereafter shall be carried out in accordance with the agreed strategy. 
  
 Reason - In the interests of sustainability and to comply with Policies ESD1-5 of the 

adopted Cherwell Local Plan 2011-2031 and Government guidance within the National 
Planning Policy Framework. 

 
50 All buildings hereby approved shall be constructed to at least BREEAM 'Very Good' 

standard. 
  
 Reason - to ensure sustainable construction and reduce carbon emissions in accordance 

with Policies ESD 1-5 of the adopted Cherwell Local Plan and Government guidance 
within the National Planning Policy Framework. 

 
51 All buildings hereby approved shall provide electricity charging points for cars within the 

site, details of which shall be submitted to and agreed in writing by the Local planning 
Authority prior to the first occupation of each building on the development. The 
development shall be carried out in accordance with the approved details. 

  
 Reason - In the interests of sustainable development, and to comply with Policies ESD1-

5 of the adopted Cherwell Local Plan and Government guidance within the National 
Planning Policy Framework. 
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52 Any reserved matters submission within Zone 2 for layout shall be accompanied by a noise 
assessment undertaken in accordance with BS 4142 2014 which shall be agreed in writing 
by the Local Planning Authority. Noise mitigation measures required to protect the amenity 
of nearby residential occupiers shall be provided prior to the first occupation of any building 
within Zone 2 in accordance with the approved details and thereafter maintained in 
accordance with this condition.  

  
 Reason: in order to safeguard the amenities of the adjacent residential properties and to 

minimise the risk of nuisance arising from noise in accordance with Policy ENV1 of the 
adopted Cherwell Local Plan and Government guidance contained within the National 
Planning Policy Framework. 

 
 
       PLANNING NOTES 
 
 1 Attention is drawn to a Legal Agreement related to this development or land which has 

been made pursuant to Section 106 of the Town and Country Planning Act 1990, 
Sections 111 and 139 of the Local Government Act 1972 and/or other enabling powers. 

 
 2 The District Council, as local planning authority, in deciding to approve this proposal has 

taken into account the Environmental Statement submitted with the application and any 
relevant representations made about the likely environmental effects by the public or 
consultees. 

 
 3 The applicant's and/or the developer's attention is drawn to the requirements of the 

Control of Pollution Act 1974, the Environmental Protection Act 1990 and the Clean Air 
Act 1993, which relate to the control of any nuisance arising from construction sites.  
The applicant/developer is encouraged to undertake the proposed building operations in 
such a manner as to avoid causing any undue nuisance or disturbance to neighbouring 
residents.  Under Section 61 of the Control of Pollution Act 1974, contractors may apply 
to the Council for 'prior consent' to carry out works, which would establish hours of 
operation, noise levels and methods of working.  Please contact the Council's Anti-
Social Behaviour Manager on 01295 221623 for further advice on this matter. 

 
 4 Your attention is drawn to the need to have regard to the requirements of UK and 

European legislation relating to the protection of certain wild plants and animals.  
Approval under that legislation will be required and a licence may be necessary if 
protected species or habitats are affected by the development.  If protected species are 
discovered you must be aware that to proceed with the development without seeking 
advice from Natural England could result in prosecution.  For further information or to 
obtain approval contact Natural England on 01635 268881. 

 
 5 Bats are a highly mobile species which move between a number of roosts throughout 

the year. Therefore all works must proceed with caution and should any bats be found 
during the course of works all activity in that area must cease until a bat consultant has 
been contacted for advice on how to proceed. Under the Wildlife & Countryside Act 1981 
(as amended) and the Habitat and Species Regulations 2010 it is illegal to intentionally 
or recklessly disturb, harm or kill bats or destroy their resting places.  

 
 6 Birds and their nests are fully protected under the Wildlife and Countryside Act 1981 (as 

amended), which makes it an offence to intentionally take, damage or destroy the eggs, 
young or nest of a bird whilst it is being built or in use. Disturbance to nesting birds can 
be avoided by carrying out vegetation removal or building work outside the breeding 
season, which is March to August inclusive. 
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STATEMENT OF ENGAGEMENT 
 
In accordance with the Town and Country Planning (Development Management Procedure) 
(England) Order 2015 and paragraphs 186 and 187 of the National Planning Policy Framework 
(March 2012), the Council has worked positively 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 provides a detailed 
assessment of the merits of the application when considered against current planning policy and 
guidance, including consideration of the issues raised by the comments received from 
consultees and members of the public. This report is available to view online at: 
http://www.cherwell.gov.uk/viewplanningapp.  

http://www.cherwell.gov.uk/viewplanningapp
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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: 

1 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. 

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

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 0300 003 0200, fax 0300 
003 0201 or E-mail at building.control@cherwellandsouthnorthants.gov.uk 

mailto:building.control@cherwellandsouthnorthants.gov.uk
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1 The need to obtain a separate “Listed Building Consent” for the demolition, alteration or 
extension of any listed building of architectural or historic interest from the Local Planning 
Authority. 

2 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. 

3 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. 



Appendix 5 
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Site Address: OS Parcel 0070 adjacent 
and North of A41 London Road, Bicester 

16/00861/HYBRID 

 
Ward: Bicester South and 
Ambrosden 

District Councillor:  Cllrs. Anderson, Cotter and 
Sames 

 
Case Officer: Linda Griffiths 
 
Committee Date: 1st September 
2016 

Recommendation: Refuse 

 
Applicant: Mr Warren Francis Reid 
 
Application Description: Revisions to outline planning application 15/02316/OUT to 
comprise a HYBRID planning application for: Full planning permission for 20,067 sqm 
(216,000 sqft) of logistics floor space within Class B8 of the Town and Country 
Planning Use Classes Order 1987, with ancillary Class B1(a) offices together with 
access from A41 Aylesbury Road, associated infrastructure including lorry parking, 
landscaping, amenity open space and sustainable drainage and private sewage 
treatment plant. Outline planning permission from up to 44,965 sqm (484,000 sqft) of 
logistics floor space, within class B8 of the Town and Country Planning Use Classes 
Order 1987, with ancillary B1(a) offices, together with associated site infrastructure 
including lorry parking, landscaping, amenity open space, sustainable drainage and 
private sewage treatment plant. Details of means of access from Aylesbury Road are 
included for approval 
 
 
 
1. Site Description and Proposed Development 
 
1.1 

 
The site is located approximately 3.2km to the south east of Bicester town centre and 
0.5km north of the village of Ambrosden immediately adjacent to the A41. The site 
consists of three agricultural fields, predominantly used as grazing land. The site 
contains a steel-clad livestock barn which is accessed from a track directly to the A41. 
This building will be demolished as part of the development proposals. The fields are 
all well defined by existing hedgerows and trees. The site forms part of the wider 
Bicester 12 allocation for mixed use development within the adopted Cherwell Local 
Plan 2011-2031. 

 
1.2 

 
The site extends to 16.42 hectares (40.57 acres) and has frontage to the A41 along 
the whole of its southern boundary. Bordering the western boundary adjacent to the 
A41 is a pair of two storey semi-detached cottages, known as Wretchwick Farm 
Cottages. Open agricultural land lies to the north and east of the site. To the southern 
boundary, opposite the A41 are two Grade II Listed Buildings. Graven Hill is situated 
to the south west of the site. 

 
1.3 
 
 
 
 
 
 
 
 
 
 
 

 
The application seeks consent for 65,032sqm (700,000sqft) of B8 logistics floor space 
with ancillary B1(a) offices. The application seeks detailed consent for the most 
eastern section of the site for 20,067sqm of B8 floor space across two buildings and 
site infrastructure including lorry parking, structural landscaping and drainage; and 
outline consent for up to 44,965sqm on the remainder of the site, also for B8 use with 
ancillary B1(a) offices. A new vehicular access is proposed to serve the development 
directly to A41 just to the east of the Ambrosden turn for which detailed consent is 
sought in connection with units A1 and A2, but would also serve the remainder of the 
site. The offices are indicated at the front of the buildings overlooking the car parking 
area. Landscape buffers are provided to the A41 boundary and to the eastern and 
western boundaries. 
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1.4 The application has been the subject to a number of meetings aimed at overcoming 
the issues identified in the reasons for refusal and other matters that have now been 
dealt with satisfactorily 

 
 
2. 

 
Application Publicity 

 
2.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The application has been advertised by way of neighbour letter, site notices and a 
notice in the local press.   
 
 24 letters of objection have been received.  The following issues were raised 
 

• Some more green space has been introduced round the edges of the 
development but extent is inadequate for height of building 

• Now no parking except a few places for the privileged, appears to return 
to 1950’s where workers had to walk or cycle and thus live nearby 

• Workers from Graven Hill will have difficulty crossing the A41 which is one 
continuous stream of traffic at peak times 

• More HGV’s will cause more pollution, traffic jams and noise. Noise from 
lorries reversing signals and lights at night for 24/7 operation 

• Development will be ugly and in the wrong place, too close to houses and 
schools and will spoil the skyline for generations to come 

• Too close to River Ray and its catchment, need to listen to drainage 
experts at OCC and Thames Water 

• Will be the first thing you see coming into Bicester from A41, not the 
garden town idea, important that any entry point reflects care and respect 
of the environment  

• Next to the motorway like Banbury is a better location 

• Difficult to comprehend the need for more logistics floor space in Bicester 
as well as Graven Hill 

• This application should not be viewed in isolation from the remainder of 
Bicester 12, it is essential a master plan is in place before individual 
planning decisions are made 

• Also understand a master plan for whole Bicester being currently scoped, 
this will be pointless if individual decisions have already been made 

• Bicester does not need further warehousing in addition to that already 
approved at Skimmingdish Lane and that submitted at Howes Lane.  

• Proposal dwarfs Wretchwick Farm cottages and completely disregarded 
the concerns of its residents 

• Development needs to cater for high technology industries to reduce the 
level of out-commuting 

• Promoter claims that employment generated by the site would be 930 
jobs. This is an overestimate and under 75% would be achievable. Jobs in 
fully automated would be considerably less, most of which would be lower 
paid 

• Would like to see plans for this whole area completely re-evaluated with a 
view to creating a far greater number of well landscaped low impact units, 
supporting new environmental or green technology industries and 
providing highly paid jobs 

• Disturbance to natural environment – wildlife such as bats, red kite, deer, 
great crested newts, rare butterflies and badges, flora and fauna 

• Strongly urge councillors to uphold the heritage of Bicester and ensure all 
further development is in keeping with the history as a market town, the 
designation of a garden town and encouraging retention of large green 
open spaces, wildlife areas and innovative, considerate developments 
rather than simple large scale industrial warehousing, shed city may be 
more apt 
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2.2 
 

• This hybrid application shows 2 buildings at the far east of the site with 
the remainder unplanned. This is speculative and the danger is that the 2 
proposed  buildings will be erected and the remainder left undeveloped 

• Traffic on A41 is already at dangerous levels for vehicles turning into and 
from the junctions near Bicester. Existing traffic from Ambrosden at peak 
times has to queue to turn safely onto or across A41. This development 
will add a further dangerous T-junction. Traffic t0/from the warehouses will 
have to cross in front of oncoming traffic and will be constrained by the 
low bridge at the A41 junction to Blackthorn/Launton 

• Bicester has insufficient road capacity 

• Proposal will negatively affect the LWS (Meadows NW of Blackthorn Hill) 
and the River Ray CTA. BBOWT should be consulted. BBOWT has many 
sites around Blackthorn and the detrimental effects of this development 
on plants and animals should be examined by our Wildlife Trust 

• The site itself has intrinsic local environmental value as stated in the ES. 
Surveys show the presence of a breeding population of the rare brown 
hairstreak butterfly as well as endangered farmland birds. On the red list 
for Birds of conservation concern found on the site are song thrush, linnet 
and yellowhammer and on the amber list green woodpecker and dunnock. 
Concerned that the site provides any space for biodiversity gain as 
required by NPPF, if not there should be compensation for loss 

• Drainage from the site will be large in volume and polluted from diesel. 
This area is already low-lying and run-off from the buildings will add to the 
difficulties of water management 

• Signage on the buildings should be restricted in size, not illuminated and 
erected at a height that is not visible in the wider landscape setting 

• Landscape screening proposed will be of limited use in screening such 
large buildings 

• Details should include modelling of the proposed landscaping 

• Grey is not helpful in reducing the impact of these buildings 

• Lighting and night time working should be restricted 

• The shadow analysis provided is wholly misrepresentative in terms of its 
impact upon nearby property and loss of light 

• No details of planning obligations or CIL. The business rates generated 
should also be within the public domain to assess any benefits of the 
scheme 

• This is speculative and already being marketed by Savills stating 
‘development opportunity’ and target delivery date of Autumn 2017. 

• Junction 9 of M40 is already overburdened 

• Changes to HYBRID application do not address the objections raised in 
respect of the outline 

• Traffic impacts should not ignore adjacent county and communities 

• Other than A41, B4011 is the ONLY southbound road in the vicinity of the 
application without a weight restriction on it 

• Development likely to have a significantly detrimental effect on both 
Oakley and Long Crendon 

• No public transport links near the site, the nearest bus stop is in 
Ambrosden and the route is not well serviced 

• Wording indicates the object is to achieve BREEAM ‘very good’, however 
this does not indicate commitment only an intention. Ideas for self-
sufficient green energy have not been built into the development 

• As an eco-town the standard should be BREEAM excellent 
 
The above letters of objection can be read in full on the application file. 
 
Langford Village Community Association representing 4,500 residents also object as 
follows: 
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2.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.4 

1. Should not be viewed in isolation but for Bicester 12 in its entirety, master plan 
should be in place before making a decision. Premature to Bicester master 
plan which has yet to go out to public consultation 

2. Contrary to NPPF 
3. Contrary to Economic Development strategy 2011-2016 which recognises that 

Bicester has every opportunity to become a location for higher value and 
knowledge based business 

4. Contrary to adopted Cherwell Local Plan 2011-2031 
 
The above comments can be read in full on the application file. 
 
Significant objections have been received from the occupiers of Wretchwick Farm 
Cottages adjacent to the site whose concerns are summarised as follows: 

• Multisite access points contrary to Local Plan and proposed primarily to justify 
early development of this portion of site 12, and not the development of site 12 
as a whole 

• Increased traffic volumes along this section of A41 which is already at 
capacity and will negatively impact on existing junctions 

• Issues with OCC assessment and inaccuracies in the submitted Transport 
Assessment 

• Inaccurate and misleading traffic survey on A41 

• Visual impact and loss of light due to height and location of warehouses 

• Noise nuisance – the combination of the proposed developments of an 
employment hub across Akeman Park and Wretchwick Green consisting of 
light industry and huge B8 distribution warehousing to the rear on both sides 
of the property, effectively surrounding the property will create an unbearable 
and unacceptable level of additional noise nuisance, possibly 24/7 

• High buildings will also act as a reflector, bouncing noise from A41 to the rear 
of these properties 

• Vibration nuisance from HGV’s. The ES states ‘ due to the type of 
development proposed and its distance from the nearest sensitive receptors, 
the construction phase of the proposed development is unlikely to give rise ti 
significant vibration at sensitive receptors, it has therefore not been assessed 
further. This was highlighted in the objections to the outline application and 
have not been addressed 

• Light nuisance 

• Air pollution 

• Loss of visual amenity 

• Loss of privacy 

• Impact on notable species 

• Impact on River Ray Meadows Conservation Target Area 

• Impact of lighting on wildlife 

• Warehouse designs and lack of sustainability 

• Impact of rights of way 

• Incorrect estimate of job numbers 

• Speculative plans 

• The location and design of the massively intrusive warehousing proposed for 
this site is totally inappropriate. The size and nature of B8 distribution 
warehousing means that this site, as proposed, is incapable of generating the 
1000 jobs claimed by the applicant and as required by the Local Plan. More 
importantly for us, the development would make life in our homes completely 
intolerable. 

 
This comprehensive objection can be read in full on the application documentation. 
 
A petition containing 200 signatures has also been submitted objecting to the 
application on the following grounds: 
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1. The development is only reduced 7% from the original plans and will destroy 
the characteristic farmland entrance to ‘Bicester garden Town’. The entire site 
goes against ‘eco-town’ principles 

2. It will cause intolerable increased traffic with attendant road safety hazards. 
The residents will experience increased noise, light and air pollution from 
lorries and workers vehicles arriving and leaving 24/7 

3. The one business proposed in this hybrid, in an attempt to push for an early 
approval only offers 85 of the 1000 jobs promised. This is less than 10% of the 
employment in over 1/3 of this 700,000 sqft space, and the other building 
complex is speculative. None are designed to offset carbon footprint with no 
renewable energy provisions 

4. Onsite biodiversity will be ruined as will wildlife in the adjacent wildlife site 
5. The water run-off and the water table will be severely affected 
6. There are numerous empty warehouse sites in the district, and Graven Hill is 

already suitable and can be preferably used. Plans for at least 3 other 
warehouse sites are in process in Bicester. 

 
 
 
3. 

 
Consultations 

 
3.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Bicester Town Council: strongly object on the following summarised grounds:- 

• While partly meeting some of the requirements of Policy Bicester 12 it fails to 
meet others 

• Conflict with local plan policy related to sustainable economy. B8 units will 
have limited ability to create a lower carbon economy and more jobs in the 
knowledge based sector and this development represents poor design in that 
effectively there will be buildings that do little to attempt to merge into the 
surrounding developments and character of the area, especially in relation to 
Wretchwick Farm Cottages. 

• Policy Bicester 12 emphasises the provision of B8 be considered ‘primarily’, 
this is different to predominant and does not prescribe there should only be B8 
provision. In this application B8 use is the predominant use and therefore falls 
outside of the plan. Little attempt of any to liaise with the developers of the 
remainder of Bicester 12. 

• Contrary to Policy SLE1 in that it would have an adverse impact on 
Wretchwick Farm Cottages in terms of scale and proximity to them. 
Landscaping will take years to mature and provide effective screening. In 
addition to massing, impacts of air quality, noise and vibrations due to HGV 
movements on the site, compounded by 24 hour usage. Little evidence of an 
attempt to integrate the development with the rest of Bicester 12. 

• Transport – proposals under Policy SLE1 should ‘not give rise to excessive or 
inappropriate traffic’. The necessary infrastructure needed to support the 
operation of these B8 units to provide direct access to the M40 and A34 
detailed under paragraph B.73 does not currently exist, the SE Relief road 
being some years from completion so majority of vehicles will have to use the 
already congested route along A41 to Junction 9 of M40. The need for vehicle 
movements exiting the site to turn right onto A41 with the proposed junction 
creates the potential for serious accidents as is evidenced by the junction at 
Peregrine/Wretchwick Way. Independent consultants engaged by Ambrosden 
Parish council recommend a roundabout id the safest type of junction. 

• Contrary to Policy SLE4 which states ‘encouragement will be given to 
solutions which support reductions in greenhouse emissions and reduce 
congestion. Development which is not suitable for the roads that serve the 
development and which have severe traffic impact will not be supported’ 
Given that the development will come ahead of any residential development at 
Bicester 12 there will not be a network of cycle and pedestrian routes into the 
site which will further generate additional car movements to access the site. 
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3.2 
 
 
 
 
 
3.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• Community consultation -  views of the local community do not appear to have 
been taken into consideration by the applicants, this fails to regard paragraph 
66 of the NPPF 

• The development of ‘primarily B8’ units in this location is in direct conflict with 
the aspiration contained in the parts of the Plan highlighted to support 
Bicester’s attraction to businesses in the knowledge based and high 
technology sectors 

• B8 should be considered at Graven Hill in advance of B8 development in other 
areas such as Bicester 12 

• Concern that B8 will not deliver the number of jobs envisaged 

• The proposed development is not in accordance with paragraph 14 of the 
NPPF, it is not sustainable in terms of design, transport, economy, integration 
with other proposed development and amenity of local residents. The material 
considerations outweigh any benefits that might be gained and therefore 
planning permission should not be granted, 

 
The above mentioned comments can be read in full within the application 
documentation. 
 
Blackthorn Parish Council object as follows: 

• Increased traffic on A41 

• Further congestion through Bicester 

• Lack of provision of employee car parking 

• Access onto and off A41 
 
Ambrosden Parish Council: maintain an objection to the development of this site for 
B8 uses. Ambrosden PC has retained the services of Transportation and Flood 
consultants and their updated reports will be provided under separate cover. The 
objections are summarised below as follows: 

• Levels, the DAS states a cut and fill approach to site levels and drainage while 
appendix G of the Peter Brett report states that floor levels will be above 
existing ground levels 

• Claim the heights of buildings are reduced, but increase in levels  could be 
interpreted that finished roof levels will actually be 1m above that proposed in 
original outline. Developer should be required to confirm finished floor levels 
now and provide accurate site sections and photo montages to demonstrate 
the impact, together with up to date visual assessments to reflect the 
increases in ground level 

• Development of brownfield sites should occur before greenfield such as 
former Lear site Bessemer Close 

• Accept this is part of Bicester 12 allocation but that does not give any advice 
as to the locations of commercial or residential development. The original 
smaller allocation had a strong relationship with the existing commercial uses 
on Charbridge lane. No justification has been submitted for this part of 
Bicester 12 to have commercial use. 

• Visual impact, no assessment has been made when travelling west along A41 
to Bicester or Ploughly Road from Ambrosden with the exception of 
assessments from the far extremities of these zones. Midpoint assessments 
should be made, the visual impact will be excessive with a 0.5m length of 
skyline being unremittingly blocked by a large mass of buildings. Proposed 
buildings will dominate the skyline from Ambrosden, removing any visual 
separation between Ambrosden and Bicester. 

• Scale of planted buffer zones which in some areas is 10 or less is insufficient 

• Repositioning the buildings in phase 1 to move them further from A41 is 
appreciated, however, those in phase 2 now appear to be closer 

• Impact on neighbouring dwellings is excessive contrary to paragraph B.42 of 
the local plan 
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• Transport report has been updated but still does not appear to have 
addressed the Parish’s concerns about impact on traffic flows on A41 and 
Ploughley Road junction or an assessment in the increase in traffic flows 
through Ambrosden which is used as a rat-run to Oxford 

• TA assumes majority of employees and traffic will come from Bicester via A41, 
there is no justification for this assumption. 

• No assessment has been made of traffic turning right from the Ploughley 
Road junction 

• Impact on B4011 has not been fully considered and the accident data 
presented is misleading 

• The proposal for a vehicular access on A41 is surprising considering the 
accident data for the junction of LC Hughes with A41 just to the east. It is 
suggested that either traffic lights, or a roundabout will be the only safe way to 
provide access 

• Application proposes that a footway and cycle path will be created on north 
side of A41 with a traffic island enabling connection with the cycle path to the 
south side, this has not been maintained and is very overgrown and currently 
unsafe and fit for purpose. Rodney house roundabout is an accident blackspot 
and the proposal contains no proposals to provide safe crossings for cyclists. 

• No assessment of safety impacts of creating a pedestrian island on A41 in a 
50mph zone 

• Surface water flooding issues have not been addressed 

• With the exception of tree planting, no ecological enhancements to offset 
ecological loss, such as green roofs, bird and bat boxes, enhanced habitats 

• Impact on Thames Water main which was installed about 10m to the north of 
A41 about 4 years ago, thus impacting on landscaping proposals 

• No proposals to off-set the proposed energy use of this development 

• Major site, in an isolated location separated from the rest of Bicester or 
surrounding villages with no proposals for childcare facilities to serve the 1000 
staff and no facilities for shops or food provision. 

 
The above comments can be read in full on the application documentation. 
 
Ambrosden Parish Council have commissioned a Highways Technical Report in 
respect of both this hybrid application and the previous outline consent against which 
an appeal against non-determination has been lodged (15/02316/OUT refers) by Paul 
Basham Associates. The findings of that report are summarised as follows: 

• The robustness of the background data in the Akeman Park TA was originally 
questionable but subsequent work by the consultant has increased the 
robustness of the data and modelling. However, the closest junction to the site 
access, which is likely to be most affected by the proposed development, has 
not been surveyed or modelled and this is a specific concern for Ambrosden 
Parish Council 

• The Akeman Park TA has not used the busiest time periods for the 
calculations. Based on the number of jobs expected at Akeman Park, peak 
hour vehicle movements might be significantly higher than calculated in the 
TA. The distribution of development traffic is unclear and it is very unlikely that 
no development traffic would travel through Ambrosden 

• The proposals cannot currently deliver adequate sustainable transport 
connections. The existing shared footway/cycleway south of the A41 is 
unsuitable for cycling and there are no proposals within the TA to upgrade this 
link. As there are currently no other cycle routes into Bicester, the proposed 
development can therefore not deliver safe cycle links to Bicester until 
Bicester 12 is developed 

• The pedestrian refuge should not be implemented without speed reduction 
measures and it is considered that visibility for pedestrians is sub-standard at 
this location. No information is provided on the design or location of the bus 
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stops. The applicant should provide preliminary drawings of the bus stop 
proposals and commission an independent Stage 1 Road Safety Audit to 
demonstrate how the sustainable transport proposals can be delivered safely. 

• The Akeman Park TA does not describe any accidents on the Ploughley Road 
junction as the causation factors were not considered related to road layout. 
There were, in fact, five accidents including one resulting in serious injuries in 
the latest 5-year period. Two of the five accidents on the Ploughley Road 
junction include turning movements and might have been the result of 
excessive speeds and poor road layout. 

• The proposed ghost island priority junction site access is not appropriate due 
to the volume of traffic and speeds on the A41. A roundabout would allow the 
HGVs a safe right turn out of the development and could incorporate safe 
pedestrian crossings. 

• A 4-armed site access roundabout incorporating the Ploughley Road junction 
would provide safe access to the proposed development and deliver 
significant betterment to the local road network by improving conditions for 
right turning vehicles out of Ploughley Road and providing safe pedestrian 
crossing opportunities. 

 
The above report can be read in full on the application file. 
 
OCC as highway authority have been asked to comment on the above. Their 
response is discussed within the main body of the report. 
 
 

Cherwell District Council Consultees 
 
3.4 

 
Planning Policy Officer: comments as follows 

• The application proposals are on land allocated in the Local Plan 2011-2031 
for mixed use development (housing and employment), including 1,55 new 
homes and 40 hectares of employment land. The local Plan policy relates to 
the allocation is Policy Bicester 12 (SE Bicester) and the allocation is shown 
on Bicester Policies Map 5.2 and inset map Bicester 12. The principle of 
employment development in this location is therefore established and the site 
has an important role to play in the delivery of new employment development 
to support the growth in housing and to reduce out commuting at Bicester. 
The proposal for employment development is consistent with Policy Bicester 
12 in this regard 

• Policy Bicester 12 identifies employment use classes; B1, B2 and B8 
(primarily B8 uses) for the site. The application proposals are in line with 
policy Bicester 12 with the application proposing B8 uses with ancillary B1 
uses. It is noted that B2 uses are not proposed in the application which is 
inconsistent with the policy. However, market signals will need to be taken into 
account 

• With this application only covering part of the allocated site there are some 
concerns over the delivery of sufficient employment development to enable 
consistency with the Local Plan; concerns relating to effective master-planning 
and integration; and the delivery of necessary infrastructure in the Local Plan 

• The area of land covered by the application proposals is 16.4 hectares and 
the total employment provision in Policy Bicester 12 is 40 hectares. In terms of 
job creation, the applicant anticipates about 1000 jobs will be created through 
the development. As the applicant highlights, about a third of the jobs in the 
Local Plan will be provided on about a third of the land designated for 
employment uses. The application will therefore not provide all the 
employment set out in the Local plan policy. However, the delivery of 
employment development is phased in the Local Plan employment trajectory 
with 14,000 sqm anticipated for 2011 to 2016, 70,000 for 2016 to 2021 and 
56,000 sqm between 2021 and 2031. It is also anticipated that employment 
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development will be provided on other parts of the allocated site. There will 
need to be sufficient confidence that the overall requirements of Policy 
Bicester 12 can be met. 

• Through the Local Plan Part 1 process a mixed use site for housing and 
employment was supported by the promoter of the land to the north west of 
the application site (on the remainder of the Bicester 12 allocation). A scoping 
request has been submitted to the council and a public exhibition has also 
taken place for the wider site. Therefore it is anticipated with some confidence 
that further employment development will be provided here during the Plan 
period. There is however, no planning application approved or submitted for 
this area of land and an application for the whole site would be preferable to 
ensure effective planning. There is a requirement for a comprehensive 
masterplan in Policy Bicester 12. This would provide some certainty over the 
delivery of the allocated site and different elements of the policy. 

• The location of the application proposals, in the south eastern part of the 
allocated site, is considered to be in principle a suitable location for 
employment development with access to the A41 and with least potential 
impact on the SAM and the majority of existing homes. This is consistent with 
the recent public exhibition material for the wider site. 

• Consideration needs to be given to how the proposed development would be 
integrated as part of the larger development should it be proposed to bring 
forward the application site ahead of the rest of the Bicester 12 site. The 
proposed development in the application would not be acceptable in isolation. 

• The policy requires a mixed use development which will enable the delivery of 
important infrastructure in the area to support wider proposals for the town. 
The policy requires the safeguarding of land for future highway capacity 
improvements to peripheral routes. It will need to be explored as to whether 
an application for this site alone as part of the wider allocation would preclude 
the effective delivery of infrastructure and other requirements of the policy 
such as open space provision. The applicant suggests that the development 
can be delivered early as it does not require significant infrastructure to 
facilitate its delivery 

• Policy Bicester 12 sets out a number of policy requirements and key site 
specific design and place shaping principles against which the planning 
application should be considered 

• Without compromising necessary operational and market requirements, in line 
with the NPPF and Local Plan 2031, a high quality design should be sought. 
The policy requires a well-designed approach to the urban edge and this will 
be important in this gateway location to the town. Paragraph B.42 of the Local 
Plan states that very careful consideration should be given to locating housing 
and employment in close proximity. The impacts of new employment 
development in relation to new and existing homes will require careful 
consideration through a master-planning approach 

• The proposals should also be considered against other policies in the Local 
Plan 2031 including Policies ESD10, ESD13 and ESD15 in order to determine 
any unacceptable impacts on the historic or natural environment, including 
landscape. There should also be appropriate compliance with policies relating 
to climate change and sustainable transport (as listed above) 

 
Policy recommendation 
Overall the proposals are for employment use and therefore consistent with Policy 
Bicester 12 which allocates this land for a mixed use development. The wider 
allocation is identified as a sustainable location for growth. The principle of 
employment development in this location is established and the site has an important 
role to play in the delivery of new employment development to secure economic 
growth and to support growth in housing. How the site would be integrated as part of 
a comprehensive scheme for the implementation of |Policy Bicester 12 should be 
considered including whether any phasing conditions would be required. The 
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proposed development would not be acceptable in isolation. There should be 
sufficient confidence that the overall requirements Policy Bicester 12, including with 
respect to infrastructure provision, can be met. 

 
3.5 

 
Ecology Officer: comments as follows 
 
It seems that slightly more land has been put aside for landscaping in this hybrid 
application. I have been sent a Biodiversity metric (using a DEFRA model) in 
response to comments on the outline application which suggests an overall net gain 
in biodiversity is achievable with the proposed habitats on site. Such a metric is a 
good starting point for discussion however a number of issues are raised as follows: 

• No detailed landscape plans and therefore difficult to tell if all the habitats 
claimed can be ‘fitted in’ the space available 

• Hibernacula is included as a habitat – this should be included in scrub or 
grassland not a habitat in its own right  

• All habitats have been listed on site a ‘poor’ condition – is this justified for 
scrub etc? 

• Their projections for the semi-improved neutral grassland of medium 
distinctiveness (with good condition within 5 years) is quite an=mbitious 
especially given that much of this grassland is likely to be in fairly thin strips at 
the edge of the site or in between planting and will be subject to some amenity 
use. To achieve ‘good’ condition the habitat will have to meet all the criteria in 
the FEP handbook for Lowland Meadow. Warwickshire County Council for 
example put this at 10-15 years. They have also put the difficulty of creation 
as low for all habitats and I am not sure I agree with that. This refers to 
‘restoration’ of grassland rather than ‘recreation’ under DEFRA guidance. How 
do they propose to achieve it by restoration? 

• Why is habitat distinctiveness raised to medium for post development scrub? 
 
I would still look to have enhancements on the buildings themselves where possible 
to ensure an overall net gain in the long term – habitat boxes, green roofs etc. As this 
has been submitted outside of an overall master plan it is likely that this will have to 
lead to missed opportunities for landscape scale green infrastructure and for making 
enhancements as contiguous habitats with other sites. 
 
I could not see any further information on the earthworks and their potential impact on 
the current hedgerow/ditches although I appreciate the text of the ES states this will 
not be affected – how will they ensure this? 
 
I general they have addressed mitigation for the protected species and the habitats 
found on/near the site – hairstreak butterflies, great crested newts 
 
An Ecological Construction Method Statement and full landscape and ecological 
management plan for areas of landscaping. A number of conditions are 
recommended. 

 
3.6 

 
Economic Growth Officer: Supports this proposal as follows: 

• The commercial property market in Bicester over the past decade has not 
effectively operated to satisfy the needs of expanding businesses and inward 
investors. This has already delayed the implementation of the council’s 
adopted economic development strategy and created a latent demand 
amongst a range of Bicester businesses 

• The construction of commercial premises has also not matched either the 
growth in the number of homes or the rate of household formation that has 
occurred (and continues to occur). This has been contradictory to the 
sustainable objectives of providing local employment opportunities for 
residents 

• The traditional notion of ‘warehousing’ is not appealing in itself but the 
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inclusion by the applicant of an industry factsheet on the modern logistics 
sector is helpful in illustrating how modern ‘logistics’ creates employment in 
general terms. The fact of the matter is that day-to-day life is based around 
supply chains which require premises to operate from and employees to work 
within. The size of units reflects the tendency for Cherwell to be attractive to 
regional distribution businesses, as opposed to larger scale national 
distribution hubs in Milton Keynes/Crick 

• It is unclear who the occupiers will be but it may be helpful to reflect that many 
of Bicester’s established and well-loved businesses fall within this planning 
classification (B8), and some of them are seeking premises to expand into 
which may then lead to premises becoming available for various other 
businesses to occupy, as experienced in Banbury 

• Without knowing the final occupiers, it is also difficult to anticipate whether 
some elements of manufacture could be incorporated, or perhaps additional 
office space required to suit an HQ occupier. The applicant may wish to 
expand upon this, and also consider how the needs of small businesses might 
be met. Overall, however, the nature of this investment is that the buildings 
could be adapted to meet the specific needs of occupiers in years to come 
which would adapt to changing business need and support the resilience of 
the local economy. 

 
3.7 

 
Environmental Protection Officer: I have examined the noise and lighting 
specialists reports. As the final nature and occupiers of the proposed site is not 
known at this time I am unable to set absolute limits for noise from the operations, 
however, I have used the noise specialists report to bench mark the existing noise 
climate at the closest noise sensitive locations and to use these bench marked 
background sound pressure levels to condition the application so that noise 
complaints were unlikely from residents in these locations for mechanical plant. 
 
A number of conditions are recommended relating to construction, noise from 
mechanical plant and transport and lighting. The detail of which can be read in full on 
the consultation response on the application documentation. 
 
I have reviewed Section 9 of the PBA Environmental Statement submitted in support 
of this application. The report has concluded that the impact of the construction phase 
(provided by the appropriate mitigation measures listed are incorporated into the 
Construction Environmental management Plan) and the operational phase of the 
development are negligible overall for particulate and nitrogen dioxide concentrations. 
There is a slight worsening of predicted air quality with the development compared to 
without. The report concludes that the impact of the development is negligible on air 
quality. 
 
This assessment has been undertaken in line with current best practice guidance. It is 
noted that this section of the report seems to have been written before the Bicester 
Air Quality Management Area was declared. It is noted that the sensitive receptors 
modelled are those close to the development. It is also noted that the transport data 
used in the assessment is that which is found in section 8 of the ES. 
 
The assessment of the risk to air quality is acceptable. I would like to see measures 
to incorporate low vehicle emission vehicle technologies into the developments 
operational phase to enhance the environment through the use of better emission 
technology e.g. vehicle charging infrastructure in parking bays and reduce the impact 
of the development on air quality. 

 
3.8 
 
 
 

 
Landscape Officer: comments as follows 
 
EDP Photo-view 1 – with consideration of the 9m telegraph pole in the middle ground, 
combined with the 280m approximate distance (measured on GIS Arc map) between 
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the viewer and the northern (nearest corner) of the unit, the proposed height of the 
unit of 15m will appear taller than shown on Photomontage 1, I now, therefore judge 
the magnitude of change to be high which combined with the high sensitivity of the 
visual receptor, the Significance of Effect is major/medium (adverse) – refer to table 
A2.9 Significance matrix for landscape and visual effects. 
 
At year 15 it is claimed in the EIA that the residual Magnitude of Change (M of C) is 
medium because of the ‘new and recognisable development’. I would judge the M of 
C to be high because the narrow landscape buffer on the northern boundary will 
provide inadequate landscape mitigation in respect of height, depth and density. With 
a high sensitivity for visual receptor the significance of Effect will be Major/moderate 
(adverse). This indicates to me that a wider landscape buffer with elevated landform 
with large indigenous trees, a percentage of which should be evergreen conifers for 
winter screening of the elevations (a winter view is not recorded and with the narrow 
band of proposed trees with noticeable gaps between the units will present a more 
harmful effect on the visual receptor. The current landscape proposals on the 
Indicative Site Master Plan 4036-013 P23 do not provide the appropriate level of 
screening because the landscape buffer on the north facing site boundary is too 
narrow resulting in denuded tree cover. The width of the planting area is only 5m in 
the west down to 2.5m wide in the east. In order to achieve the required tree screen 
the width should be at least 10-15m wide. Large native deciduous and conifer trees 
should be planted 5m apart. If the required cannot be achieved on site then off-site 
structural tree/woodland planting adjacent to the northern boundaries will be 
essential. 
 
EDP Photo-view 2 – even though detracting view of the scrap yard spoils the view of 
Graven Hill there is still a degree of amenity for the visual receptor, however the 
visualisation and warehousing units will further detract from the amenity of Graven Hill 
and cause visual harm; a cumulative and harmful impact and effect on the views, 
which will remain so at year 15 with the inadequate landscape mitigation proposed. 
The M of C is therefore high, combined with the high sensitive of the receptor, 
meaning a S of E of major/moderate (adverse) at year 15, not the moderate/minor 
adverse effect indicated in the EIA. 
 
This just indicates the importance of providing the appropriate depth of tree/woodland 
buffer to the northern boundaries. 
 
In terms of EDP Photo view 11, these are as above. 
 
EDP Photo-view 4 – because of the scale, height of the warehousing development 
‘provide a new and recognisable element to the view’ which will have a cumulative 
harmful effect on the receptor when the B12 mixed development is built (even more 
so in winter when intervening vegetation is out of leaf). This effect is compounded by 
the inadequate landscape planting proposed. A Major/moderate (adverse) S of E, 
due to the High sensitivity of the receptor and High M of C, which will not improve 
unless a percentage of trees are native conifers that will provide the appropriate level 
of mitigation in winter when deciduous trees are devoid of leaves. I take issue with 
the EIA statement that at year 15 the mitigation plant will reduce the magnitude of 
change to low. 
 
EDP Photo- views 6 and 8 – the mitigation planting along the southern boundary will 
not be of sufficient height, depth of density to suggest the minor adverse effect in the 
LVIA at 15 years. The effect will be Moderate adverse dependant of the less visually 
sensitive road user, however, pedestrians use the highway and development will be 
slightly more harmful for them. Therefore, the depth of woodland/tree planting along 
A41 frontage must be increased to provide a better screen for roadside visual 
receptors. 
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EDP Photo-View 9 – the S of E will be major/moderate (adverse) because the 
walker-receptor will have High sensitivity and the M of C will also be High. The S of E 
result will remain up to year 15 beyond unless a substantial woodland/tree structure 
planting is proposed. Again the depth of woodland planting must be increased, and 
also combined with off-site woodland/tree planting. 
 
EPD Photo-views 12 and 13 – for the distant views the harmful cumulative effects 
(combine with B12) will experience to a degree by receptors on the PRoW and so I 
would correct the S of E to medium (adverse) at years 1 and especially at year 15 if 
the landscape mitigation proposals are not improved. 
 
Conclusion – a characteristic of the locality is indigenous woodland, e.g. Graven Hill. 
Therefore in recognition of this land between the units and the site boundaries should 
be planted as dense woodland. 
 
Update 
Following the receipt of revised drainage proposal which have been incorporated in 
part into the existing landscaped areas, further comments are as follows: 

• Remain concerned about the landscape impact and advises that the frontage 
(A41) landscape scheme must be revised to accommodate the drainage and 
underground attenuation, or the drainage/attenuation relocated to avoid the 
landscaping. The two are not compatible as shown. This is in order to 
maximise the overall mitigation/screening effects intended with the higher tree 
density. Furthermore the drainage system maintenance and refurbishment will 
result in tree removal and drastic pruning, and the drainage maintenance way-
leaves will result in reduced tree planting and subsequently lower density and 
a more visually permeable landscape structure. 

• In terms of the LVIA, the physical evidence of the height, depth and length of 
the units with the aid of scaffold towers/surveyors poles denoting proposed 
height and locations. The physical evidence can then be recoded from agreed 
photoview locations and the growth rates of proposed planting at year 1 and 
year 15 projects with photomontages to enable further consideration of the 
proposal. 

• GI in the car parking bays needs to be increased to provide shade along the 
central runs at a density of 1:5 bays Species selection Platanus x hispanica – 
root soil volume = 15m3 per tree, this also provides an opportunity for water 
attenuation of run 0ff from flash flooding of the car parking area and large 
roofed building as well as providing meaningful tree cover and shade to 
parked vehicles. In time these substantial trees will also provide a degree of 
screening to the proposed building 

• Hedge planting across the site – this provides little opportunity to screen such 
a large and imposing building. Standard containerised trees, such as Field 
Maple offer screening opportunities 

• Species choices for shelter belts – due to the necessity for dense shelterbelts 
and the capacity for Italian alder to establish well in and to tolerate on-going 
harsh environments as well as providing an almost semi-evergreen tree are 
recommended and should be provided at 40-50% density in belts 

• Retained trees around the site – need to have capacity to be crown raised to 
5.2m and maintained at that height to allow for safe and easy HGV movement, 
if not achievable then replacement or mitigation planting is preferable to 
prevent damage 

• Fastigiated hornbeams for perimeter structure planting should be swapped for 
field maples and birch due to the thirsty and vigorous nature of hornbeam. 
Again soil bulk volume needs to be at least 15m3 per tree 

• An opportunity exists to increase the green infrastructure along the front 
perimeter planting where I would expect to see an overall increase in tree 
numbers by at least 10. 
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3.9 
 
 
3.10 

Business Support Unit: Comments awaited 
 
Sustainability Consultant: Comments as follows 
Policy ESD1 – how does the proposal demonstrate mitigation and adaption to climate 
change 

• Would expect to see more information and details on onsite walking and 
cycling connections within the hybrid application, to the wider Bicester 12 
development, a firm commitment to bus stops close to the site location to 
encourage use of public transport 

• Exploration and commitment towards Travel Plans 

• Promotion of car clubs, car sharing, electric vehicles 

• More detail required on walking and cycling connections into existing town and 
the wider Bicester 12 site 

• No evidence provided on what climate change adaption measures will be 
carried out or investigated. There is a reliance on the BREEAM standard as a 
way of meeting this 

• Further detail required on what climate risks are present and how these will be 
mitigated against. This could be through BREEAM. 

 
Policies ESD2 and ESD3 – how does the proposal promote the reduction of energy 
use 

• Very little information is provided on how the development will reduce energy 
use through the fabric efficiency of the buildings 

• High level commitment to exceed building regulations but no in-depth energy 
statement that explore the baseline energy use and proposed fabric measure 
and their potential energy savings 

• Some high level and basic information on commitments to reduce energy use 
of the buildings but no firm commitments or detail 

• An energy statement is required 

• Further detail required on construction of the buildings, use of local materials 
where applicable and what measurable difference their stated solutions will 
have on overall energy demand 

 
Policies ESD2 and ESD4 – how does the proposal promote supplying energy 
efficiently and giving priority to decentralised energy supply 

• Not compliant, we would expect at a detailed stage, alongside an energy 
statement, a feasibility study on decentralised energy systems. This study 
should relate to wider developments whereby a network could become 
feasible 

• No assessment as to whether decentralised energy systems are deliverable 
as part of the development 

 
Policies ESD2 and ESD5 – how does the proposed development promote the use of 
renewable energy 

• Not compliant, no feasibility study for onsite renewable energy has been 
undertaken. The high level commitment to exploring renewable technologies 
in the DAS should be carried out at this detailed stage and not at a later stage 
in the development process 

• No feasibility assessment to assess whether onsite renewable energy 
systems are deliverable 

 
Conclusion 

• An energy statement is required which outlines the total energy strategy for 
the site and carbon reduction targets above building Regulations where 
appropriate 

 
Other Policy Requirements – Policy ESD3 
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• There is a commitment to BREEAM ‘Very Good’. Condition required relating to 
pre-construction assessment and post construction certification. 

 
The above comments can be read in full on the application file. 
 

Oxfordshire County Council Consultees 
 
3.11 

 
Transport Development Control: Objection as follows 

• The development has not been brought forward in the light of a master plan 
for the whole Bicester 12 site. Whilst the applicant has shown that the A41 site 
access can work safely and efficiently, we are still not convinced that timely 
delivery of attractive connections to and through the site for cyclists and 
pedestrians from its boundary with the rest of Bicester 12 site has been 
demonstrated as required by the Bicester 12 policy in the Cherwell Local Plan. 
The parameters plan for this site shows only indicative cycle routes through 
the site within the zone 2 planning application area. The locations of the 
connections into the site from the rest of Bicester 12 are undetermined. 

• There is a significant under provision of cycle parking shown on the detailed 
plans for units A1 and A2. Space for 41 bicycles is shown (with no indication 
that any of those will be undercover) – the county’s standards require there to 
be a minimum of 102 spaces for staff and further spaces for visitors. This will 
not encourage enough cycling to comply with NPPF paragraphs 32 and 35. 
Overall the site will require a minimum of 426 spaces for bicycle parking. At 
least 50% of the spaces should be undercover. 

• For the detailed application, no tracking drawings have been submitted for the 
units A1 and A2 showing how the required large vehicles can access the 
service yards. This is needed to show how manoeuvres can be undertaken 
safely 

 
Key issues 

• The application has not been brought forward as part of a wider masterplan 
for the whole of Bicester 12 site. In its absence the applicant has not given 
sufficient confidence that high quality cycling and walking connections to the 
site from the rest of Bicester 12 site can be delivered. Having said that, the 
transport assessment has at least shown that the site access junction will 
operate safely and efficiently in 2014 taking into account traffic from the rest of 
Bicester 12 and other development sites in the town 

• In order to support access to the development by sustainable transport, bus 
stops need to be provided close to the development (on the route of the S5 
service), either on the A41 west of Ploughley Road or south of the A41 on 
Ploughley Road. This will be delivered by means of a S278 agreement for the 
hard standing for the stops (secured through a S106 Agreement), and a S106 
contribution to deliver bus stop infrastructure – premium route type flags, 
information cases and, in the case of the Bicester bound stop, a bus shelter. 
These stops have not been shown on a plan by the applicant – in my view 
they should be added to the highways works plan and be accompanied by a 
road safety audit to demonstrate that they would work safely. 

• A shift-change bus will be needed to ensure employees can access the site by 
public transport outside of the ordinary hours of operation of the S5 and before 
the bus improvements connected with the wider Bicester 12 are brought 
forward. This will be delivered by means of a S106 agreement 

• A strategic transport contribution will be required to mitigate the development’s 
cumulative impacts on the wider transport network. This will be done by S106 
agreement – the amount is to be confirmed 

• Street lighting on the A41 will be extended to a point to the east of the 
proposed site access junction. The applicant has also indicated that they 
would be willing to fund the introduction of a 50mph speed limit on A41 the 
extent of which is to be determined but will at least include the site access and 
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Ploughley Road junction. Both of these will be delivered through a S278 
agreement (secured by s106 agreement). 

 
Update (17th August) 
Following the above, the applicant’s consultants Peter Brett associates have 
submitted further plans and information to OCC who have advised that the concerns 
about cycle parking and tracking of large vehicles have now been addressed in 
respect of the detailed proposal, revised plans have been submitted in this respect. 
 
Technically the application is not compliant with Local Plan Policy Bicester 12 as a 
masterplan has not been submitted for the entirety of the Bicester 12 site which would 
help to demonstrate across the whole site how: 

• Walking and cycling connectivity within the whole of Bicester 12 site and the 
rest of Bicester 12 would be delivered – to include direct, attractive routes 

• The public transport strategy for the wider Bicester 12 site would link with the 
symmetry park proposals 

 
From a transport perspective, it has always been felt that Bicester 12 is considered as 
a whole rather than land parcels being considered in isolation in order to properly 
address these issues. However, the applicant has now demonstrated that the site 
access can work in 2024 accounting for growth at that point in time from other 
allocated local plan development sites across Bicester. It is also felt that the 
connection points with the rest of Bicester 12 site for pedestrians and cyclists as well 
as the onward routes to building entrances on the site can be secured through the 
section 106 process. 
 
If permission is granted, a strategic transport contribution will be needed to mitigate 
the cumulative impacts of the development. A number of conditions are 
recommended. 
 
Update (22nd August) 
OCC has fundamental concerns with the Unilateral Undertaking offered by the 
applicants and object for the following reasons: 

• The strategic transport contribution being offered is insufficient to mitigate the 
impact of the development 

• A draft S278 agreement is not attached to the UU 

• Commuted sums are not included in the UU 

• A bus contribution is not included in the UU 

• Drafting of the mechanism for the delivery of pedestrian/cycle links through 
the wider Bicester 12 and beyond is inadequate 

 
3.12 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Drainage Officer: There is insufficient information to give OCC confidence that the 
proposals for surface water drainage of the site will be successful. 
 
It is recommended that this application is refused on drainage grounds as further 
details on the drainage arrangements are still needed. 
 
There is little evidence that a Sustainable Urban Drainage System treatment train 
approach has been considered in the sustainable drainage design. Vegetative SUDS 
have not been incorporated, the proposals relying on ‘hard’ SUDS. 
 
The assessment with regard to run off volumes is not adequate to confirm compliance 
to S5 of SUDS Non-Statutory Technical Standards (NSTS), which requires to control 
surface water run off volumes as is reasonably practicable to the greenfield condition. 
 
For the full application, the proposed discharge rate of 5 l/s via a pump will provide 
betterment over the corresponding greenfield peak rate for the 1% annual probability 
storm. This allays previous concerns about capacity of culvert infrastructure at the 
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3.13 
 
 
 
 
3.14 
 
 
 
 
 
 
 
 
3.15 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A41 ditch and provides partial compliance with SUDS flood criteria Non-Statutory 
Technical standards for SUDS (NSTS) S2. Compliance with the NSTS S2 also 
requires that the 100% annual probability storm will be controlled to the equivalent 
greenfield event. 
 
Detailed proposals for phasing of works and dealing with surface water during the 
construction phase will be required and could form part of a condition. 
 
Further detailed comments on drainage can be read within the application 
documentation. 
 
Update (17th August) 
Following discussions between OCC drainage officers and the applicant’s drainage 
consultants and the submission of a further Technical Note, plans and information, 
the drainage objections have now been addressed and OCC are satisfied that the 
remaining issues for both the full and outline application can be dealt with by way of 
planning condition.  
 
Archaeology:  The site is located in an area of archaeological potential along the line 
of the Roman road from Alchester to Verulanium. A programme of archaeological 
investigation will be required ahead of any development on the site. This can be 
secured through an appropriately worded condition. 
 
Economy and Skills: No objection subject to condition requiring a Community 
Employment Plan (CEP) 

• The size of the proposed development suggests that it will require the 
preparation of a Community Employment Plan (CEP). Previously known as an 
employment and Skills Plan (ESP) 

• 930 jobs will be created at end user stage in the logistics sector 

• The economy and skills Team at OCC would welcome early discussions on 
the preparation of the CEP 

 
Ecology Officer: A comprehensive Masterplan should be produced for the whole SE 
Bicester site, in line with Cherwell District Plan Policy Bicester 12: South East 
Bicester. In producing this Masterplan, the applicant should ensure that they consider 
green infrastructure and biodiversity and demonstrate how habitat connectivity would 
be provided, considering the need to avoid harm to the two adjoining Local Wildlife 
Sites (Meadows West of Blackthorn Hill LWS and Gavray Drive LWS) and also the 
Conservation Target Area. 
 
Biodiversity enhancements such as SUDS, hedgerow and tree planting and 
management, creation of ponds, green roofs, creation of habitats for bats in buildings 
and bird boxes, creation of hibernacula for reptiles and amphibians and creation of 
wildflower grasslands should be included in the development design where possible 
in line with planning policy and the NERC Act which places a duty on local authorities 
to enhance biodiversity. Provision should be made for the long term management of 
these areas. 
 
Update (22nd August) 
Further to the points made above, an objection is submitted on the basis that a 
comprehensive Masterplan has not been produced for the whole of South east 
Bicester site, contrary to the Cherwell Local Plan. A masterplan should have been 
produced by the applicants for the two sites within Bicester 12 to ensure that they 
have considered green infrastructure and biodiversity and to demonstrate how habitat 
connectivity would be provided. The county’s ecologist also has concerns about the 
assumptions used in the application of the biodiversity metric in the supporting 
documentation. 
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3.16 County Councillors: raise the following concerns 

• The cumulative transport impact of this development with other growth in 
Bicester prior to a solution to London Level Road Crossing and the South East 
Relief Road (or alternative) must be fully assessed 

• Should development be permitted, a planning condition should restrict lorry 
parking on site to vehicles serving the development only 

 
The consultation responses can be read in full on the application documents and the 
matters are discussed in more detail in the appraisal section of the report. 

 
Other Consultees 
 
3.17 

 
Historic England: No objection and agree with the conclusion drawn in the 
Archaeological and Heritage statement (ES Appendix H) section 5.19 that result in a 
very low level of harm to scheduled monument known as Wretchwick Deserted 
Medieval Settlement, List no.1015549. 
 
Do not agree with the conclusion that the harm will necessarily be temporary, 
particularly as this conclusion relies on the future development of land between the 
scheduled monument and the development site, when there is no certainty that such 
development will take place. 
 
The application should be determined in accordance with national and local policy 
guidance, and on the basis of your specialist conservation advice. 

 
3.18 
 
3.19 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.20 

 
Environment Agency: No comments received to date 
 
Thames Water:  
Waste Comments - with the information provided Thames Water has been unable to 
determine the waste water infrastructure needs of this application. A ‘Grampian style’ 
condition is therefore recommended requiring a drainage strategy to be submitted 
and agreed. 
 
Surface Water Drainage – it is the responsibility of the developer to make proper 
provision for drainage to ground, water courses or a suitable sewer. In respect of 
surface water it is recommended the applicant should ensure storm flows are 
attenuated or regulated into the receiving public network through on or off-site 
storage. 
 
Water Comments – the existing water supply infrastructure has insufficient capacity to 
meet the additional demands for the proposed development. A condition is therefore 
recommended requiring an impact study of the existing water infrastructure to be 
carried out and approved in writing. The studies should determine the magnitude of 
any new additional capacity required in the system and a suitable connection point. 
 
The foul water drainage strategy outlined in ‘ES Volume 1 Main Report’ dated May 
2016 has indicated that an on-site sewage treatment facility will be provided to allow 
for treatment of foul water on site. Nevertheless it was also suggested that potentially 
the proposed site’s drainage strategy will include connection to the Thames Water 
foul water network. Detailed drainage strategy confirming the point of connection into 
the public sewerage system and the flow rate into the proposed connection point is 
required to be able to assess the impact on capacity of the existing sewerage system. 
 
Highways England: No objection 
 

 
 
4. 

 
Relevant National and Local Policy and Guidance 
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4.1 

 
Development Plan Policy 
  

Adopted Cherwell Local Plan (Part 1) 2011-2031 
 
The Cherwell Local plan Part 1 2011-2031 was formally adopted on 20th July 
2015 and provides the strategic planning framework for the district to 2031. 
The Cherwell Local Plan Part 1 replaced a number of saved policies of the 
adopted Cherwell Local Plan 1996 although many of its policies are retained 
and remain part of the Development Plan. The relevant policies are as follows: 
 
Cherwell Local Plan 2011-2031 Part 1 
 
Sustainable communities 
Policy PSD1: Presumption in favour of sustainable development 
Policy SLE1: Employment development 
Policy SLE4: Improved transport and connections 
Policy BSC2: Effective and efficient use of land 
 
Sustainable development 
Policy ESD1: Mitigating and adapting to climate change 
Policy ESD2: Energy hierarchy and allowable solutions 
Policy ESD3: Sustainable construction 
Policy ESD4: Decentralised energy systems 
Policy ESD5: Renewable energy 
Policy ESD6: Sustainable flood risk management 
Policy ESD7: Sustainable drainage systems 
Policy ESD8: Water resources 
Policy ESD10: Biodiversity and the natural environment 
Policy ESD13: Local landscape protection and enhancement 
Policy ESD15: Character of the built environment 
Policy ESD17: Green infrastructure 
 
Strategic Development 
Policy Bicester 12: South East Bicester 
 
Infrastructure Development 
Policy INF1: Infrastructure 
 
Cherwell Local Plan 1996 (Saved Policies) 
 
Policy C8: Sporadic development in the open countryside 
Policy C28: Layout, design and external appearance of new development 
Policy C31: Compatibility of proposals 
Policy TR10: Heavy goods vehicles 
Policy ENV1: development likely to cause detrimental levels of pollution 

 
 
 

 
4.2 

 
Other Material Policy and Guidance 
 
 National Planning Policy Framework 
 
 Planning Policy Guidance 
 
       One Shared Vision 
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       Draft Bicester Master Plan 
 
      Planning Obligations Draft SPD 2011 
Design and Layout of Employment Sites – A Guide SPG 1996 
 
Cherwell Economic Development Strategy 2011-2016 
 
Cherwell Annual Monitoring Report 2015 
 
 
 

 
5. 

 
Appraisal 

 
5.1 

 
The key issues for consideration in this application are: 
 

• Relevant Planning History 

• Environmental Statement 

• Planning Policy and Principle of Development 

• Transport, Accessibility and Highway Safety 

• Employment 

• Landscape and Public Rights of Way 

• Archaeological and Historic Environment 

• Design, Layout and Appearance 

• Ecology 

• Flood Risk and Drainage 

• Effect on Neighbouring Amenity 

• Sustainability 

• Planning Obligation 
  

Relevant Planning History 
5.2 
 
 
 
 
 
 
 
5.3 

The application site is part of a wider strategic allocation in the adopted Cherwell 
Local Plan 2011-2031 for mixed use development (Policy Bicester 12). This part of 
the site has been brought forward for development in advance of the remainder of the 
allocation. An outline application for the development of this site for B8 purposes was 
submitted in December 2015 by the same applicant, (15/02316/OUT) refers. An 
appeal against non-determination of this application has been lodged. The applicants 
have requested that it be determined by public inquiry. 
 
Following the submission of the outline application the applicant’s agent has stated 
that the following amendments have been incorporated into this Hybrid application: 

• An overall reduction in the quantum of development 

• Increase in the provision of additional landscaping along the boundaries of the 
development.  

• A reduction in the proposed height of the units from 18m to 15.5m to ridge. 
Unit A1 will be a maximum of 14.6m to ridge 

• Reduction on impact on the residential amenities of neighbouring properties 
by reduced height and increased distance of buildings from them 

• Three clear development parcels in zone 2 where details are submitted in 
outline only providing commercially realistic blocks 

• Identification of footpath/cycle links to the wider Bicester 12 development 
along northern and western boundaries 

• Commitment to the provision of integrated Green Infrastructure corridors with 
the wider Bicester 12 development together with enhanced on-site ecological 
benefits as a result of additional perimeter landscaping 

• Revisions to the access to A41 following discussions with OCC 

• Unit A1 flipped so that service yard is on A41 frontage to provide optimum 
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solution in landscape terms to address the ‘Gateway’ entrance to Bicester 
sought by CDC planning officers 

• Incorporation of landscape bund on land outside the application area along 
the northern boundary with the open countryside 

• Drainage issues resolved 

• Commitment to provide mature planting along A41 landscape bund 
 
5.4 

 
An outline application has also now been received (registered on 29th June 2016) for 
the remainder of the majority of the Policy Bicester 12 allocation by Redrow Homes 
and Wates Developments (16/01268/OUT) refers. This application seeks consent for 
1,500 dwellings, up to 18ha 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 or uses considered as sui generis, up to a 3 Form 
Entry Primary School, drainage works including engineering operations to re-profile 
the land and primary access points from A41 and A4421 with other associated 
vehicular, pedestrian and cycle access, circulation routes, related highway works; car 
parking; public open space and green infrastructure and sustainable drainage 
systems. That application is the subject of on-going negotiations, and is unlikely to be 
presented to Committee until October/November 2016. 
 
Environmental Statement 

 
5.5 

 
The application is accompanied by an Environmental Statement (ES). The ES covers 
landscape and visual, transport and access, air quality, noise and vibration, ecology 
and nature conservation, flood risk and water environment, socio-economic, cultural 
heritage, ground conditions and geology and agricultural land. The ES identifies 
significant impacts of the development on the environment and the locality and the 
mitigation considered necessary to make the development acceptable. 

 
5.6 

 
The Town and Country Planning (Environmental Impact Assessment) Regulations 
2011 Regulation 3 requires that Local Authorities shall not grant planning permission 
or subsequent consent pursuant to an application to which this regulation applies 
unless they have first taken the environmental information into consideration, and 
they shall state in their decision that they have done so. 

 
5.7 

 
The NPPG advises ‘The Local Planning Authority should take into account the 
information in the Environmental Statement, the responses to consultation and any 
other relevant information when determining a planning application’. The information 
in the ES and consultation responses received has been taken into account in 
considering this application and preparing this report. 

 
5.8 

 
The ES identifies mitigation measures and these must be secured through conditions 
and/or legal agreements. Having regard to the appraisal below, it is considered that 
there are a number of issues and matters raised within the application submission 
and the ES which cannot be simply conditioned and therefore need to be addressed 
as part of this submission.  
 
Planning Policy and the Principle of Development 

 
5.9 

 
The Development Plan for Cherwell District comprises saved policies in the adopted 
Cherwell Local Plan 1996 and the adopted Cherwell Local Plan (Part 1) 2011-2031. 
Section 70 (2) of the Town and Country Planning Act 1990 provides that in dealing 
with applications for planning permission the local planning authority shall have 
regards to the provisions of the development plan so far as is material to the 
application and to any material considerations. Section 38 of the Planning and 
Compulsory Purchase Act 2004 also requires that if regard is to be had to the 
development plan for the purpose of any determination to be made under the plan 
unless material considerations indicate otherwise. This is also reflected in the 
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National Planning Policy Framework (NPPF) at paragraph 11 which makes it clear 
that the starting point for decision making is the development plan. 
 
Adopted Cherwell Local Plan 2011-2031 

 
5.10 

 
The Cherwell Local Plan has been through Examination, has been considered by Full 
Council, is now adopted and consistent with the NPPF. The adopted Cherwell Local 
Plan 2011-2031 includes strategic allocation Policy Bicester 12 (SE Bicester) which 
consists of 155 hectares of agricultural land. It identifies SE Bicester as a mixed use 
site for employment and residential development of 1,500 new homes and supporting 
infrastructure to the east of the ring road to the south east of Bicester. The policy 
specifies that approximately 40 hectares shall be for employment use. This 
application which seeks consent for B8 uses, forms part of this strategic allocation 
within the Local Plan. The policy is comprehensive in its requirements and the 
consideration of this proposal against the requirements of Policy Bicester 12 will be 
carried through the assessment of this application. 

 
5.11 

 
The Plan also includes a number of other relevant policies to this application, 
including those related to sustainable development, transport, flood risk and 
sustainable drainage, sustainable construction, ecology, landscape and visual impact, 
environment and design. These policies are all considered in more detail within the 
appraisal below. 
 
Adopted Cherwell Local Plan 1996 

 
5.12 

 
The adopted Cherwell Local Plan 1996 includes a number of policies saved by the 
newly adopted Cherwell Local Plan 2011-2031, most of which relate to detailed 
matters such as design and layout. The plan includes Policy C8 which relates to 
sporadic development in the open countryside, and whilst this proposal would conflict 
with this particular policy, the fact that the site forms part of a strategic allocation 
within the newly adopted Cherwell local Plan 2011-2031 is a material consideration. 
The policies of the adopted Cherwell Local Plan 1996 are considered in more detail in 
the appraisal below.  

  
National Planning Policy Framework 

5.13 The purpose of the planning system is to contribute to the achievement of sustainable 
development. The National Planning Policy Framework (NPPF) sets out the 
economic, social and environmental roles of planning in seeking to achieve 
sustainable development; contributing to building a strong, responsive and 
competitive economy; supporting strong, vibrant and healthy communities; and 
contributing to protecting and enhancing our natural, built and historic environment 
(paragraph 70). It also provides (paragraph 17) a set of core planning principles 
which, amongst other things require planning to; 

• Be genuinely plan led, empowering local people to shape their surroundings 
and to provide a practical framework within which decisions on planning 
applications can be made with a high degree of predictability and efficiency 

• Always seek to secure a high quality design and a good standard of amenity 
for all existing and future occupants of land and buildings 

• Proactively drive and support sustainable economic development 

• Support the transition to a low carbon future in a changing climate 

• Encourage the effective use of land by re-using land that has been previously 
developed 

• Promote mixed use developments 

• Conserve heritage assets in a manner appropriate to their significance 

• Actively manage patters of growth to make the fullest possible use of public 
transport, walking and cycling and to focus significant developments in 
locations which are, or can be made sustainable. 

• Deliver sufficient community and cultural facilities and services to meet local 
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needs 
 
5.14 
 
 
 
 
 
 
 
 
 
 
 

 
The NPPF at paragraph 14 states ‘at the heart of the National Planning Policy 
Framework is a presumption in favour of sustainable development which should be 
seen as a golden thread running through both planning and decision taking….for 
decision taking this means: 

• Approving development proposals that accord with the development plan 
without delay; and 

• Where a development plan is absent, silent or relevant policies are out of 
date, granting permission unless; 

• Any adverse impact of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against policies in the Framework 
taken as a whole; or 

• Specific policies in this framework indicate development should be restricted 
 
5.15 
 
 
5.16 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.17 
 
 
 
 
 
 
 
5.18 
 
 
 
 
 
 
 
5.19 
 
 
 
5.20 
 
 
 
 
 

 
The NPPF sets out three dimensions to sustainable development, those being 
economic, social and environmental which are considered below. 
 
In relation to the economic role, the NPPF states that the planning system should do 
everything it can to support sustainable economic growth. In respect of this 
application proposal, the development is likely to encourage new businesses into the 
District, to provide jobs locally during the construction phases, and in the longer term 
will deliver and secure the provision of new jobs within Bicester and seeking to help 
address the issues of significant out-commuting in Bicester at present. The applicant 
has stated within the submission that an occupier has already been secured for Unit 
A1 generating approximately 80 jobs. Objectors are concerned that the provision of 
only B8 development on this site will not provide the high tech jobs required or the 
required number of jobs identified in the Policy. The applicant has also stated verbally 
that there is an agreement with the new Bicester Studio School in terms of providing 
work experience etc for pupils by businesses which will ultimately locate within the 
site. Details in this respect are still awaited. 
 
The social role to planning relating to sustainable development is to support strong, 
vibrant and healthy communities by providing a supply of housing and employment 
opportunities to meet the needs of present and future generations. A high quality built 
environment and accessibility to local services, housing and the town centre for 
employees is required as part of this function. The application proposal will provide 
local jobs. Objectors are concerned that the site as proposed lacks connectivity and 
integration with Bicester and the remainder of the Bicester 12 allocation. 
 
In terms of environmental, the development must contribute to the protection and 
enhancement of the natural, built and historic environment by improving biodiversity. 
The accompanying ES seeks to address these issues and explain the mitigation 
measures that will be implemented. Objections have been received regarding the 
landscape and visual impact of the development and the effect on wildlife and 
biodiversity. 
 
Employment 
Paragraph 17 of the NPPF sets out the core planning principles that should underpin 
both plan-making and decision-taking. Of particular relevance to this application in 
terms of the employment use is to: 
 
‘Proactively drive and support sustainable economic development to deliver the 
homes, business and industrial units, infrastructure and thriving local places that the 
country needs. Every effort should be made objectively to identify and then meet the 
housing, business and other development needs of an area, and respond positively to 
wider opportunities for growth….’ 
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5.21 
 
 
 
 
5.22 
 
 
 
 
 
5.23 
 
 
 
5.24 
 
 
 
 
 
 
 
5.25 
 
 
 
 
 
 
 
 
 
 
 
 
5.26 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.27 
 
 
 

Section 1 of the NPPF – Building a strong competitive economy, advises at 
paragraph 18 that ‘the government is committed to securing economic growth in order 
to create jobs and prosperity, building on the country’s inherent strengths, and 
meeting the twin challenges of global competition and of a low carbon future’ 
 
Paragraph 19 advises ‘the government is committed to ensuring that the planning 
system does everything it can to support sustainable economic growth. Planning 
should operate to encourage and not act as an impediment to sustainable growth. 
Therefore significant weight should be placed on the need to support economic 
growth through the planning system’. 
 
Paragraph 20 advises ‘to help achieve economic growth, local planning authorities 
should plan proactively to meet the development needs of business and support an 
economy fit for the 21st Century’. 
 
Policy SLE1 of the adopted Cherwell Local Plan 2011-2031 sets out that new 
development sites have been identified to promote growth and increase the amount 
of employment land in the District in accordance with the requirements of the NPPF 
above, for commerce, engineering and manufacturing. This growth is focused more at 
Bicester in order to match the growth in housing and make the town more 
sustainable. This policy also reflects the urban focus within the plan and to ensure 
that housing and employment are located in the same place. 
 
Policy SLE1 also refers to the Council’s flexible approach to employment generation 
with a number of strategic sites allocated for a mix of uses. At Bicester, there are 6 
strategic sites where strategic employment uses are identified. Policy Bicester 12 is 
one of these strategic allocations for mixed use development, identifying 
approximately 40 hectares for employment use within a mix of B1, B2 and B8 uses, 
although it identifies B8 as the primary employment use. The land has been allocated 
taking account of the economic evidence base, matching growth in housing and to 
cater for company demand whilst ensuring a sufficient employment land supply. It 
emphasises that careful consideration must be given to locating housing and 
employment in close proximity to avoid harmful impacts upon the residential amenity 
of neighbouring properties. The identification of sites to meet the anticipated 
economic needs is in line with the guidance within the NPPF.  
 
The Local Plan is supported by a suite of evidence, including that relating to 
Economic Development and the council has an Economic Development Strategy. 
The Economic Analysis Study (August 2012) identifies the existing baseline 
conditions within the District which shows that the District has high economic activity 
but low growth with a relatively resilient economy. In terms of growth, the district 
appears to be underperforming, particularly in higher value sectors and it is identified 
that there is scope to improve the economic competitiveness. The document sets 
aspirations for the type of new development that will be encouraged drawing on the 
district’s advantages of being very accessible and part of the Oxfordshire economy. In 
respect of this application, the Council’s Economic Growth officer advises in support 
of this application that the commercial property market in Bicester over the last 
decade has not effectively operated to satisfy the needs of expanding businesses and 
inward investors which has delayed the implementation of the council’s adopted 
economic development strategy and created a latent demand amongst a range of 
Bicester businesses. He also advises that the construction of commercial premises 
has also not matched either the growth in the number of homes or the rate of 
household formation that has occurred (and continues to occur). 
 
The Council’s most recent Annual Monitoring Report (AMR) December 2015 
(reported to the Executive in January 2016) identifies that there has been an overall 
net loss of employment land in Bicester of -3,768 sqm, this is made up by a gain of 
3,809 sqm of B8 floorspace but a loss of 5,644 sqm of B2 uses as a result of changes 
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5.29 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.30 
 
 
 
 
 
 

of use from B2 to B8 at Bessemer Close. The assessment considers the remaining 
allocated land, which in Bicester represents the allocated sites at Bicester 1, Bicester 
4, Bicester 10, Bicester 11 and Bicester 12 and notes the efforts being made by the 
council to bring forward strategic sites. The planning permission at the Graven Hill 
site has led to significant increases in B8 mixed use classes with small gains in other 
employment uses. The total amount of employment floorspace at Graven Hill is over 
90,000 sqm. Outline planning consent has also recently been granted for up to 
48,308sqm of employment floorspace at Skimmingdish Lane (Policy Bicester 11, 
application number 15/01012/OUT refers). 
 
The Oxfordshire Local Enterprise Partnership (OxLEP) and partners have agreed, 
through the City Deal and Strategic Economic Plan to deliver significant levels of 
economic growth. Oxfordshire has also made progress through programmes 
including Oxfordshire Business support, the Oxfordshire Apprenticeship Programme, 
Opportunities to Inspire builds links between employers and education across 
Oxfordshire in order to inspire the future workforce and Invest in Oxfordshire. Seeking 
commitments to the development of skills and the provision of job opportunities 
through Community Employment Plans can achieve this vision and ensure that 
developments contribute to economic growth. As well as supporting sustainable 
economic growth, CEPs provide the opportunity to more closely align the new jobs 
created from a major development, the local labour market and skills providers. Thus 
ensuring maximum benefits in terms of new jobs, apprenticeships, traineeships, work 
experience and local supply chains. Oxfordshire in general and Cherwell District in 
particular, are currently experiencing a large increase in construction to provide new 
homes and jobs for the area. However, there is a shortage of skilled construction 
workers to support this growth and the trend has generally been that construction 
apprenticeships are decreasing. It was agreed by the Council’s Executive in April 
2016 that the Council in the interim, until the new Planning Obligations SPD is 
agreed, will seek to secure new construction apprenticeships through new 
development proposals, to be secured either through Section 106 or by condition. 
The applicants have stated verbally that they have an agreement with the Studio 
School at Bicester which is due to open in September 2016 where placements will be 
offered to pupils for work experience as part of these development proposals. The 
applicants have agreed to send over further information regarding this agreement, but 
to date, this is still awaited. 
 
The application site relates to only 16.42 hectares of the employment land allocated 
within Policy Bicester 12, leaving a further 23.6 hectares to be delivered within the 
remaining allocation. The outline application for the majority of the remainder of 
Bicester 12 which has just been submitted includes up to 18ha of employment land 
for uses falling within B1 and/or B8 purposes (16/01268/OUT refers). After careful 
consideration, having regard to the constraints on the remainder of Bicester 12 in 
terms of the Scheduled Ancient Monument and Ecology, it is the opinion of the Head 
of Development management that the eastern part of the allocation (the application 
site) is therefore, on balance, the most appropriate location for the employment uses. 
This proposal therefore complies with the general thrust of Policy Bicester 12 in this 
respect and the Council’s employment policy to provide economic growth and allow a 
degree of flexibility for developers to achieve it. The fact that a potential occupier is 
interested in one of the units will also mean that the initial development on this site is 
delivered early in the plan process. 
 
In support of this application proposal the submission advises that the parameters 
plan, layout, scale and appearance of the buildings have all been designed to allow 
flexibility and to meet the requirements of potential future occupants, providing 
flexible employment space that can adapt to changing needs. Furthermore, it is 
submitted that a Prologis Technical Note September 2011 reveals that, in 
consequence of the technical and administrative changes in the logistics sector that 
whilst the number of warehouse staff has fallen, there has generally been an increase 
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in job opportunities in respect of administrative and support staff, managerial roles 
and IT, customer service, sales and engineering roles. It is also stated that a further 
economic advantage is the fact that the logistics sector is also a major provider of 
apprenticeship opportunities and that the job opportunities within a modern logistics 
operation will be further boosted by symmetry park in the context of the Bicester 
Technology Studio. 
 
It is therefore the applicant’s view that the application proposal will create a number of 
flexible and needed jobs in a sustainable location and that the jobs are needed now 
and that the scheme is deliverable. They go on to say that it would be inappropriate to 
delay the granting of planning permission as this would potentially jeopardise delivery 
and risk the town losing clear benefits of the proposal at a time when jobs are needed 
to stimulate the economic recovery. 
 
The application which is for employment use is therefore considered to be consistent 
with the principle of Policy Bicester 12 which allocates this land for a mixed use 
development and the site has an important role to play in the delivery of new 
employment development to secure economic growth and to support growth in 
housing. The policy however, requires a comprehensive master plan to be produced 
in respect of the whole Bicester 12 allocation.  This would allow sufficient confidence 
to ensure that the overall requirements of Policy Bicester 12 can be met and that a 
mix of employment uses and quantum of employment development can be delivered 
across the allocation in accordance with the policy requirements. A comprehensive 
master plan which incorporates the proposed development and uses on the 
remainder of Bicester 12, has not been included with the application documentation, 
despite numerous requests to the applicant and agent. The application 
documentation states that the intended occupier of Unit A1 will deliver 80 jobs within 
the first 12 months of occupation with the potential for further growth. If this level of 
job creation was repeated across the remainder of the B8 units proposed in this 
application, this would equate to approximately 640 jobs, not the potential 930 stated 
in the application documentation. 
 
Notwithstanding the above, in respect of the principle of B8 employment on this site, 
the appraisal below will consider other aspects of this proposal and the more detailed 
matters to consider the overall impacts of the proposed development and the other 
relevant policies within the Development Plan.   
 
 
Transport, Accessibility and Highway Safety 
A Transport Assessment (TA) has been submitted as part of this application and the 
ES which has been prepared by Peter Brett Associates on behalf of the applicant. 
The TA and all the supporting documentation within the ES relating to Transport has 
been assessed by OCC as Local Highway Authority. A new vehicular access to the 
site is proposed as an un-signalised priority junction on the A41 approximately 250m 
east of the Ploughley Road junction. A ghosted right turn lane into the site protected 
by two non-pedestrian refuge islands is proposed as part of this junction. The 
proposed new access is part of the detailed application, but will also serve the 
remainder of the site for which outline consent is sought, when that is brought forward 
for development. 
 
Policy Bicester 12 identifies a number of key site specific design and place shaping 
principles, those relevant to transport and accessibility are as follows: 

• Development of a comprehensive master plan for the allocated site 

• A well designed approach to the urban edge, which relates development at 
the periphery, and affords good access to the countryside 

• A proposal that is well integrated, with improved, sustainable connections 
between the existing development and new development on this site 

• New footpaths and cycle ways should be provided for that link to existing 
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networks and the wider urban area. This includes links from the site into 
Bicester town centre and to facilitate access to railway stations and places of 
employment 

• A legible hierarchy of routes should be established to encourage sustainable 
modes of travel and the development layout should maximise the potential for 
walkable neighbourhoods and incorporate cycle routes 

• Connectivity and ease of access from the development to the wider Public 
Rights of way network 

• Good accessibility to public transport services should be provided for including 
a through route for buses between the A4421 Charbridge Lane and A41 
Aylesbury Road, with effective footpaths and cycle routes to bus stops, 
including a financial contribution towards the provision of  a bus service 
through the site and new bus stops with effective footpaths and cycle routes to 
bus stops from dwellings and commercial buildings 

• A Transport Assessment and Travel Plan to accompany development 
proposals 

 
Traffic Generation and Distribution 
This application is for a reduced amount of floor space compared to the previous 
outline (65,032 sqm compared to 69,677 sqm). The TA for this hybrid application is 
largely the same as the one that was submitted with the outline application although it 
includes details of how the applicant sought to address a number of queries and 
concerns raised by OCC when the outline was first submitted. In terms of the overall 
impact of the additional traffic generated by this revised proposal, the calculations are 
based on the original higher quantum, thereby predicting the worse case scenario. 
 
OCC previously raised concerns about the use of 2020 as an assessment year and 
the fact that this did not adequately assess the impact of the development on the 
transport network in the longer term in the context of the known growth of traffic as a 
result of planned development in Bicester in the adopted Cherwell Local Plan growth. 
In response to this concern, the TA presents the results of further work undertaken by 
the applicant’s transport consultant to model the site access in a future assessment 
year of 2024 using flows from the Bicester SATURN Model which includes Local Plan 
growth to 2024. This demonstrates that the proposed site access junction would 
operate satisfactorily in a 2024 assessment year. 
 
The distribution/routeing of HGVs assumed in the TA was also queried. Subsequent 
sensitivity testing of the assessment of the site access has been undertaken 
considering different distribution scenarios of HGVs arriving and leaving the site. This 
is described in the TA for the Hybrid application. It demonstrates that even if more 
HGVs arrive and leave from the east, the site access would still work safely and 
efficiently. It is considered by the highway authority that the routeing of HGVs to and 
from the site would be adequately managed by the existing environmental weight and 
height limits in place locally. An environmental weight restriction is in place to the 
south of the application site that prevents vehicles heavier than 7.5 tonnes from 
taking a short cut to Oxford and beyond via unsuitable roads through villages such as 
Merton, Murcott, Horton and Stanton St. John. 
 
The TA concludes that in 2031, traffic generated by the development results in only a 
minor impact on the Rodney House Roundabout and the Oxford Road/A41 junction 
which will be improved as part of the Graven Hill development which will ensure that 
traffic from this site will be satisfactorily accommodated. The proposed site access 
junction is shown to work within capacity in 2024. 
 
A number of consultation responses have raised significant concerns about the 
negative impact that additional traffic from this development would have on the 
operation of the Ploughley Road junction. This is not least because of the congestion 
that occurs at the junction during busy times. In particular, it has been suggested that 
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it is unrealistic for the TA to not allocate any traffic turning in and out of Ploughley 
Road in the morning and evening peak hours. Whilst the original transport scoping 
exercise involving OCC did not result in any traffic allocated to that route, on 
reflection OCC consider that this was not accurate. However, OCC consider that the 
numbers would actually be small and therefore that this would actually have minimal 
impact on the route to the south and the junction itself. 
 
Site Access 
The proposed new site access details have been assessed by OCC. The site access 
plan includes site visibility splays that are considered appropriate for the design 
speed of the road as determined by the applicant’s traffic consultant using recent 
speed survey data. There are a number of trees that are within the site visibility splay 
that must be removed to ensure the site access works safely. These trees are not on 
highway land and are located outside the red line of the planning application. The 
applicant however, has confirmed to the highway authority that these trees are within 
their control and that they are therefore able to remove these trees. The site access is 
only considered safe by the highway authority if these trees are removed. 
 
The submitted TA includes a study of the accidents recorded along the A41 in the 
vicinity of the site. The applicant has also provided an independent road safety 
assessment of the proposals, which does not raise any concerns that could not be 
addressed at a subsequent stage of the design (this assessment consisted of a road 
safety audit of an earlier version of the access, the results of which have led to 
changes that have been incorporated into the design submitted with the planning 
application). The highway authority believe that there is nothing in the road accident 
record that suggests in the future, either the form of the proposed site access junction 
or the retention of the de-restricted speed limit would not be appropriate, taking into 
account the level of traffic generated by this and other traffic growth. This also applies 
to the proposed pedestrian/cycle refuge to the east of the Ploughley Road. However, 
the introduction of a 50mph speed limit along this stretch of A41 will help reinforce the 
safe operation of the new site access and the other existing side road and site 
junctions along this stretch of A41. The existing street lighting on the A41 from 
Bicester going eastwards currently ends just east of the Ploughley Road junction. The 
site access junction will not be acceptable to the highway authority unless this lighting 
is extended to the east of the proposed site access junction. 
 
Pedestrian and Cycle Access 
Policy Bicester 12 requires that ‘the development is well integrated, with improved, 
sustainable connections between existing development and new development on this 
site’ and also that ‘new footpaths and cycleways should be provided for that link to 
existing networks in the wider area’. Policy Bicester 12 also requires ‘the development 
of a comprehensive master plan for the allocated site in consultation with the Council, 
OCC, Historic England, the Local Nature Partnership (Wild Oxfordshire) and local 
communities’. A master plan for the whole of Bicester 12 allocation would 
demonstrate how pedestrians and cyclists would be encouraged to use routes 
through the wider Bicester 12 site rather than only access the site via routes along 
the A41. It would also help give sufficient certainty on this point. 
 
In the absence of a Bicester 12 master plan, the OCC as highway authority consider 
the parameters plan and the indicative master plan submitted with this application do 
not go far enough towards complying with the requirements of the local plan for the 
wider site. These submitted plans appear to be seeking to demonstrate that the 
developer would be willing to commit to providing pedestrian and cycle access links 
along the northern and western boundaries of the site. The applicants planning 
statement proposes that these could be secured by a planning condition attached to a 
planning permission. In the absence of a comprehensive master plan, it is difficult to 
be certain where, when and how these links might be provided. In respect of the 
routes on the application site that would provide access to the different parts of the 
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development, the green corridors with footpath/cycle links are shown as indicative. 
Given that these are entirely within zone 2, the outline part of the site, it is difficult to 
ascertain with any certainty on where, when and how high quality links can be 
delivered, for example, if a larger building as identified on the plot parameters was 
brought forward at reserve matters stage, this could create an unacceptable barrier to 
ease of movement by cyclists and pedestrians across Bicester 12 as a whole. A 
condition is therefore not considered to be appropriate and these links would need to 
be secured through a Section 106 that could be more specific about how, when and 
where. 
 
In the absence of a comprehensive master plan for the wider Bicester 12 allocation, 
there is uncertainty about how the requirements of the Policy in terms of cycling and 
walking connectivity will be complied with. On this basis, OCC as highway authority 
object to the application submission. High quality connections across Bicester 12 are 
crucially important to support sustainable residential development on the wider 
Bicester 12 site and to provide future residents with sustainable transport connections 
to access employment opportunities within Bicester 12. 
 
Following further discussions with the applicant and their consultants, it has been 
agreed that consideration will be given to the possibility of securing some degree of 
integration and connectivity with the remainder of Bicester 12 and the wider Bicester 
through a Section 106 agreement, thereby removing this objection. It is important that 
the wording within the agreement is appropriate to secure the provision of attractive, 
safe and appropriately constructed and maintained links, in appropriate locations and 
in a timely manner, in perpetuity. The applicant has sent through a draft Unilateral 
Undertaking which includes the provision of cycle/footpath links, however, the drafting 
mechanism suggested for their delivery is inadequate and an objection to the 
application proposal therefore currently remains in this respect.  
 
Public Transport 
Akeman Park is located adjacent to the current S5 bus service which operates on a 
broadly hourly basis during Monday to Saturday daytimes. The submitted TA 
suggests that a bus stop could be provided on A41 to serve the site by means of the 
existing S5 service pattern, this would be within the recommended 400m walk for 
most of the site and would be secured through Section 106 and 278 Agreements. 
This will ensure that in line with the NPPF, opportunities for people accessing the site 
by sustainable transport are provided. A pair of bus stops is therefore required on 
A41 just east of Ploughley Road or just south of A41 on the Ploughley Road. Hard 
standing for bus passengers to wait, as well as bus stop flags and information cases 
will be needed at both stops. A bus shelter for passengers waiting to catch the bus in 
the Bicester direction is needed to make travel by public transport as attractive as 
possible. 
 
The current operating hours of the S5 bus service will be inadequate to cater for early 
morning or later evening start/finish times, and are very infrequent on Sundays. 
Further funding will therefore be required as part of this proposal towards a bus 
service that will serve the new stops on the A41 in the evening and early morning, at 
least until such time that a bus service covering these hours is provided to the 
remainder of Bicester 12. A section 106 will therefore be necessary to secure the 
appropriate funding. The applicant has submitted a Unilateral Undertaking as part of 
this application, however, it does not include a contribution towards improved bus 
services and is therefore not acceptable to OCC. An objection has been made in this 
respect. 
 
Site Layout 
The original application proposal relating to the detailed submission did not include 
tracking diagrams and as such it was not possible therefore to understand whether 
vehicles, including HGVs can manoeuvre in and out of the accesses to the service 
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yards safely and successfully. This would also need to include tracking for the access 
road that would lead to the zone 2 outline application area. 
 
Tracking diagrams have now been provided for the site layout of the Zone 1 area 
(detailed submission) which show that HGV’s would be able to manoeuvre in and out 
of the accesses to the service yards satisfactorily and in respect of the access road 
that would lead to the Zone 2 planning application area (outline submission). 
 
Travel Plan 
A Framework Travel Plan has been submitted with the application but this requires 
further work to meet the requirements set out in current OCC travel plan guidance. 
OCC advise that it needs to be more robust, there is a focus on providing information 
but a lack of commitment to provision of facilities for cyclists such as lockers and 
showers as the statement states that ,consideration, will be given to their provision 
rather than committing to their provision. 
 
The Framework Travel Plan also needs to make a commitment to achieving the trip 
generation detailed in the TA although a revised figure for the amount of traffic 
generated by the lower level of floor area in this hybrid application will be used. 
Targets in the FTP need to relate to both mode split and traffic generation. Mode split 
reductions should be based on the TA figures as the baseline.  
 
A condition would be  recommended to overcome this aspect. 
 
Ambrosden Parish Council Objection 
OCC have assessed the Paul Basham Report which was prepared on behalf of 
Ambrosden Parish Council in respect of transport and highway matters. The request 
for additional modelling addresses many of the points raised in the Report. The 
modelling requested from Peter Brett Associates that extends beyond 2020 required 
the use of the 2024 Bicester SATURN model, which incorporates Cherwell Local Plan 
growth to 2024. 
 
In respect of the Ploughley Road junction, advise that the A41/Ploughley Road 
junction is being considered and assessed as part of the wider Bicester 12 allocation. 
Timings for development coming forward at Akeman park ahead of the remainder of 
Bicester 12 or a masterplan for the whole of Bicester 12 have also been considered 
with respect to the deliverability of infrastructure required to support the development 
proposals, and the proportionate impact that the relatively few trips generated by the 
Akeman Park development will have on this junction. 
 
In respect of traffic generated travelling through Ambrosden, OCC agrees that some 
traffic may travel through Ambrosden, but considers that the number of trips 
generated by the development routeing that way will be small. 
 
In respect of sustainable cycle and pedestrian connections, OCC and CDC are 
seeking to address the issue of sustainable connectivity between Akeman Park and 
the wider Bicester 12 through on-going discussions with the applicant. It was agreed 
at a recent meeting with the applicant that these links could be secured through a 
Section 106 Agreement, although the detail of this remains to be agreed. OCC 
consider the ghost island priority to be appropriate at this location from an operational 
perspective as the provision of a ghost island and the trip generation expected does 
not give rise to road safety concerns. It should also be noted that the traffic counter 
referred to is located west of Ploughley Road, whereas the proposed access to 
Akeman Park is located to the east of the Ploughley Road junction. 
 
The Paul Basham Report also raises concerns about the accident information. OCC 
advises that the TA does include full collision data and a map at the appendix 
includes all the accidents detailed. OCC’s Road Safety team were also consulted as 
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part of OCC’s response to the application. It is not considered by OCC as highway 
authority that the trips generated from the Akeman Park development will cause 
additional road safety issues at Ploughley Road. However, as mentioned previously, 
operation of the junction and pedestrian/cycle crossing of the A41 will be considered 
as part of the wider Bicester 12 application. 
 
Conclusion 
OCC, as local highway authority originally recommended an objection to the 
application as submitted as being contrary to Policy Bicester 12 of the adopted 
Cherwell Local Plan 2011-2031 and Government advice within the NPPF. These 
issues have now been addressed by the amended plans and additional information 
submitted as a result of on-going discussions. An objection remains however in 
respect of the Section 106 contributions and infrastructure requirements and the 
S278 works; an objection is therefore maintained by OCC in this respect. This will be 
discussed in more detail within the report under ‘planning obligation’. If these agreed 
this will form a reason for refusal.  
 
 
 
Landscape and Public Rights of Way  
Policy ESD13 of the adopted Cherwell Local Plan 2011-2031 relates to local 
landscape protection and enhancement and therefore seeks to conserve and 
enhance the distinctive and highly valued local character of the entire district. Policy 
ESD13 states that: ‘development will be expected to respect and enhance local 
landscape character…and proposals will not be permitted if they would….cause 
undue visual intrusion into the open countryside, cause undue harm to important 
natural landscape features and topography, be inconsistent with local 
character….harm the setting of settlements, buildings, structures or other landmark 
features, or, harm the historic value of the landscape’ 
 
Policy ESD15 of the adopted Cherwell Local Plan 2011-2031 states that new 
development proposals, amongst other things should: ‘contribute positively to an 
area’s character and identity by creating or reinforcing local distinctiveness and 
respecting local topography and landscape features, including skylines, valley floors, 
significant trees, historic boundaries, landmark features or views…..and ensure new 
development is sensitively designed and integrated in accordance with advice within 
the NPPF and NPPG’. The Council’s Countryside Design Summary identifies the site 
as being located within the Clay vale of Otmoor which is characterised by generally 
flat low-lying land crossed by the meandering Rivers Ray and Cherwell, which drain 
into the Thames at Oxford. 
 
Policy Bicester 12 identifies a number of key site specific design and place shaping 
principles, those relevant to landscape and visual impact are as follows: 

• A comprehensive master plan for the allocated site 

• Commercial buildings with a high quality design and finish with careful 
consideration given to layout, architecture, materials, colourings and to 
building heights to reduce overall visual impact 

• A well designed approach to the urban edge, which relates development at 
the periphery, and affords good access to the countryside 

• Protection of the line and amenity of existing Public Rights of Way. 
Connectivity and ease of access from the development to the wider Public 
Rights of Way network 

• Development proposals to be accompanied and influenced by 
landscape/visual and heritage impact assessments 

 
Paragraph 113 of the NPPF states that Local Planning Authorities should set criteria 
based policies against which proposals for any development on should be judged. 
The NPPF also advises that the open countryside should be protected for its own 
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sake. 
 
The ES includes a Landscape and Visual Impact Assessment which has considered 
the effects of the proposed development on the landscape character of the area. This 
has been produced by The Environmental Dimension Partnership Ltd on behalf of db 
symmetry.  This report sets out the findings of the landscape and visual impact 
assessment of the proposed development illustrated by the parameters plan including 
the detailed landscape strategy for zone 1 and the retention of trees and shrubs 
within the defined landscape buffers for zone 2. The site itself is generally flat as is 
the countryside immediately around, however, just to the east of the application site 
the land rises quite steeply towards the village of Blackthorn. A number of public 
rights of way pass immediately adjacent or close to the site. An existing public right of 
way which passes along Blackthorn Hill offers views down towards the site. 
 
The Landscape and Visual Impact Assessment has been assessed by the council’s 
Landscape Officer who has raised significant concerns about the visual impact of the 
proposed development, largely because of inadequate mitigation planting and 
landscape buffers. This is of particular concern along the northern boundary of the 
site in respect of the detailed proposal where the landscape buffer is too narrow to 
provide any effective buffer with the open countryside. It should also be noted that an 
existing tree along this boundary, due to its proximity to the HGV servicing and 
parking area within its canopy is likely to be affected by the proposal. Following 
discussions, the applicant has agreed to provide a further 20m landscape buffer 
along the north-eastern boundary of the site. This buffer however is outside the 
application area, although on land controlled by the applicant. The provision of this 
will therefore need to be secured in perpetuity through a Section 106 Agreement. It is 
accepted that the provision of a 20m wide landscaped buffer along this boundary 
would help to resolve the concerns regarding the impact of the development on the 
open countryside in respect of this boundary and this part of the development. 
 
In terms of the planting to the southern boundary adjacent to A41, the council’s 
Landscape Officer also advises that the planting proposed will not be of sufficient 
height or density to suggest the minor/adverse effect in the submitted LVIA at 15 
years but considers the effect will be moderate/adverse. Increasing the depth of 
planting along A41 frontage would provide better mitigation in terms of visual impact. 
In order to overcome the drainage objection, revised plans have been submitted 
which shows drainage pipes and infrastructure, together with attenuation ponds and 
swales within the landscape buffers. As a consequence, the council’s Landscape 
Officer remains concerned about landscape impact and advises that the frontage 
(A41) landscape scheme must be revised to accommodate the drainage and 
underground attenuation, or the drainage/attenuation relocated to avoid the 
landscaping as the two are not compatible as shown. The amendments are 
necessary to maximise the overall mitigation/screening effects intended with the 
higher tree density required. Furthermore, drainage system maintenance and 
refurbishment will result in tree removal and drastic pruning, and the drainage 
maintenance way leaves will result in reduced tree planting and subsequently lower 
density and a more visually permeable landscape structure.  
 
 At a recent meeting the applicants were also asked to consider reducing the size of 
building A2 to allow a wider landscape buffer to the A41, however, this request was 
declined on the grounds that this would make the building unworkable. At this 
meeting the applicants also undertook to provide additional evidence and information 
to try to convince the council of the compatibility of the landscaping and drainage 
proposals. Members will be further updated in this regard at the meeting following 
further discussions with the council’s Landscape Officer. 
 
During the consideration of the appealed outline application, in order to try to take the 
application forward, and in the spirit of seeking to work collaboratively with the 
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applicant, a consultant was instructed on behalf of CDC to produce a parameters plan 
which sought to identify an appropriate frontage set back in terms of the buildings, 
green infrastructure links through the site, footpath/cycle links and appropriate 
connectivity with the remainder of Bicester 12 and appropriate landscape buffers. 
This plan was produced in an attempt to open up negotiations regarding the scale 
and form of the development proposed having regard to its location on the planned 
edge of Bicester, adjacent public rights of way and adjacent residential properties. 
The parameters plan was not considered acceptable by the applicant on the grounds 
that the reduced quantum of development on the site for B8 purposes would be 
rendered unviable and neither would it meet the requirements of B8 users. 
 
In conclusion, it is considered that having regard to the above, as submitted, there is 
insufficient buffer landscaping around the edges of the site to successfully and 
acceptably mitigate the visual impact of these large B8 buildings within the 
landscape, from the adjacent public rights of way and on the approaches to the site 
from the adjacent road network. Due to the scale of the buildings identified within the 
plot parameter and the lack of certainty of any significant internal green infrastructure, 
the quantum of development sought has resulted in an unacceptable development in 
terms of visual impact contrary to Policies Bicester 12, ESD13 and ESD15 of the 
adopted Cherwell Local Plan and government advice within the NPPF. It is 
considered however, that this issue could be addressed should the applicant be 
willing to engage and further by setting the development back from the boundaries of 
the site and increasing the width of the landscape buffers to A41 frontage and eastern 
boundary. 
 
 
Archaeological and Cultural Heritage 
An archaeological and heritage assessment report has been prepared by The 
Environmental Dimension Partnership Ltd (EDP) on behalf of the applicant which 
includes assessment of the potential effects of the development on Wretchwick 
medieval village scheduled ancient monument (SAM). The assessment involved a 
desk-based review of records and other data sources, a walkover survey and 
subsequent archaeological geophysical survey. There are also a number of listed 
buildings within proximity of the site. 
 
Saved Policies C18 and C25 of the adopted Cherwell Local Plan 1996 are relevant to 
the proposal in terms of seeking to protect the setting of listed buildings and 
scheduled ancient monuments. Policy ESD15 of the adopted Cherwell Local Plan 
Part 1 2011-2031 also seeks to protect such heritage assets and requires appropriate 
information and assessments to be included within an application submission to 
enable an assessment of the potential impact of a development upon them to be 
made. 
 
Policy Bicester 12 identifies a number of key site specific design and place shaping 
principles, those relevant to archaeological and cultural heritage are as follows; 

• A comprehensive master plan for the allocated site 

• Development proposals should protect cultural heritage and archaeology, in 
particular Grade II listed Wretchwick Farmhouse and Wretchwick Medieval 
Settlement, a Scheduled Ancient Monument 

• Development proposals to be accompanied and influenced by 
landscape/visual and heritage impact assessments 

• An archaeological field evaluation to assess the impact of the development on 
archaeological features 

 
Section 12 of the NPPF sets out the planning guidance concerning archaeological 
remains and the historic environment. Paragraph 126 emphasises the need for local 
planning authorities to set out a clear strategy for the conservation and enjoyment of 
the historic environment, where heritage assets are recognised as an irreplaceable 
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resource which should be preserved in a manner appropriate to their significance. 
 
Paragraph 128 states that ‘in determining applications, local planning authorities 
should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. 
 
Paragraph 129 states ‘Local Planning Authorities should identify and assess the 
particular significance of any heritage asset that may be affected by a proposal 
(including by development affecting the setting of a heritage asset) taking account of 
the evidence and necessary expertise. They should take this into account when 
considering the impact of a proposal on a heritage asset, to avoid or minimise conflict 
between the heritage asset’s conservation and any aspect of the proposed’. 
 
Paragraph 132 states ‘when considering the impact of s proposed development on 
the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation. The more important the asset, the greater the weight should be. 
Significance can be harmed or lost through alteration or destruction of the heritage 
asset or development within its setting’.  
 
The application proposal and submitted archaeological and heritage assessment 
report has been assessed by the County Archaeologist. The site is also located in an 
area of archaeological potential along the line of the Roman road from Alchester to 
Verulanium. The line of this road has been confirmed during archaeological 
evaluation 600m west of the proposed site along with Iron Age and Roman deposits. 
Roman settlement has been recorded 900m south west of the proposed site. Bronze 
Age barrows have been identified from aerial photographs 1km to the south west and 
west of the site. Further barrows have been recorded north of the site. 
 
A geophysical survey has been undertaken on site which did not record any 
archaeological deposits however, the report highlights that this cannot be taken as 
‘an absolute representation of the underlying archaeological and non-archaeological 
remains’. A programme of archaeological investigation will be required to assess the 
veracity of the geophysical results. An archaeological evaluation has been 
undertaken on the site but has not been submitted with this application. This 
evaluation recorded a significant a significant number of archaeological features 
across the site. A programme of further archaeological investigation will be required 
ahead of any development. A condition by the County Archaeologist is therefore 
recommended in this respect. 
 
The application proposal has also been assessed by Historic England in respect of its 
impact upon the SAM who raise no objection and agree with the conclusion drawn in 
the Archaeological and Heritage Statement contained within the ES that the 
development would result in a very low level of harm to the Scheduled Ancient 
Monument known as Wretchwick Deserted Medieval Village. 
 
Having regard to the above, it is considered that the development proposed is 
therefore in accordance with the advice within the NPPF and the policies within the 
Development Plan and is therefore acceptable in this respect. 
 
 
Design, Layout and Appearance 
Section 7 of the NPPF – Requiring good design, attaches great importance to the 
design of the built environment and advises at paragraph 56 that ‘good design is a 
key aspect of sustainable development, is indivisible from good planning, and should 
contribute to making places better for people’. 
 
Paragraph 58 also states that planning policies and decisions should aim to ensure 
that developments achieve a number of results including the establishment of a 
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strong sense of place, using streetscapes and buildings to create attractive and 
comfortable places to live, work and visit and that developments should respond to 
the local character and history and reflect the identity of local surroundings and 
materials, while not preventing or discouraging appropriate innovation. 
 
Paragraph 61 also states that ‘although visual appearance and the architecture of 
individual buildings are very important factors, securing high quality design goes 
beyond aesthetic considerations. Therefore planning policies and decisions should 
address the connections between people and places and the integration of new 
development into the natural, built and historic environment’. The site is located on 
open agricultural land, beyond the current built up limits of Bicester. A pair of small 
semi-detached cottages is located immediately to the west of the site and residential 
properties are also within the vicinity of the site on the opposite side of the A41. The 
application proposal is at the key entry into Bicester from along A41 from Aylesbury 
and the east, as well as nearby villages, such as Ambrosden and Blackthorn and it is 
therefore important that the proposed development provides an appropriate ‘gateway 
setting’ both in terms of its design, scale and positioning of the buildings, parking and 
service areas and choice of materials. 
 
Policy ESD15 of the adopted Cherwell Local Plan 2011-2031 advises that design 
standards for new development, whether housing or commercial development are 
equally important, and seeks to provide a framework for considering the quality of the 
development and to ensure that we achieve locally distinctive design which reflects 
and respects the urban or rural context within which it sits. The adopted Cherwell 
Local Plan 1996 contains saved Policy C28 which states that ‘control will be 
exercised over all new development to ensure that the standard of layout, design and 
external appearance, including choice of materials are sympathetic to the character of 
the urban or rural context of the development’. Policy ESD15 also advises that the 
design of all new developments will need to be informed by an analysis of the 
context, together with an explanation and justification of the design principles that 
have informed the design rationale. This should be demonstrated in the Design and 
Access Statement. 
 
The appearance of new development and its relationship with its surroundings and its 
natural and built environment can have a significant effect on the character and 
appearance of an area. Securing development that can positively contribute to the 
character of its local environment and has longevity is therefore of key importance. 
The application has been submitted as a hybrid, seeking detailed planning consent 
for the erection of two B8 buildings and the new access into the development at the 
eastern end of the site, furthest away from Bicester, and outline consent on the 
remainder. 
 
Policy Bicester 12 identifies a number of key site specific design and place shaping 
principles, those relevant to scale, form and design are as follows: 

• A comprehensive master plan for the allocated site 

• Commercial buildings with a high quality design and finish, with careful 
consideration given to layout, architecture, materials, colourings and to 
building heights to reduce overall visual impact 

• Retention and enhancement of hedgerows and the introduction of new 
landscaping features that will ensure the preservation and enhancement of 
biodiversity 

• A well designed approach to the urban edge, which relates development at 
the periphery, and affords good access to the countryside 

• The provision of public art to enhance the quality of the place, legibility and 
identity 

• A proposal that is well integrated with improved, sustainable connections 
between the existing development and new development on this site 

• New footpaths and cycleways that link to existing networks 
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• A legible hierarchy of routes to encourage sustainable modes of travel 
incorporating walkable neighbourhoods and incorporating cycle routes 

• Provision of opportunities for green infrastructure links within and beyond the 
site 

• The introduction of buffers/barriers/screening and the location of uses should 
be carefully considered to mitigate potential nuisances 

 
A Design and Access Statement has been included in the application documentation. 
This document sets out in the introduction the changes that have occurred to the 
scheme following the initial outline submission (now at appeal) in response to on-
going design discussions and public engagement. This includes a reduction in the 
overall floor space proposed of approximately 4,500 sqm, some additional 
landscaping, reduction in the maximum height of the buildings from 18m to 15.5m, an 
indication of possible footpath/cycle and green infrastructure links with the wider 
Bicester 12 development and amendments to the access onto A41 following 
discussions with the highway authority. 
 
The Design and Access Statement also advises that the principle of this development 
proposal is to establish a flexible framework capable of accommodating a wide range 
of occupiers. A parameters plan submitted in conjunction with the outline element of 
the application seeks to set out the maximum development parameters in terms of 
use, floor area, height, maximum floor plate and finished floor levels in respect of 
Zone 2. The two buildings  proposed in Zone 1 are detailed as these relate to the full 
part of the application. Within Zone 1, Unit A1 has been designed and is of a size 
which responds specifically to the secured pre-let requirements of a committed 
occupier, whilst Unit A2 will be constructed alongside unit A1 on a speculative basis 
and has been designed to suit a number of potential future occupiers. The 
parameters plans accompanying the outline submission also indicate a potential for 
between 2 and 5 B8 units on Zone 2. The ultimate number of units finally delivered on 
this section of the site will be dependent upon the needs of future occupiers. The 
maximum footprint of any one building on this part of the site is stated as 225m x 
121m and 15.5m in height. 
 
In terms of the design of the buildings, units A1 and A2 for which detailed planning 
consent is sought consist of long spanning steel portal frames, creating large column 
free internal areas for maximum flexibility of the internal areas. The buildings have 
been designed using a simple grey colour palette of various types of cladding either 
vertically or horizontally laid to give variation to the extensive elevations. The office 
elements which are generally located at the front of the building over-looking the car 
park will be clad in composite flat insulated metal panels, fitted horizontally between 
banks of aluminium framed windows. In terms of their appearance, these buildings 
are typical of modern B8 units. 
 
The illustrative layout and the detailed plans relating to Zone 1 indicate the proposed 
buildings set at an angle to A41 which the applicant’s state is in an attempt to reduce 
the visual massing and provide deeper landscape buffers where possible. In terms of 
unit A1, the service yard has been located adjacent to the A41. The applicants justify 
this as being in response to a request by officers to set the buildings back from A41 to 
enable sufficient landscaping mitigation to be provided along the eastern and 
southern boundaries and create a greater landscape setting and reduce the visual 
impact of the buildings on the approach into the town. Whilst the landscaping 
proposals submitted with the application now include the provision of a landscaped 
bund along this frontage, it is variable in its width and is only 6m wide in the south 
eastern corner adjacent to A41. Whilst the detailed element of this application 
proposal has sought to move the building back from the A41 frontage as suggested 
by the council’s parameters plan, the provision of the service yard which will need to 
be securely fenced and lit, adjacent to A41 is of concern. 
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In terms of site security, the Design and Access Statement advises that site security 
would be required for each warehouse building and all goods service yards which 
would be achieved with 2.4m high colour coated paladin fencing, with anti-climb mesh 
panels mounted on steel posts, surrounding the buildings and external goods vehicle 
service areas. It states that the fencing would be positioned within the landscaped 
zones where possible. Vehicle parking for full HGV trailer and tractor combinations is 
also to be provided within the service yards. 
 
It is also stated that a number of external facilities would also be required for each of 
the units as follows: 

• Security gatehouse, nominal dimensions 8m x 4m x 3m high, located at the 
plot entrance 

• Cycle shelter for the secure storage of cycles located adjacent to the main 
building entrances 

• Galvanised steel water storage tanks approximately 10m diameter x 6m high 
and pump enclosures approximately 9m x 6m x 3m high for a fire fighting 
sprinkler system where required by occupier 

• Vehicle wash facilities (where specified by occupier) 

• Refuelling facilities (where specified by occupier) 

• Smoking shelters approximately 3m x 4m x 3m high located adjacent to car 
park areas 

 
In terms of design and layout of this site and other commercial/employment 
developments, the Council has an approved SPG ‘Design and Layout of Employment 
Sites – A guide’ the aim of which is (i) to encourage high quality designs for new 
commercial development, (ii) to create attractive settings for new commercial 
development, (iii)to minimise the impact of new commercial buildings on neighbouring 
residential areas, the wider landscape and environment generally and (iv) to create a 
good image for the District’s employment areas. Whilst this SPG was prepared in 
response to sites allocated for employment purposes in the adopted Cherwell Local 
Plan 1996, the principles identified within this document are still relevant to the more 
recent allocations within the Cherwell Local Plan 2011-2031, setting general 
principles and standards for scale, siting and layout; landscaping; noise and vibration 
and design of buildings, and in particular this application proposal which seeks 
consent for B8 buildings. In order to seek to avoid development which is considered 
to harm the appearance and character of the open countryside, or adjacent 
residential properties, a number of specific height and distance criteria are given. 
 
As previously mentioned, part of the discussions with the agent during the 
consideration of the outline application (15/02316/OUT), in order to try to move the 
application forward, a parameters plan was produced on behalf of the Council which 
sought to identify building lines, landscape buffers and connectivity with the wider 
Bicester 12 allocation in respect of the development of this site. This parameter plan 
sought to incorporate the principles of the above document. The submitted HYBRID 
application has sought to address some of the concerns raised in respect of the 
outline application and identified by the council’s parameters plan relating to the 
scale, form, positioning of buildings relative to the site boundaries, connectivity, green 
infrastructure and greater buffer planting to mitigate the visual impacts of the 
proposed development, however it is considered that the amendments in this 
application still do not go far enough and the proposal as submitted with the floor 
areas specified within the application description and on the parameters plan, 
therefore represents an over-development of the site with insufficient land for 
appropriate landscaping mitigation, biodiversity enhancement and SUDS drainage. 
The application submission states that these issues can be dealt with by condition, 
however, such matters can only be conditioned if there is a reasonable prospect that 
they can be successfully delivered. At a recent meeting the applicant undertook to 
submit further details and information regarding the compatibility of the landscaping, 
drainage and ecological mitigation proposed. This will be the subject of a written 
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update if necessary. 
 
As stated above, saved Policy C28 of the adopted Cherwell Local Plan 1996 seeks to 
control development to ensure that the standards of its layout, design and external 
appearance are sympathetic to the rural or urban context of the site The supporting 
text advises that the Council will seek to avoid discordant development that would 
harm the appearance and character of the countryside. Policy ESD15 of the adopted 
Cherwell Local Plan requires new development to complement and enhance the 
character of its context through sensitive siting and layout. It is considered that the 
proposed buildings due to their footprint, form, bulk, height and proximity to the 
boundaries of the site without sufficient landscape mitigation would dominate the 
approach into Bicester from both Ambrosden and Aylesbury to the detriment of the 
visual appearance of the locality and the adjacent open countryside. Furthermore, the 
building to plot ratio within the site is also very high with minimal scope for effective or 
significant landscaping. In terms of the outline submission for Zone 2, the parameters 
plan indicates green corridors through the centre of the site, however, these are only 
indicative and if the site was to be developed in accordance with the submitted plot 
parameters these could not be provided as indicated. The applicant has suggested 
that the provision of green infrastructure corridors could be conditioned as part of the 
outline consent. However, to be successfully conditioned there must be certainty that 
it can be delivered as part of a reserved matters application, but having regard to the 
quantum of development sought and the plot parameter table, it cannot be assured. 
 
It is therefore considered that the proposal as submitted would cause harm to the 
locality and is contrary to Policies Bicester 12 and ESD15 of the adopted Cherwell 
Local Plan 2011-2031 and saved Policy C28 of the adopted Cherwell Local Plan and 
the NPPF which requires new development to be visually attractive as a result of 
good architecture and appropriate landscaping in terms of the quantum of 
development on the site. It is considered that this objection could be overcome if the 
quantum of development was reduced and the necessary landscape buffers and 
internal green infrastructure assured. 
 
 
Ecology 
The NPPF – Conserving and enhancing the natural environment requires at 
paragraph 109, that, ‘the planning system should contribute to and enhance the 
natural and local environment by minimising impacts of biodiversity and providing net 
gains in biodiversity where possible, contributing to the Government’s commitment to 
halt the overall decline in biodiversity, including establishing coherent ecological 
works that are more resilient to current and future pressures. 
 
Section 40 of the natural Environment and communities Act 2006 (NERC 2006) 
states that ‘every public authority must in exercising its functions, have regard to the 
purpose of conserving (including restoring/enhancing) biodiversity’ and: 
 
Local Planning Authorities must also have regards to the requirements of the EC 
Habitats Directive when determining an application where European protected 
Species are affected, as prescribed in Regulation 9 (5) of Conservation Regulations 
2010, which states that ‘a competent authority, in exercising any of their functions 
must have regard to the requirements of the Habitats Directive as far as they may be 
affected by the exercise of those functions’. 
 
Articles 12 and 16 of the EC Habitats Directive are aimed at the establishment and 
implementation of a strict protection regime for animal species listed in Annex IV(a) of 
the Habitats Directive within the whole territory of the Member States to prohibit the 
deterioration or destruction of their breeding sites or resting places. 
 
Under Regulation 41 of the conservation Regulations 2010 it is a criminal offence to 
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damage or destroy a breeding site or resting place, but under Regulation 53 of the 
Conservation Regulations 2010, licences from natural England for certain purposes 
can be granted to allow otherwise unlawful activities to proceed when offences are 
likely to be committed, but only if 3 strict derogation tests are met which include: 

1. Is the development needed for public health or public safety or other 
imperative reasons of overriding public interest including those of social or 
economic nature (development) 

2. Is there a satisfactory alternative 
3. Is there adequate mitigation being provided to maintain the favourable 

conservation status of the population of the species 
 
Therefore, where planning permission is required and protected species are likely to 
be found present at the site or surrounding area, Regulation 53 of the Conservation of 
Habitats and Species Regulations 2010 provides that local planning authorities must 
have regard to the requirements of the Habitats Directive so far as they may be 
affected by the exercise of those functions and also the derogation requirements (the 
3 tests) might be met. Consequently a protected species survey must be undertaken 
and it is for the applicant to demonstrate to the Local Planning Authority that the 3 
strict derogation tests can be met prior to the determination of the application. 
 
Policy ESD10 of the adopted Cherwell Local Plan 2011-2031 and seeks to achieve 
biodiversity net gain through development by the protection and enhancement of 
biodiversity and the natural environment. The supporting text also requires all 
developments around Bicester to carry out surveys for the brown hairstreak butterfly 
as well as a consideration of the site’s value as a wildlife corridor and the contribution 
it makes to ecological networks. 
 
Policy Bicester 12 identifies key site specific design and place shaping principles 
relevant to ecology and biodiversity as follows: 

• A comprehensive master plan for the allocated site 

• Retention and enhancement of hedgerows and the introduction of new 
landscaping features that will ensure the preservation and enhancement of 
biodiversity, resulting in an overall net gain. Development should demonstrate 
the enhancement, restoration or creation of wildlife corridors 

• Provision of opportunities for green infrastructure links within and beyond the 
development site to the wider town and open countryside including 
appropriate improvements to connectivity between areas of ecological interest 

• Adequate investigation of, protection of and management of protected habitats 
and species on site given the ecological value of the site, with biodiversity 
preserved and enhanced 

• The preparation and implementation of an Ecological Management Plan to 
ensure the long term conservation of habitats and species within the site 

• Ensure there are no detrimental impacts on downstream sites of Special 
Scientific Interest through hydrological, hydro chemical or sedimentation 
impacts 

 
The submitted ES includes a chapter on ecology. An assessment of the potential 
ecological effects that the proposed development might have on the site and its 
surroundings has been carried out by the Environmental Dimension Partnership on 
behalf of the applicant. The assessment includes a review of the current conditions 
found within the area and identifies measures to avoid, mitigate and/or compensate 
where appropriate. The assessment has been based on the review of available 
ecological records and appropriate ecological surveys to understand the ecological 
value of the site and its local context. The assessment found that the habitats within 
the application site are generally of minimal ecological value, reflecting its agricultural 
use. However, some habitats of local value were identified, namely the mature 
hedgerows and (off-site) pond. In terms of habitats the ES states that the cumulative 
effects of the larger scale of total habitat losses are not considered to be significant 
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on the assumption that each development provides adequate mitigation in 
accordance with national and local planning policies. 
 
In terms of protected and/or notable species, information was collected through a 
desk study and range of field surveys. In terms of birds, TVERC records were used 
together with a full breeding bird survey carried out in Spring 2015. Overall a total of 
29 species of bird were recorded, a total of 10 of which are of conservation 
importance in terms of being listed as species of principal importance for conservation 
in England under Section 41 of the NERC Act (2006) and/or having been assessed 
as Red/Amber Listed Species of conservation concern. Of these only dunnock and 
yellowhammer were confirmed to be breeding within the site. 
 
Bat surveys undertaken within the site comprised assessments of trees for their 
potential to support roosting bats, with further detailed emergence surveys of a 
medium potential tree located along the northern boundary of the site, together with 
manual and automated bat activity surveys. In terms of Great Crested Newts, the 
surveys found no evidence of their presence on the site, although they are present in 
ponds outside the application site.  
 
The desk study confirmed the presence of brown hairstreak butterfly within the local 
surroundings of the site including a number of records from Gavray Drive Meadows 
LWS and a single record of an egg at the A41/Ploughley Road junction immediately 
beyond the southern boundary of the site. A targeted egg search involving a thorough 
survey of sample sections from all hedgerows within the site for the presence of 
brown hairstreak eggs was undertaken by EDP on 3rd December 2015. The egg 
search recorded a total of two eggs within the site. This hedgerow will be removed as 
part of the development proposals. The ES states that due to the retention of existing 
hedgerows to the boundaries of the site (except to create access points) that the 
habitat loss has only minor significance. The ES advises that the overall, adverse 
effects have been avoided or reduced through inherent mitigation incorporated into 
the parameter plans for the site and the detailed proposals for Zone 1, and via the 
provision of the CEMP to be secured via a planning condition. It must be noted 
however, that if such matters are to be conditioned that the proposal must be clear 
that such mitigation is capable of being accommodated within the site and that 
sufficient space is maintained for sufficient and appropriate landscaping proposals 
and green infrastructure links to act as wildlife corridors in order to comply with the 
above mentioned advice, Development Plan policies and the advice within the NPPF.  
 
The submission has been assessed by the Council’s Ecologist and the county 
Ecologist. A number of concerns have been raised in respect of the biodiversity 
enhancements proposed and whether they can be successfully incorporated into the 
landscaping scheme for the site. In the absence of certainty about the protection of 
existing habitats and wildlife and biodiversity net gain  across the application proposal 
the application is considered contrary to the requirements of Policies Bicester 12 and 
ESD10 of the adopted Cherwell local Plan 2011-2031 and the NPPF. It is considered 
that these concerns could be successfully addressed should the applicant be willing 
to engage further by reducing the overall quantum of development and maximum 
sizes of the buildings, increasing the width of the landscape buffers, retaining existing 
trees and hedgerows as far as possible and ensuring green infrastructure links 
through the development. 
 
 
Flood Risk and Drainage 
The NPPF – Meeting the challenge of climate change, flooding and coastal change 
advises that local planning authorities should adopt proactive strategies to mitigate 
and adapt to climate change, taking full account of flood risk, coastal change and 
water supply and demand considerations. 
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Policy ESD6 of the adopted Cherwell Local Plan requires that flood risk assessments 
are included with development proposals such as the application site which should 
assess all sources of flood risk and demonstrate that 

• There will be no increase in surface water discharge rates or volumes during 
storm events up to and including the 1 in 100 year storm event with an 
allowance for climate change (the design storm event) 

• Development will not flood from surface water up to and including the design 
storm event and any surface water flooding beyond the 1 in 30 year storm 
event, up to and including the design storm event will be safely contained on 
site. 

 
Policy ESD7 of the adopted Cherwell Local Plan (Part 1) 2011-2031 sets out the 
Council’s approach to Sustainable Drainage Systems (SuDS) to ensure new 
developments are better adapted to the predicted impacts of climate change in the 
South East, which include more intense rainfall events and in order to prevent surface 
water run-off from increasing flood risk. Policy ESD7 is supported by the Flood and 
Water Management Act 2010 which presumes that SuDS will be used for all new 
developments which seek to manage surface water as close to its source as possible. 
The policy states that ‘all development will be required to use sustainable drainage 
systems (SuDS) for the management of surface water run-off. 
 
Policy Bicester 12 identifies a number of key site specific design and place shaping 
principles, those most relevant to flood risk and drainage are as follows: 

• A comprehensive master plan for the allocated site 

• Ensure that there are no detrimental impacts on downstream sites of Special 
Scientific Interest through hydrological, hydro chemical or sedimentation 
impacts 

• A flood risk assessment should include detailed modelling of the water 
courses. Development should be excluded from flood zone 3 plus climate 
change and public open space/recreation areas located near water courses to 
create ‘blue corridors’ 

• Take account of the Council’s Strategic Flood Risk Assessment for the site 

• The incorporation of SUDS, taking account of the recommendations of the 
Council’s SFRA. Detailed site specific analysis and ground investigation to 
determine whether infiltration SUDS techniques are acceptable; due to 
underlying geology and ground water vulnerability attenuation techniques are 
likely to be required 

 
The ES submitted with the application includes a chapter on flood risk and the water 
environment which assess the likely significant impacts of the proposed development 
relating to flood risk, surface water drainage, water quality and consumption of public 
water supply. Field drains surround the site along the western, northern and eastern 
site boundaries. The field drains to the north and west of the site appear to flow 
northwards towards the River Ray. A field drain flows in a southerly direction along 
the eastern site boundary and is culverted beneath the A41 at the south eastern 
corner of the site before continuing in a southerly direction to confluence with the 
River Ray. 
 
 
The flood risk assessment and the drainage strategy have been assessed by OCC as 
Lead Flood Authority. In terms of the full application, they state that there is limited 
use of SUDS techniques, especially using soft vegetative SUDS, source control and 
treatment train approach has been made throughout the site. A concern is also raised 
about how the proposals will meet water quality objectives to comply with Cherwell 
Local Plan policy; NSTS and good practice and the provision of hydrocarbon 
interceptor alone may be insufficient. In terms of the outline proposal a concern has 
been raised as to how cut and fill across the site interferes with the natural flow paths 
of the greenfield condition. To resolve the objection OCC require: 
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For the full application 

1. Provide some assessment detail as to why vegetative SUDS or hard SUDS 
Source control techniques cannot be used to meet SUDS water quality 
objectives in a treatment train. This could be assisted by providing a matrix 
assessment table. This should show that the potential for SUDS is being 
maximised where it is practical to do so to meet water quality objectives 

2. Permeability tests at the site to prove the expected low or no permeability 
condition 

3. Assessment of pre and post-development run-off volumes and conclusion as 
to whether it is practicable to control volumes to the greenfield condition to 
demonstrate compliance with NSTS S5 

4. Clarify the feasibility of orifice control to discharge to the 100% annual storm 
probability to fully meet NSTS standard S2 

5. Confirmation of hydrocarbon interceptor, treatment plant and pump details 
6. Provide calculation detail of the flood modelling for the compensation lowering 
7. Provide further plans as noted of long and cross section details to include the 

outfall to the ditch and detail of hydrocarbon interceptor 
8. Clarify ownership of the field drain ditch at outfall 
9. Provide proposed maintenance details for the proposed pump and 

hydrocarbon interceptor and any further SUDS proposals 
10. Graphically illustrate on a plan the areas of flooding and flood routes in 

exceedance events, showing flood volumes 
 
For the outline 

1. As 1 above 
2. Resolve concerns surrounding the flood risk at the site and downstream, 

which concern the capacity of the land drain to accept and carry away flows. 
This should include assessment of the watercourse condition and 
infrastructure downstream 

3. Assessment of pre and post-development run off volumes to the greenfield 
condition to demonstrate compliance with NSTS S4-S9 and Cherwell local 
plan policy 

4. Demonstrate compliance to control discharge to the relevant greenfield annual 
storm probabilities to fully meet NSTS standard S1-S2 and Cherwell local plan 
policy 

5. Provide a surface water statement that would comprehensively address the 
surface water issues raised and fully evaluate SUDS potential. This should 
include outline drainage plans and maintenance statement and proposals, and 
calculations. Show on plans the existing catchment and drainage flow regime 
and proposed drainage catchments 

 
Following the above, further discussions have been held between OCC and the 
applicant’s consultants and revised drainage proposals have now been submitted 
which have removed the above objection subject to the imposition of a number of 
conditions. The revised submission however, as discussed previously includes 
drainage pipes, swales and attenuation areas within the landscaped buffers and the 
Council’s Landscape Officer does not consider the two to be compatible in seeking to 
successfully provide suitable mitigation screening. The applicant’s consultant has 
undertaken to provide additional detail and information regarding this issue and 
revised plans have been submitted. The comments of the Council’s Landscape 
Officer are awaited and Members will be updated at the meeting.          
 
 
Effect on Neighbouring Amenity 
Significant objections have been received from the occupiers of the adjacent 
dwellings known as Wretchwick Farm Cottages. The objections can be read in full on 
the application documentation. The application proposal has sought to address the 
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impact on these cottages by the provision of a landscaped bund in the south eastern 
corner of the site adjacent to the existing public right of way. Due to the nature and 
scale of the proposed development and the fact that this is the development of a 
green field site in open countryside, the proposal will result in some localised harm to 
the existing residential properties within the immediate vicinity of the site, and the 
development of this site and the remainder of Bicester 12 will have an urbanising 
effect on this currently rural location. The site however is allocated for mixed use 
development under Policy Bicester 12 of the adopted Cherwell Local Plan and 
therefore we need to ensure that the impact of the proposed development on these 
residential properties is not so great as to have an unacceptable impact on their 
residential amenities. 
 
The accompanying ES has addressed the impact of the development on these 
residential properties, both in terms of the construction of the site and its operational 
use once constructed and concluded that the impacts would not be sufficient to justify 
refusal of the application. The ES in terms of noise and vibration has been assessed 
by the Councils Environmental protection Officer who raises no objections subject to 
the imposition of conditions including a Construction Environmental Management 
Plan. 
 
Policy C31 of the adopted Cherwell Local Plan advises that in existing and proposed 
residential areas that development which is not compatible with the residential 
character of an area, or would cause an unacceptable level of nuisance or visual 
intrusion would not normally be permitted. As expressed above, the proposal by 
virtue of its scale, form and type would have an impact upon the adjacent residential 
properties, however, this is an allocated site for mixed use development and the 
provision of a landscaped bund to the south eastern corner will reduce the visual 
impact and domination of the development when viewed from these properties. This 
issue would be addressed further at reserve matters stage when the position, scale 
and orientation of the building and service yards would be considered in more detail. 
 
Having regard to the above therefore, it is considered that the proposed development 
would not have such a significant and unacceptable impact upon the residential 
amenities of the occupiers of these two cottages sufficient to justify refusal of the 
application proposal on these grounds. 
 
 
Sustainability 
All applicants submitting proposals for all non-residential development are required in 
paragraph B.185 of the Cherwell Local Plan Part 1 2011-2031 to submit an energy 
statement demonstrating compliance with Policy ESD2 which will be demonstrated 
through the application of Policies ESD3, ESD4 and ESD5. Policy ESD3 requires that 
non-residential developments should demonstrate that they have been designed to 
meet BREEAM ‘Very Good’ standard. Policy ESD4 requires all applications for non-
domestic development above 1000 sqm to be accompanied by a feasibility 
assessment for District Heating/Combined Heat and Power. Policy ESD5 requires 
that all such development proposals should also be accompanied by a feasibility 
assessment for on-site renewable energy provision. No such feasibility assessment or 
Energy Statement has been submitted as part of this application. 
 
The NPPF – ‘Meeting the challenge of climate change, flooding and coastal change’ 
advises at paragraph 94 that ‘Local Planning Authorities should adopt proactive 
strategies to mitigate and adapt to climate change, taking full account of flood risk, 
coastal change and water supply and demand considerations’. 
 
Paragraph 96 advises that in determining planning applications , local planning 
authorities should expect new development to: 

• Comply with adopted Local Plan policies on local requirements for 
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decentralised energy supply unless it can be demonstrated by the applicant, 
having regard to the type of development involved and its design, that this is 
not feasible or viable; and 

• Take account of landform, layout and building orientation, massing and 
landscaping to minimise energy consumption 

 
Policy Bicester 12 identifies a number of key site specific design and place shaping 
principles, those relevant to sustainability are as follows: 

• Demonstration of climate change mitigation and adaption measures including 
exemplary demonstration of compliance with the requirements of Policies ESD 
1 – 5. 

• The incorporation of SUDS (see Policy ESD7: Sustainable Drainage 
Systems), taking account of the recommendations of the council’s strategic 
Flood Risk assessment. Detailed site specific analysis and ground 
investigation to determine whether infiltration SUDS techniques  are 
acceptable, due to underlying geology and groundwater vulnerability 
attenuation techniques are likely to be required 

 
The application submitted by the applicant’s agent states that it is intended that the 
development will achieve a minimum of BREEAM ‘Very Good’ but suggests that the 
details should be required to be submitted by condition thereby complying with 
Policies ESD 1 -5 of the adopted Cherwell Local Plan Part 1 and Policy Bicester 12. 
The submission has been assessed by the Council’s sustainability consultant who 
has raised concerns about the level of detail and information submitted. In the 
absence of further details as required in the consultation response and the 
submission of an energy statement and feasibility studies, the application proposal 
must be considered to be contrary to the above mentioned local Plan Policies and the 
requirements of the NPPF in this respect. 
 
Planning Obligation 
The proposal generates a need for infrastructure and other contributions to be 
secured through a planning obligation, to enable the development to proceed. Policy 
INF1 of the adopted Cherwell Local Plan 2011-2031 states that; ‘development 
proposals will be required to demonstrate that infrastructure requirements can be met, 
including the provision of transport infrastructure and improvements. Contributions 
can be secured via a section 106 Agreement provided they meet the tests of 
Regulation 122 of the Community Infrastructure Regulations 2010. This large scale 
development proposal will require a legal agreement to secure the mitigation and 
infrastructure necessary to make the development acceptable. 
 
At the time of writing the report, the terms and details of the Planning Obligation have 
not yet been agreed between OCC and the applicant. The applicant has submitted a 
Unilateral Undertaking which is not acceptable. The following highway infrastructure 
improvements and contributions towards highway infrastructure works would be 
required as follows: 
 
Section 278 required as follows: 

• for the provision of highway works relating to the means of access to A41 

• extension of the street lighting on A41 to the east of the proposed site access 

• introduction of a 50mph speed limit on A41 to include the site access and 
junction with Ploughley Road – exact extent to be agreed 

• a new section of footway/cycleway on the north side of the A41 from the site 
access as far as the junction of Ploughley road. This footway/cycleway will 
connect with the proposed new refuge island crossing point east of the 
Ploughley Road junction with the A41. This connection and the refuge itself 
(and connections onwards on the south side of the A41)  

• hard standing for a pair of new bus stops in the vicinity of the junction of 
Ploughley Road and A41 either west of the junction of the A41 or just south of 
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the A41 on Ploughley Road 
 
Section 106 required to secure 

• Highway works as above 

• Pedestrian/cycle connections with the rest of Bicester 12 site. The developer 
would need to commit to providing (i) connections into/out of the site with the 
rest of Bicester 12 site and (ii) onward 3m shared use routes for cyclists and 
pedestrians from the points of connection with the adjacent site to reach all 
points of access of the different buildings on the site. There would need to be 
one connection each on the north western and north eastern boundaries of 
the site. The connections and onward routes would need to be provided within 
6 months of the applicant being notified that development has commenced on 
the adjacent site. 

• Bus stop infrastructure - £21.955 towards the cost of procuring, installing and 
maintaining two Premium Route bus stop/pole/flag/information cases and one 
three-bay bus shelter with integral real time information display (Bicester 
bound stop) – for the new pair of bus stops being provided in the vicinity of the 
A41/Ploughley Road junction 

• Strategic transport – a financial contribution of £766,320 towards wider 
improvements to the Bicester transport network as a result of the 
development’s contribution to the cumulative transport impacts of the wider 
proposals. The amount to be confirmed 

• Travel plans – £2,040 will be required to monitor the Framework travel Plan. A 
further £2,040 will be needed for the monitoring of the travel Plans for each of 
the individual units developed, for a period of 5 years post occupation of the 
site (£12,240 based on the indicative site layout showing 5 units) 

• Travel plans 
 
The total figure of £119,118 offered by the applicant in the Unilateral Undertaking falls 
considerably short of the transport contributions requested by OCC. Further, the 
applicant is suggesting small contributions to a number of different schemes which 
would cause problems with the pooling of contributions (CIL Regulation 123). OCC 
require a single contribution towards the county Council’s proposed South East Relief 
Road or an equivalent scheme which would have the same outcome, thatis, 
mitigating the effect of congestion at the A41/Boundary way. Without this, OCC 
consider the development would not be acceptable in planning terms. The necessary 
S278 works also need to be secured through a planning agreement. A condition as 
suggested by the applicant is not acceptable. 
 
Commuted sums are not included in the UU. A S278 would not be agreed without 
payment of a commuted sum for maintenance. Without a S278 the necessary 
highway works could not be carried out and the development would therefore be 
acceptable in planning terms. A bus contribution is necessary to mitigate the impact 
of the development towards improved bus services. This has been omitted from the 
UU. 
 
The wording in the UU regarding the pedestrian and cycle connections between this 
site and the remainder of Bicester 12 is not acceptable to OCC. As set out previously, 
detail of the connection points and onward routes are required, to be agreed prior to 
the commencement of development and their construction to be completed prior to 
the occupation of the development. The wording of the UU draft does not reflect this. 
 
Having regard to the above, the planning obligation offered by the applicant by way of 
a Unilateral Undertaking is not acceptable and therefore the necessary infrastructure 
directly required as a consequence of this scheme will not be delivered. The proposal 
is therefore contrary to Policy INF1 of the adopted Cherwell Local Plan Part 1 2011-
2031and government advice within the NPPF in this respect. 
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Engagement 

5.132 With regard to the duty set out in paragraphs 186 and 187 of the Framework, no 
problems or issues have arisen during the application. It is considered that the duty to 
be positive and proactive has been discharged by seeking to work collaboratively with 
the applicant and through the efficient and timely determination of the application.   

  
Conclusion 

5.133 The application site is part of the larger Policy Bicester 12 mixed use allocation 
(including employment use) within the adopted Cherwell Local Plan 2011-2031, and 
the principle of B8 use on this site is therefore accepted. We have sought to work 
collaboratively with the applicant and agent to achieve an appropriate level of 
development on the site. Having regard to the above however, it is clear that having 
regard to the quantum, scale and form of development sought on the site that the 
proposal as submitted is contrary to Policy Bicester 12, policies ESD17, Policy 
ESD10, Policy ESD13, Policy ESD15 and Policy INF1 of the adopted Cherwell Local 
Plan and the advice within the NPPF. It would have an unacceptable visual impact 
upon the character and appearance of the locality with insufficient space for adequate 
mitigation. Furthermore the UU offered by the applicant is not sufficient to mitigate the 
impact of the proposed development in terms of the necessary infrastructure 
provision. The application as submitted is therefore not considered acceptable. 

 

6. Recommendation 
 
Refusal, as follows: 
 
 

1. The development has not been brought forward in the light of a 
comprehensive master plan for the whole of Bicester 12 and as such, there is 
no certainty over the provision and timely delivery of attractive connections to 
and through the site for cyclists and pedestrians from the application site and 
development proposed site to the remainder of Bicester 12 and wider Bicester 
area, contrary to the proper planning of the area and the full integration of the 
site with the adjacent development contrary to the requirements of Policy 
Bicester 12 of the adopted Cherwell Local Plan 2011-2031 and Government 
advice within the NPPF. 

 
2. The application proposal in terms of the quantum, scale, type, form and layout 

proposed would have an unacceptable visual impact on the character and 
appearance of the locality and would represent an overdevelopment of the site 
with insufficient space for adequate mitigation measures as suggested in the 
ES, sufficient to make the development acceptable, contrary to Policies 
Bicester 12, ESD10, ESD 13, and ESD15 of the adopted Cherwell Local Plan 
2011-2031 and saved Policy C28 of the adopted Cherwell Local Plan 1996 
and Government advice within the NPPF. 

 
3. In the absence of a satisfactory planning obligation, the Local Planning 

authority is not convinced that the necessary infrastructure directly required as 
a result of this scheme will be delivered. This would be contrary to Policy INF1 
of the adopted Cherwell Local Plan 2011-2031 and Government advice within 
the National Planning Policy Framework. 

 
 
 
 
STATEMENT OF ENGAGEMENT 
In accordance with the Town and Country Planning (Development Management 
Procedure) (England) (Amendment No 2) Order 2012 and paragraphs 186 and 187 of 
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the National Planning Policy Framework (March 2012), this decision has been taken 
by the Council having sought to work with the applicant/agent in a positive and 
proactive way and by the timely determination of the application. 
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NOTICE OF DECISION 

TOWN AND COUNTRY PLANNING ACT 1990 
(AS AMENDED) 

 
 

Name and Address of Agent/Applicant : 
 
Albion Land Ltd 
c/o Framptons 
Mr Peter Bateman 
Oriel House 
42 North Bar 
Banbury 
OX16 0TH 
 
 
 

 
 
 
 
 

 

Date Registered: 7th October 2014 
 
 
Proposal: OUTLINE -  Erection of up to 53,000 sqm of floor space to be for B8 and B2 with 

ancillary B1 (use classes) employment provision within two employment zones 
covering an area of 9.45ha;  parking and service areas to serve the employment 
zones; a new access off the Middleton Stoney Road (B4030); temporary access 
of Howes Lane pending the delivery of the realigned Howes Lane; 4.5ha of 
residential land; internal roads, paths and cycleways; landscaping including 
strategic green infrastructure (G1); provision of sustainable urban systems (suds) 
incorporating landscaped areas with balancing ponds and swales. Associated 
utilities and infrastructure. 
 
 

Location: OS Parcel 4200 Adjoining And North East Of A4095 And Adjoining And South 
West Of, Howes Lane, Bicester,    
 

Parish(es): Bicester    

  
 
 

REFUSAL OF PERMISSION FOR DEVELOPMENT  

 
The Cherwell District Council, as Local Planning Authority, hereby REFUSES to grant planning 
permission for the development described in the above-mentioned application, the 
accompanying plans and drawings and any clarifying or amending information. THE REASONS 
FOR REFUSAL ARE SET OUT IN THE ATTACHED SCHEDULE.  

 
Cherwell District Council 
Bodicote House 
Bodicote 
Banbury 
Oxon 
OX15 4AA 

Cherwell District Council 
Certified a true copy 

Head of Public Protection & 
Development Management 

  

 

 
 
Date of Decision   23rd June 2016 Head of Public Protection 

& Development Management 
 



 
Application No.: 14/01675/OUT 

2 of 4 

 

 

 

 
REASONS FOR REFUSAL 

 
 
 1 The proposed employment uses, at 70% B8 and 30% B2 floor space, does not comply with 

Policy Bicester 1 of the Adopted Cherwell Local Plan 2011-2031 which states that the use 
classes sought across the North West Bicester site will be B1 with limited B2 and B8 uses. 
The proposed employment uses are not predominantly B1 and would provide lower 
employment levels than employment predominantly within Use Class B1. Additionally, the 
resulting scale, height and appearance of development from such a use class split, as 
established by the parameter plans submitted with the application, would be unacceptable 
in terms of the impact of the proposal upon the landscape, the visual amenities of the area 
and the amenity of neighbouring properties by virtue of being obtrusive and out of keeping 
with the predominantly residential character of the existing town and the development 
planned by the Masterplan for North West Bicester. The proposal is therefore not 
considered to be sustainable development and is contrary to Policies Bicester 1, SLE 1, 
ESD13 and ESD15 of the Cherwell Local Plan 2011-2031, Policies C28 and C30 of the 
Cherwell Local Plan 1996, the National Planning Policy Framework and the North West 
Bicester Supplementary Planning Document. 

 
 2 By reason of a lack of a satisfactory completed S106 legal agreement to ensure that the 

development adequately mitigates its impact on community infrastructure, site wide 
infrastructure and secures the provision of affordable housing, the local planning authority 
cannot be satisfied that the impacts of the development in this respect can be made 
acceptable. In addition, the application provides insufficient information in respect of the 
detail relating to the Howes Lane temporary access, the provision of Green Infrastructure, 
the achievement of a net gain for biodiversity and an adequate Framework Travel Plan in 
order for an assessment to be made as to the acceptability of the proposal in relation to 
these specific matters. Consequently the proposals conflict with the requirements of 
Policies BSC3, BSC11, BSC12, INF1, Bicester 1, ESD10 and ESD17 of the Cherwell Local 
Plan 2011-2031, Policy H5 of the Cherwell Local Plan 1996, the National Planning Policy 
Framework and the North West Bicester Supplementary Planning Document. 

 
 
PLANNING NOTES  

 

 1 In accordance with the Town and Country Planning (Development Management Procedure) 

(England) (Amendment No 2) Order 2012 and paragraphs 186 and 187 of the National 

Planning Policy Framework (March 2012), this decision has been taken by the Council 

having worked with the applicant/agent in a positive and proactive way to progress this 

application. 
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NOTICE OF DECISION 

TOWN AND COUNTRY PLANNING ACT 1990 
(AS AMENDED) 

 
 

 

 

 

 

 

 
NOTES TO THE APPLICANT 

 
REFUSAL OF PERMISSION 
 
The Local Planning Authority has refused consent for the reasons set out in the schedule forming 
part of this notice of refusal.  A further explanation of the reasons for the decision can be found in 
the planning officer’s report, which can be viewed in Public Access via the council’s web site. 
 
If you wish to examine any of the development plans which set out the Local Planning Authority's 
policies and proposals for the development and use of land in its area, these are available for 
inspection on our website, or at the District Council offices, Bodicote House, Bodicote, during 
normal office hours. 
 
APPEALS TO THE SECRETARY OF STATE 
 
If you are aggrieved by the decision of the Local Planning Authority to refuse the application 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 the Local Planning 
Authority could not have granted permission or approval for the proposed development, 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 refuses planning permission or 
approval for the development of land, 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. 
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COMPENSATION 
 
In certain circumstances compensation may be claimed from the Local Planning Authority if 
permission is refused 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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Appeal Decision 
Inquiry Held on 12 and 13 September 2017 

Site visit made on 11 September 2017 

by P W Clark  MA MRTPI MCMI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 19 December 2017 

 

Appeal Ref: APP/C3105/W/16/3163551 
Land off Howes Lane and Middleton Stoney Road, Bicester, Oxfordshire 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant outline planning permission. 

 The appeal is made by Albion Land Ltd against the decision of Cherwell District Council. 

 The application Ref 14/01675/OUT, dated 2 October 2014, was refused by notice dated 

23 June 2016. 

 The development proposed is the erection of up to 53,000 sq m of floor space to be for 

B1, B2 and B8 (use classes) employment provision within two employment zones 

covering an area of 9.45 ha; parking and service areas to serve the employment zones; 

a new access off the Middleton Stoney Road (B4030); temporary access off Howes Lane 

pending the delivery of the realigned Howes Lane; 4.5 ha of residential land; internal 

roads, paths and cycleways; landscaping including strategic green infrastructure (GI); 

provision of sustainable urban systems (SUDS) incorporating landscaped areas with 

balancing ponds and swales; associated utilities and infrastructure. 
 

 

This decision is issued in accordance with section 56 (2) of the Planning 
and Compulsory Purchase Act 2004 as amended and supersedes that 

issued on 28 November 2017. 

Decision 

1. The appeal is allowed and planning permission is granted in outline for the 
erection of up to 53,000 sq m of floor space to be for B1, B2 and B8 (use 
classes) employment provision within two employment zones covering an area 

of 9.45 ha; parking and service areas to serve the employment zones; a new 
access off the Middleton Stoney Road (B4030); temporary access off Howes 

Lane pending the delivery of the realigned Howes Lane; 4.5 ha of residential 
land; internal roads, paths and cycleways; landscaping including strategic 
green infrastructure (GI); provision of sustainable urban systems (SUDS) 

incorporating landscaped areas with balancing ponds and swales; associated 
utilities and infrastructure at Land off Howes Lane and Middleton Stoney Road, 

Bicester, Oxfordshire in accordance with the terms of the application, Ref 
14/01675/OUT, dated 2 October 2014, as subsequently amended, subject to 
the thirty-three conditions appended to this decision. 

Procedural matters 

2. The application was made in outline with all matters reserved apart from some 

details of access to the site.  Details of access within the site, appearance, 
landscaping, layout and scale are reserved for subsequent consideration and so 
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do not fall to be considered within this appeal except in so far as they are 

specified within parameters plans, for reasons explained further below. 

3. The application originally proposed the erection of up to 53,000 square metres 

of B8 and B2 with ancillary B1 (use classes) employment provision within two 
employment zones covering an area of 9.45 ha, parking and service areas to 
serve the employment zones, a new access off the Middleton Stoney Road 

(B4030), temporary access off Howes Lane pending the delivery of the 
realigned Howes Lane, 4.5 ha of residential land, internal roads, paths and 

cycleways, landscaping including strategic green infrastructure (GI), provision 
of sustainable urban drainage systems (SUDS) incorporating landscaped areas 
with balancing ponds and swales, associated utilities and infrastructure. 

4. It was amended during its consideration by the Council and again during the 
appeal process.  The amendments were the subject of consultation as 

widespread as that on the original application and so nobody would be 
prejudiced by my basing the decision on the revised proposal.  The description 
in the headings above and in the decision is that provided in a letter from Tim 

Waring, Director of Quod, the appellant’s agents, to Cherwell District Council 
dated 11 April 2017 and is that also used in the Unilateral Undertaking reported 

below. 

5. For the avoidance of doubt, the drawings on which this decision has been 
based are as follows: 

 Seymour Harris Architecture drawing number AP(0)001 dated 20-02-14 
Red Line Boundary Relative to Existing Survey 

 Seymour Harris Architecture drawing number AP(0)002 revision L dated 
14-01-14 Master Plan 

 David Tucker Associates drawing number 14042-30 revision B dated July 

17 Highway Infrastructure Middleton Stoney Road Access (Inquiry 
document (ID) 7a) 

 David Tucker Associates drawing number 14042-32 revision E dated 
Sept 17 Highway Infrastructure prior to North West Bicester link road 
(ID 7b) 

 David Tucker Associates drawing number 14042-34 revision C dated 
Sept 17 Interim Residential Access (ID 7c) 

 David Tucker Associates drawing number 14042-25-2 revision a dated 
Sept 17 Highway Infrastructure Post North West Bicester link road (ID 
7d) 

 David Tucker Associates drawing number 14042-45 revision f dated June 
17 Residential Right Turn Lane Access from Strategic Link road (ID 7e). 

6. The application was accompanied by an Environmental Statement prepared by 
Framptons.  In preparation for the Inquiry into this appeal, the Environmental 

statement was completely substituted by a new Environmental Statement 
prepared by Quod.  In accordance with decisions of the courts1, any parameter 
plan submitted with an Environmental Statement must be applied by condition, 

                                       
1 R v Rochdale MBC ex parte Tew and Others [1999] 3 PLR 74 and R v Rochdale MBC ex parte Milne [2000] EHWC 

650 (Admin) 
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if permission is granted, so as to establish an envelope within which the 

detailed design and discharge of reserved matters can proceed, irrespective of 
whether or not they would otherwise be required to make the development 

acceptable.  These matters are therefore included for consideration within this 
appeal. 

7. For the avoidance of doubt, the parameter plans on which this decision has 

been based are as follows: 

 Chetwoods Architects drawing number 4216_SK_201 dated 22.03.17 

Parameter Plan 01 Application site boundary 

 Chetwoods Architects drawing number 4216_SK_202_ A dated 07.09.17 
Parameter Plan 02_A Land Use (ID 8a) 

 Chetwoods Architects drawing number 4216_SK_203_ A revision C dated 
11.09.17 Parameter Plan 03 A Building Heights Plan 

 Chetwoods Architects drawing number 4216_SK_204_A revision A dated 
07.09.17 Parameter Plan 04A Vegetation Parameters 

 Chetwoods Architects drawing number 4216_SK_205_A_ revision E 

dated 12.09.17 Parameter Plan 05 A Vegetation Retention and Removal 
Plan 

 Chetwoods Architects drawing number 4216_SK_206_A_ revision A 
dated 12.09.17 Parameter Plan 06 A Access and Circulation Plan. 

8. These show: 

 The application outline boundary 

 Residential development zones (two plots marked C3 residential), 

Employment Development zones (plot 3 marked B1c/B2/B8 – 
employment, plot 4 marked B2/B8 and ancillary B1 offices – 
employment), zones of strategic green infrastructure, roads, a route of 

temporary access and access points into plots 1 and 2 shown indicatively 

 Areas on both plots 1 and 2 for ridge heights of up to 12 and 16 metres 

above current site levels, a development plateau for plot 3 of 84.3m aod 
with roof ridges up to 14 metres above the development plateau and two 
development plateaux of 83 and 85 m aod on plot 4 with roof ridges up 

to 16 metres above the development plateaux 

 Areas of dense native tree and shrub planting, areas of parkland 

landscape including swales, tree planting, native woodland shrub mix, 
pond and play spaces, areas of combined verge and swales with tree 
planting, areas of a reserved corridor for strategic bus route – buffer to 

existing retained hedgerows with intermittent tree planting and meadow 
grass, an area of hedgerow buffer with proposed native hedgerow to 

augment existing, areas of proposed hedgerow planting  and areas of 
retained hedgerow planting 

 Five trees to be retained (including those included in Tree Preservation 
Order TPO 13/2001), three trees to be removed, four lengths of trees 
and hedgerows to be retained and reinforced, two lengths of proposed 
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hedgerow planting, a length of vegetation already proposed for removal 

in application 14/01968/F and five lengths of hedgerow to be removed 

 Pedestrian, cycling and vehicular access works including Strategic Link 

Road (application reference 14/01968/F in part), a 32m wide reserved 
corridor for Strategic Bus Route, three areas within which pedestrian 
access is to be formed, two areas within which residential vehicular 

access is to be formed and interim access works. 

9. The proposal is accompanied by a signed and dated Unilateral Undertaking.  In 

addition to the usual procedural, administrative and interpretative matters, the 
Unilateral Undertaking  provides for: 

 A Health contribution of £259.46 per dwelling up to a maximum of 

£38,918.67 paid in two instalments for the provision of a GP surgery to 
serve the development 

 A Police contribution of £151.30 per dwelling up to a maximum of 
£22,693.96 paid in two instalments towards the increase in capital costs 
of providing neighbourhood policing 

 A Community Facilities Build contribution of £775.12 per dwelling up to a 
maximum of £116,267.91 paid in two instalments towards the 

construction of a community building and sports pavilion in the north-
west Bicester development 

 A Community Development Fund contribution of £45.29 per dwelling up 

to a maximum of £6,792.64 towards community development work and 
support for groups of residents 

 A Community Workers contribution of £347.46 per dwelling up to a 
maximum of £52,118.38 for staff to carry out community development 
work 

 A Bicester Leisure Centre Phase 1 contribution of £498.48 per dwelling 
up to a maximum of £74,770.72 paid in two instalments towards phase 

1 of Bicester Leisure Centre expansion work 

 A Sports Pitches contribution of £227.68 per dwelling up to a maximum 
of £34,151.82 paid in two instalments towards the provision of sports 

pitches in the north-west Bicester development 

 A Sports Pitch Maintenance contribution of £250.35 per dwelling up to a 

maximum of £37,551.76 towards the future maintenance of sports 
pitches 

 A Burial Ground contribution of £10.06 per dwelling up to a maximum of 

£1,507.75 towards the provision of a burial ground in the north-west 
Bicester development 

 A Waste Collection contribution of £109.84 per dwelling up to a 
maximum of £16,476 towards the provision of refuse and recycling 

containers for each dwelling 

 An Employment Biodiversity contribution of £17,994 towards the costs of  
a biodiversity offsetting scheme 
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 A Residential Biodiversity contribution of £8,944.42 (approximately 

equating to £59.63 per dwelling) towards the costs of a biodiversity 
offsetting scheme 

 An Employment Public Art contribution of £75,646.74 and a Residential 
public art contribution of £27,667.54 (the latter approximately equating 
to £184.45 per dwelling) or, in the alternative, a Cultural Wellbeing 

Statement detailing proposals for the cultural enrichment of the 
development and its implementation 

 A Community Management Organisation contribution of £2,605.89 per 
dwelling up to a maximum of £390,882.18 payable in four instalments 
towards encouraging and promoting environmental, social and economic 

sustainability principles, encouraging community engagement and 
involvement, liaison to secure full integration, investment to generate 

income and maintenance of any facilities transferred to the organisation. 

 A Primary Education contribution of between £3,224.50 and £3,389.20 
per 2-bedroom unit, £7,397.37 and £7,625.91 per 3-bedroom unit and 

£9,673.49 and £10,167.88 per dwelling 4-bedroom or larger (the parties 
dispute the size of the figures) payable in three instalments towards the 

provision of a new primary school at the north-west Bicester 
development. 

 A Secondary Education contribution of between £2,748.47 and 

£3,277.57 per 2-bedroom unit, £7,245.97 and £8,521.67 per 3-bedroom 
unit and £11,743.48 and £13,765.78 per dwelling 4-bedroom or larger 

(the parties dispute the size of the figures) payable in three instalments 
towards the provision of a new secondary school at the north-west 
Bicester development. 

 A Special Education Needs contribution of £114.54 per 2-bedroom unit, 
£277.24 per 3-bedroom unit and £400.38 per dwelling 4-bedroom or 

larger towards the expansion of SEN Bardwell School. 

 A Bus Service contribution of £134,375.00 (approximately equivalent to 
£895.83 per dwelling) payable in two instalments relating to the 

occupancy of the dwellings towards the provision of a bus service 
connecting the development with Bicester town centre and Bicester 

Village station 

 An Interim Bus Service contribution of £157,130, payable in four 
instalments relating to the occupancy of the employment floorspace prior 

to the opening of the Strategic Highway replacing Howes Lane towards 
the provision of a bus service linking the development with Bicester town 

centre. 

 A Bus Infrastructure contribution of £38,920 shared equally between the 

residential development and the employment development, 
(approximately equivalent to £129.73 per dwelling) payable in two 
instalments towards the provision of bus stop infrastructure in the north-

west Bicester development and on Middleton Stoney Road 

 A Rights of Way contribution of £2,846 (equivalent to approximately 

£18.97 per dwelling) towards improvement to  Bicester Bridleway 9 and 
Bucknell Bridleway 4 
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 A Cycle Improvements contribution of £28,040 (equivalent to 

approximately £186.93 per dwelling) towards the improvement of the 
cycle route along Middleton Stoney Road between Howes Lane and 

Oxford Road 

 A Cycle Improvements contribution of £60,668 (equivalent to 
approximately £404.45 per dwelling) towards traffic calming and the 

improvement of the cycle route on Shakespeare Drive 

 A Traffic Calming contribution of £6,568, related to the occupancy of the 

employment floorspace, towards a traffic calming scheme for Middleton 
Stoney village 

 Two travel plan monitoring contributions of £1,309 each for the 

Residential Travel Plan (equivalent to approximately £8.72 per dwelling) 
and for the Employment Travel Plan 

 A County Council monitoring fee of £7,500 (equivalent to about £50 per 
dwelling) 

 A District Council monitoring fee of £1,127.44 (equivalent to about £7.52 

per dwelling) 

 Schemes for the provision of open space, incidental open space, a 

Neighbourhood Equipped Area of Play (NEAP) and Local Areas of Play 
(LAPs) to accord with Cherwell Local Plan policy BSC1, a Sustainable 
Drainage Scheme (SuDS) and not less than 0.14ha of allotments and 

their implementation, together with provisions for their transfer either to 
a Management Company or to the Council (in either case with financial 

contributions for future maintenance, amounting in the latter case to the 
equivalent of £2,109.93 per dwelling for the NEAP and one LAP alone)  

 A Framework Affordable Housing Scheme for the provision of 30% of the 

proposed dwellings as affordable housing but subject to an Affordable 
Housing Viability Review three months before commencement 

 The safeguarding of the land for the Strategic Highway (the diversion of 
Howes Lane), the licensing of a road developer to enter onto the land for 
the purposes of constructing the road, the dedication of the land as 

public highway on completion and a contribution of 1.73% of its funding 
costs. (estimated to be in excess of £20 million, equivalent to over 

£2,306.67 per dwelling) 

 A Strategy for achieving zero carbon generation and its implementation 

 The infrastructure works to be constructed to CEEQUAL “excellent” 

standard 

 The non-residential buildings to be constructed to BREEAM “very good” 

standard with a capability of achieving “excellent” standard 

 All contractors to be registered in the Considerate Contractor scheme 

 A scheme of local sourcing of construction materials 

 A residential development training and employment plan for seven 
apprentices 
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 An employment development training and employment plan for five 

apprentices 

 A routeing agreement for employment development construction traffic 

 The employment development not to start until a Highways Agreement 
with the County Council has been entered into for the Permanent 
Highway works on Middleton Stoney Road and not to be occupied until 

the Highway works have been completed 

 The residential development (and plot 3 employment development) not 

to start until a Highways Agreement with the County Council has been 
entered into for the Temporary Highway works on Howes Lane and not 
to be occupied until the Highway works have been completed  

 Monitoring the construction of the development and its functioning for 
ten years subsequently in accordance with the Eco Towns Standards 

Monitoring Scheme. 

 Some referencing errors in Schedule 27 of the Unilateral Undertaking came to 
light after it was delivered.  These minor corrections, which are said not to 

undermine its interpretation, are listed in a letter from Pinsent Masons, the 
appellant’s solicitors dated 26 October 2017 (post-Inquiry document 20).  I 

note the assurance of the appellant’s solicitors that these do not undermine the 
interpretation of the Schedule or the Undertaking as a whole. 

10. An informal site visit was made before the opening of the Inquiry.  Because of 

the outline nature of the proposal, no detailed matters arose during the Inquiry 
session which required a further site visit to understand.  Accordingly, with the 

agreement of the parties, no further accompanied site visit was made. 

11. The Inquiry sat on the two days stated above but was held open for public 
consultation on the revised scheme to be concluded and for the two main 

parties to conclude their negotiations on the Unilateral Undertaking and to 
provide closing remarks.  The Inquiry was closed in writing on 1 November 

2017. 

Main Issues 

12. The main issues arising from the Council’s reasons for refusal were the effects 

of the proposal on: 

 The generation of employment 

 The landscape character of the area 

 The supply of affordable housing 

 The supply of and demand for community, social and transport 

infrastructure 

 Highway safety for pedestrians 

 The provision of green infrastructure 

 Biodiversity 

 The demand for and supply of transport. 
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13. By the time of the Inquiry, the council had granted permissions in response to 

two further applications which, in sum, duplicated the current appeal proposals 
and provide a fall-back position in the event of this appeal being dismissed.  

The Council did not therefore pursue any of its reasons for refusal except to the 
degree that these would or would not be satisfied by the Unilateral Undertaking 
or by conditions to be attached to a permission.  The accredited Rule 6 party 

gave no evidence. 

14. Consequently, the only remaining issues between the two main parties for the 

Inquiry to consider were firstly, whether the Unilateral Undertaking complied 
with the CIL regulations, both in terms of necessity, direct relationship to the 
development and proportionality to the development as well as the limitations 

on pooling financial contributions and secondly, what conditions would be 
necessary to make the proposed development acceptable and which would be 

relevant to planning and to the development, enforceable, precise and 
reasonable in all other respects. 

15. However, there were a number of representations from third parties which 

were made in writing and which were not withdrawn.  These concerned the 
generation of employment, the provision of affordable housing, the consistency 

of the development proposed with the character of the area in terms of both 
land use and height of buildings and the effects of the development on the 
capacity of local transport infrastructure and on the living conditions of nearby 

residents in terms of potential noise, air and light pollution.  My decision 
therefore considers these matters, notwithstanding the agreement reached 

between the main parties. 

Reasons 

Employment generation 

16. Although the proposal does not specify any particular employment mix, the 
development is anticipated to focus on warehousing and logistics (Use class B8) 

rather than offices (Use class B1a).  This has disappointed many local people.  
The submitted Environmental Statement has tested both a mix of 70% B8 with 
30% B2 and of 80% B2 with 20% B8. 

17. Local Plan policy Bicester 1 seeks a total provision of at least 3,000 jobs within 
the overall North-West Bicester eco-town, of which approximately 1,000 would 

be in B use classes.  Use classes would be expected to be B1 with limited B2 
and B8 uses.  The policy provides that the business park at the south-east 
corner of the allocation (i.e.; within the application site) is anticipated to 

generate between 700 and 1,000 jobs in use classes B1, B2 and B8 early in the 
Plan period. 

18. Paragraph 4.8 of the Statement of Common Ground (August 2017) records that 
the five planning applications for other sites within the eco-town, together with 

the appeal site, would be expected to deliver in the region of 2,500 permanent 
on-site jobs, plus construction jobs.  That is a slight shortfall compared to the 
policy aspiration. 

19. The Economic Strategy submitted in support of the proposed development on 
the site itself claims that it is likely to provide between 900 and 1,200 net jobs, 

somewhat in excess of the requirements of policy.  Using the Homes and 
Community Agency (HCA) standard of employment densities (Employment 
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Densities Guide 2010 – 2nd edition) the development can be shown to generate 

approximately 800 to 1,000 new jobs.  Furthermore, paragraph 6.13 of the 
Statement of Common Ground confirms the Council’s acceptance of the market 

evidence prepared by the appellant suggesting that the mix of uses envisaged 
would respond to current market conditions, thus increasing the prospect of 
early delivery of the jobs, in accordance with the policy requirement. 

20. I have no reason to disagree with these assessments and so conclude that, 
notwithstanding the conflict with Local Plan policy requirements for an 

emphasis on B1 uses, the proposal would produce an acceptable degree of 
employment generation in accordance with the numerical aims of the policy. 

Affordable housing 

21. Contrary to the assertion of two correspondents that the proposal would 
provide no affordable housing, the submitted Unilateral Undertaking makes 

provision for 30% of the dwellings to be provided as affordable housing, 
subject to a viability assessment.  This would comply with the requirement in 
Local Plan policies Bicester 1 and BSC3, the latter of which provides for “open 

book” financial analysis for in-house or external viability assessment and so, 
subject to the consideration of the Unilateral Undertaking in detail, considered 

below, I conclude that the proposal would make appropriate provision for 
affordable housing. 

Character of area 

22. The inclusion of the development site as an allocation within the Cherwell Local 
Plan 2011-2031 adopted in July 2015 necessarily implies a change in the 

character of the site from undeveloped farmland to a developed area.  Many 
local residents feel that the character of the employment part of the proposal, 
likely to comprise a preponderance of large scale warehousing structures, 

would be incompatible with the character expected of an eco-town.  But, as 
one correspondent writes: “Please consider the long-term vision of an eco-town 

where people can live and work in the same place and do not have to drive 
miles to find a job.”  It is part of the essential nature of the eco-town concept, 
reflected in the requirement of Local Plan policy Bicester 1 for a layout to 

maximise the potential for walkable neighbourhoods that employment is 
provided within walking distance of places where employees can live. 

23. Appearance, landscaping, layout and scale are all matters reserved for later 
consideration, should outline permission be granted.  But it is clear from the 
Parameter Plans (which are to be secured by condition) that the height of the 

buildings, their separation both from neighbouring residential areas and from 
undeveloped countryside to the south, and the nature of the vegetation 

proposed, including dense native tree and shrub planting to the west and 
south, would permit the reserved matters applications to comply with those 

parts of Local Plan policy Bicester 1 which require a well-designed approach to 
the urban edge, relating development at the periphery to its rural setting, 
minimising the impact of development when viewed from the surrounding 

countryside, respecting the landscape setting, maintaining visual separation 
with outlying settlements with careful consideration of open space and 

structural planting around the site.  I therefore conclude that the proposal 
would have an acceptable effect on the character of the area, according both 
with Local Plan policy Bicester 1 and with policy ESD13 which seeks protection 

and enhancement of the local landscape especially in fringe locations. 
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Transport infrastructure 

24. Paragraph 5.3.2 of the Highway and Transportation Issues Statement of 
Common Ground confirms the Highway Authority’s acceptance of the 

appellant’s predictions of the effects of the development proposed in the 
interim year of 2019 and in the year 2031 when the wider north-west Bicester 
eco-town, together with the diversion of Howes Lane on a new alignment is 

expected to be in place.  These show acceptable effects on the junction of 
Howes Lane, Vendée Drive and Middleton Stoney Road and on the junction of 

Lord’s Lane and Bucknell Road.  No technical evidence is provided to cause me 
to disagree with these findings.  The proposal makes adequate arrangements 
for and contribution to the construction of the diversion of Howes Lane through 

the site. 

25. Many local commentators are concerned about the effects of the development 

on the current alignment of Howes Lane prior to its diversion.  For the interim 
period before the diversion of Howes Lane onto its new alignment, the Highway 
Authority has identified a threshold of development within the overall north-

west Bicester eco-town which can come forward without an unacceptable effect 
on highway capacity.  In a series of technical notes, accepted by the Highway 

Authority, the developer has established the proportion of the proposed 
development which can go forward without generating traffic impact on the key 
junction of Howes Lane and Bucknell Road in excess of that implied in the 

Highway Authority’s identified threshold.  I have no reason to disagree with 
these findings, which can be secured by condition. 

26. Public concerns focus on the effects of construction traffic.  A provision of the 
Unilateral Undertaking establishes a routeing agreement for construction traffic 
in connection with the employment development.  A condition can require the 

submission of a Construction Method Statement which for the residential 
development could be required to include a routeing plan for construction 

traffic to that part of the development. 

27. Paragraph 7.1.2 of the Highway and Transportation Issues Statement of 
Common Ground confirms the Highway Authority’s view that the existing bus 

service 21, operating on Wansbeck Drive (currently as a hail and ride 
arrangement) within about 125m of the boundary of the site is sufficient as an 

interim solution to serve the residential development.  The Unilateral 
Undertaking proposes to fund the provision of a defined stop on Wansbeck 
Drive close to the point where public footpath 129/15 leads to the site.  The 

construction of a controlled pedestrian crossing of Howes Drive at that point is 
shown on approved drawing 14042-32.  This would facilitate safe pedestrian 

access between the residential site and the bus stop. 

28. To serve the employment development, extra journeys would be provided on 

route 25 which runs along Middleton Stoney Road and bus stops would be 
provided outside the employment site on Middleton Stoney Road.  The 
Unilateral Undertaking makes provision for these to be funded. 

29. In the longer term a commercially sustainable bus service would be provided to 
serve the entire north-west Bicester development, passing through the 

development site along a reserved bus corridor.  The Unilateral Undertaking 
proposes a proportionate contribution to the cost of establishing this service. 
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30. The Unilateral Undertaking also makes provision for the improvement of cycle 

facilities along Middleton Stoney Road and along Shakespeare Drive, for the 
improvement of two local footpaths and for a traffic calming scheme in 

Middleton Stoney village. 

31. There is no technical evidence before me which would cause me to come to any 
conclusion other than that the proposal would have an acceptable effect on 

transport infrastructure. 

Living conditions 

32. Local residents report that the existing volume of traffic on Howes Lane 
adversely affects their living conditions in terms of noise and air pollution.  
They are concerned that the proposed development would exacerbate that 

situation.  However, the proposed development makes provision for the 
diversion of Howes Lane onto a new alignment which should considerably 

improve the living conditions of those properties adjacent to Howes Lane and 
so be a material benefit. 

33. In the interim, a condition is proposed to limit the quantity of development 

which may take place to that which can be accommodated without unduly 
overloading the junction of Howes Lane with Bucknell Road.  Consequently, 

there would be only a moderate increase in traffic along Howes Lane2.  Adding 
a noise source to an existing noise source does not generally result in an 
arithmetically equivalent increase in noise because the existing noise tends to 

subsume the new noise source.  For that reason, correspondents’ fears, 
although understandable, are not well-founded.  Tables 9.13 and 9.14 of the 

submitted Environmental Statement predict negligible effects on air pollution 
from the development.  I have no information to contradict those findings and 
so I do not impose any condition restricting employment development access 

to the use of Middleton Stoney Road alone in advance of the delivery of the 
Howes Lane diversion (although for road capacity reasons I do impose a 

condition limiting the overall quantity of employment development which may 
be occupied prior to the completion of the Strategic Road Link). 

34. There are also concerns that the new employment development would 

generate noise which would adversely affect the living conditions of nearby 
residents.  This cannot be known until the details of the proposed development 

are made clear upon the submission of reserved matters.  But the parameters 
plans, which can be imposed by condition, set the employment development at 
a distance from residential property.  Distance attenuates noise generation.  

Furthermore, a condition can be imposed at this outline stage which sets 
acceptable limits to the levels of noise from the employment development to be 

experienced at nearby residential properties and with which detailed proposals 
would have to comply. 

35. Likewise, the distance between the development proposed and existing 
residential properties is sufficient to allow for lighting to be designed which 
would have no adverse effect on existing residential properties. 

36. The height of the development proposed would be limited by condition to that 
shown in the Parameters Plans.  That, together with the distance required by 

compliance with the layout shown on the Parameters Plans between the 

                                       
2 An increase of up to 13% on the part of Howes Lane south of the temporary access proposed, according to 

paragraph 8.7.9 of the submitted Environmental Statement. 

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/C3105/W/16/3163551 
 

 
https://www.gov.uk/planning-inspectorate                          12 

developments proposed and the existing development to the east of Howes 

Lane would ensure that there could be no overlooking of or oppressive outlook 
from the existing dwellings to the east of Howes Lane. 

37. For all the above reasons I conclude that the proposals would have an 
acceptable effect on the living conditions of residents to the east of Howes 
Lane.  The proposed development would therefore comply with the requirement 

of Local Plan policy ESD15 to consider the amenity of both existing and future 
development. 

Unilateral Undertaking 

38. One of the stated motivations for continuing with this appeal despite the 
granting of permissions for developments amounting to the same development 

as that proposed concerns the allegedly burdensome nature of the planning 
obligations resulting from the planning agreements reached in those 

permissions.  The appellant believes that a test of these obligations against the 
CIL regulations would reduce the burden.  To put this concern into context, the 
total financial contributions for a typical 3-bedroomed house may be summed 

as follows (to which must be added the effects of non-financial requirements): 

 Health      £  259.46 

 Police      £  151.30 

 Community facilities Build   £  775.12 

 Community Development Fund  £    45.29 

 Community workers    £  347.46 

 Leisure Centre Phase 1   £  498.48 

 Sports pitches     £  227.68 

 Sports pitches maintenance   £  250.35 

 Burial Ground     £    10.06 

 Waste collection    £  109.84 

 Residential biodiversity   £    59.63 

 Residential public art    £  184.45 

 Community Management Organisation £2605.89 

 Primary education    £7625.91 

 Secondary education    £8521.67 

 SEN contribution    £  114.54 

 Bus service     £  895.83 

 Bus infrastructure    £  129.73 

 Rights of Way     £    18.97 

 Middleton Road Cycle improvements £  186.93 
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 Shakespeare Drive Cycle improvements £  404.45 

 Travel Plan monitoring   £      8.72 

 County council monitoring   £    50.00 

 District Council monitoring   £      7.52 

 Open space maintenance3   £2109.93 

 Strategic Highway4    £2306.67 

 

  Total              £27905.88 

 

39. The Council is concerned that the terms of the Unilateral Undertaking would not 
be enforceable against individual purchasers of dwellings.  In consequence it 

would have to obtain an injunction if occupancy thresholds which triggered the 
payment of obligations were passed without payments being made.  But it is 

normal for planning obligations to be enforced by injunction and commonplace 
for individual purchasers to be excluded from liability for misdemeanours which 
may be incurred by the developer.  This is because it would normally be 

regarded as disproportionate to deprive any one owner or occupier on a large 
development of the right to occupy their home as a penalty for a developer’s 

failure to pay a financial contribution related to a much larger number of homes 
when due.5  I do not regard the Unilateral Obligation as ineffective on account 
of this provision. 

40. The Council is also concerned that because most of the contributions are 
expressed in terms of rates per dwelling, the total contribution from the appeal 

site may be less than expected if reserved matters approvals result in a lesser 
number of dwellings than presumed in calculating the share of the total costs 
for north-west Bicester attributed to this site.  But this is largely an inevitable 

consequence of a planning obligation prepared at outline stage when details of 
dwelling numbers and sizes and hence the numbers of people for whom 

infrastructure provision is needed are not known. 

41. If detailed approvals lead to a lesser population then it is likely that a lesser 
infrastructure provision would be needed in any event.  Moreover, if it turns out 

that the details submitted for reserved matters approval would not result in an 
adequate provision of infrastructure, it is open to the Council to decline to 

approve the details for that reason, since details submitted for approval are as 
subject to compliance with Local Plan policy Bicester 1 as the outline 
application.  For these reasons I do not consider that the formulation used in 

the Planning obligations submitted in association with this outline proposal 
would be inadequate. 

42. In response to the appellant’s concerns that the financial contributions 
proposed in the Unilateral Undertaking would contravene the parts of the CIL 

regulations which preclude the pooling of contributions, the District and County 

                                       
3 Contingent on transfer to District Council rather than management company 
4 Approximate estimate based on information in letter from Barton Willmore dated 13 September 2017 
5 The same may not be true on a small development where a single occupant may exert greater proportional 

responsibility for the discharge of obligations  
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Councils have provided information concerning the other planning applications 

which comprise the overall North-West Bicester eco-town which demonstrates 
that the pooling restrictions would not be contravened.  I have no reason to 

disagree. 

 Health 

43. Paragraph 12.4.35 of the submitted Environmental Statement June 2017 

suggests that there may currently be surplus General Practitioner capacity 
within Bicester because the average doctor’s list is 952 patients compared with 

a London Healthy Urban Development Unit (HUDU) benchmark of 1,800.  But 
the nearest premises are about 1.7km from the site and so nearer premises 
are required to serve the development, even if no additional doctors need to be 

recruited.  Local Plan policy Bicester 1 requires the provision of a surgery for 7 
GPs to serve the whole eco-town development.  A scheme is included within 

the Council’s Infrastructure Delivery Plan for completion within about five 
years.  The suggested contribution in the Unilateral Undertaking is 
proportionate to that and so I conclude that the obligation outlined in Schedule 

1 of the Unilateral Undertaking complies with the CIL Regulations. 

 Policing 

44. Thames Valley Police has assessed that the development of the North-West 
Bicester eco-town, of which the development is part will generate: (i) a 
requirement for 15 new members of staff to police the additional population 

generated by the development; (ii) to be accommodated by an extension to 
and adaptation of the existing Bicester Police Station; (iii) a control room/police 

network database at their Kidlington district headquarters; (iv) 4.5 additional 
patrol vehicles, 4.5 PCSO vehicles and 6 bicycles; (v)  two additional Automatic 
Number Plate Recognition cameras; (vi) mobile IT kit for each police officer; 

and (vii) an increase in radio coverage. 

45. Proposals are included in the Council’s Infrastructure Delivery Plan.  Each 

element would be delivered in phases.  The first phase of additional personnel 
would be delivered by the 2,000th dwelling (probably around the year 2028 
according to the trajectory described in the Council’s Infrastructure Delivery 

plan), the second phase by the 3,500th dwelling (circa 2033) and the third 
phase by the 5,500th (out of 6,000) dwellings (circa 2043). 

46. I am not convinced that the revenue costs of paying the salaries of the 
additional staff required is a cost attributable to the development, since 
residents of the development will be paying in the usual way towards the 

funding of police salaries.  To make a contribution through a planning 
obligation charged to the capital costs of buying their homes would be paying 

twice over and is not necessary.  To that extent I do not regard the obligation 
contained in Schedule 2 of the Unilateral Undertaking as complying with the 

CIL regulations.  But the other elements represent capital costs which can be 
said to be attributable to the development.  

47. The accommodation would be provided towards the end of the eco-town’s 

build-out period (design work on Bicester Police station to commence by the 
4,900th dwelling, circa 2039).  The building work would be started by the time 

of the 5,260th dwelling (circa 2042) and be completed by the time of the 
5,500th dwelling (circa 2043). 
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48. The first phase of the control room would be rolled out by the 2,500th dwelling 

(circa 2029), the second phase circa 2043 by the time of the 5,500th dwelling.  
Phase 1 of the vehicle fleet would be delivered by the time of the 2,000th 

dwelling (circa 2028), the second phase by about the 3,500th dwelling (circa 
2033) and the final phase by the 5,500th dwelling (circa 2043). 

49. The two ANPR cameras would be installed by the time of the 2,000th dwelling 

(circa 2028).  Phase 1 of the mobile IT equipment roll-out would be completed 
at the same time, phase 2 by the 3,500th dwelling (circa 2033) and phase 3 by 

the 5,500th dwelling (circa 2043).  Phase 1 of the increased radio coverage 
would be completed by the 2,500th dwelling (circa 2029) and the second phase 
by the time of the 5,500th dwelling (circa 2043). 

50. Because the obligation contained in Schedule 2 of the Unilateral Undertaking 
includes a payback requirement if the contribution is not spent or committed 

within 15 years of the final payment of the contribution (probably circa 2035), 
it is likely that the obligation would in fact contribute only to the ANPR 
cameras, the first phase of the control room, the first two phases of the IT 

equipment roll-out and the first phase of the increased radio coverage.  In so 
far as that would be fairly and reasonably related in scale and kind to the 

development and is directly related to the development, I accept that the 
obligation contained in Schedule 2 of the Unilateral Undertaking complies with 
the CIL regulations and I have taken it into account in making my decision. 

 Community Facilities Building 

51. Local Plan policy Bicester 1 requires the provision of Community Facilities, to 

include facilities for leisure and indoor and outdoor sport and community 
meeting spaces.  The Council’s Infrastructure Delivery Plan provides for three 
temporary and three permanent community halls to serve the whole of the 

North-West Bicester eco town.  The first temporary community hall is already 
in place and functioning.  The second temporary hall is expected to be 

completed by the time of the 640th dwelling in the eco-town (in the early 
2020s) and the third temporary hall by the time of the 1100th dwelling in the 
eco-town (in the mid 2020s). 

52. Permanent Community Hall 1 (to be sited north of the railway line) is expected 
to be delivered by the time 640 dwellings have been delivered within the eco-

town (within two-three years).  Permanent Community Hall 2 (to be sited north 
of the railway line is expected to be delivered by the time 3,000 dwellings have 
been completed in the eco-town (circa 2031).  The third permanent Community 

Hall (to be sited south of the railway line) is expected to be delivered by the 
time 4,900 dwellings have been completed in the eco-town (circa 2039). 

53. The Council’s Infrastructure Delivery Plan provides for the design of a sports 
pavilion south of the railway line to commence by the time of the 4,970th 

dwelling in the eco-town (circa 2039) with completion by the time of the 
5,600th dwelling (circa 2040/2041). 

54. Because the obligation contained in Schedule 3 of the Unilateral Undertaking 

includes a payback requirement if the contribution is not spent or committed 
within 15 years of the final payment of the contribution (probably circa 2035) 

and because the definition of community facilities contained in the obligation is 
restricted to those south of the railway line, it is likely that the obligation would 
in fact expire before the construction of the sports pavilion or the third 
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community hall and could do no more than contribute to the funding of the 

third temporary community hall. 

55. In so far as that would be fairly and reasonably related in scale and kind to the 

development and is directly related to the development, I accept that the 
obligation contained in Schedule 3 of the Unilateral Undertaking complies with 
the CIL regulations and I have taken it into account in making my decision. 

 Community Workers and Community Development Fund 

56. The Council’s Note dated 13 October 2017 in respect of Community 

Development Workers, Community Development Fund and Community Led 
Management Organisation points out that a characteristic of large-scale 
developments is that while they will attract some residents from the local area, 

many new residents will be from elsewhere in the country and so there is a 
strong likelihood that many residents in north-west Bicester will have moved 

away from their previous support groups.  The Note refers to evidence of “New 
Town Blues” which shows that while some people rise to the challenge, others, 
citing particular groups, have more difficulty in adjusting to their new life 

without familiar avenues of support. 

57. The note provides a list of potential Community Development activities.  These 

include engaging through a range of activities specific groups of people such as 
pregnant mothers, parents with new babies, parents with pre-school children, 
after school and holiday provision for school age children, evening provision for 

young people, provision for senior citizens and provision for other groups which 
may be specific to ethnicity and age. 

58. But many of these are no different from what such groups in the general 
Bicester community outside the eco-town development area might expect and 
which would normally be funded through the Council tax.  The proposed 

contributions are not for the limited purpose of pump-priming services before 
the new population is fully in place and contributing to Council tax revenues but 

are intended to pay for two community workers full time for twenty years and 
then part time for a further four years and to provide them with a fund to be 
spent within fifteen years pursuing their activities.  New residents of the 

proposed development will also be paying Council tax during that time and 
should not be expected to pay twice over for such services through a financial 

contribution levied on the capital cost of buying their home. 

59. For these reasons I conclude that the community workers to serve the 
development may be as necessary as they are to serve the rest of Bicester but 

the contributions sought are not directly related to the development and not 
fairly and reasonably related in scale and kind because they duplicate revenue 

raised through Council tax.  I share the view reached by the Secretary of State 
in appeal reference APP/C3105/A/12/2178521 that contributions to the cost of 

a Community Development Worker do not meet the CIL tests.  I therefore take 
no account of the obligations to provide a Community Development Fund 
contribution and a Community Workers contribution set out in Schedule 4 of 

the Unilateral Undertaking. 

 Bicester Leisure Centre Phase 1 

60. Local Plan policy Bicester 1 requires the provision of Community Facilities, to 
include facilities for leisure and indoor and outdoor sport and community 
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meeting spaces.  The Council’s Infrastructure Delivery Plan records that work 

has already commenced on preparing the Design, the Business Case and 
obtaining Council approvals for the provision of additional predominantly dry 

side facilities at the Bicester Leisure Centre.  It anticipates that work on site 
will commence by the time of 1,680 dwellings in the eco-town (circa 2024-25) 
and be completed twelve months later.  This would be comfortably within the 

15-year pay-back time for non-expenditure of the contribution envisaged in 
Schedule 5 of the Unilateral Undertaking and so it is likely that the contribution 

will contribute to the provision of infrastructure necessary to serve the 
development. 

61. I concur that this would be necessary, directly related to the development and 

fairly and reasonably related to it in scale and kind.  I therefore take it into 
account in making my decision. 

 Sports pitches contribution 

62. Local Plan policy Bicester 1 requires the provision of Community Facilities, to 
include facilities for leisure and indoor and outdoor sport.  The Council’s 

Infrastructure Delivery Plan makes provision for two phases of permanent 
sports pitches south of the railway line and one north and also for one 

temporary pitch location south of the railway line to allow for the contingency 
that the permanent pitches are delayed. 

63. Phase one of the pitches south of the railway line is expected to be complete by 

the time of the 1650th dwelling in the eco-town as a whole (circa 2024-25).  
Phase two would be expected to be complete by the time of the 2,550th 

dwelling in the eco-town (circa 2029).  The pitches north of the railway line are 
expected to be complete by the time of the 1850th dwelling in the eco-town 
(circa 2025-26).  Complete provision is expected well within the 15-year pay-

back time for non-expenditure of the contribution envisaged in Schedule 6 of 
the Unilateral Undertaking and so it is likely that the contribution will contribute 

to the provision of infrastructure necessary to serve the development. 

64. I therefore conclude that the sports pitches contribution included in schedule 6 
of the Unilateral Undertaking is necessary to make the development acceptable 

in planning terms, directly related to the development and fairly and 
reasonably related in scale and kind to the development. 

 Sports pitch maintenance 

65. Once provided, pitches need to be maintained.  But, in that respect, the sports 
pitches required by this development are no different from the sports pitches 

which have been provided elsewhere within the local authority’s area and which 
are maintained through funds raised either by fees for their use or by Council 

tax payers.  The sports pitches in North-west Bicester are to be provided in 
proportion to the demand arising from the increased population of the 

development and it is appropriate that their capital costs do not fall on the 
wider population which has not required their provision.  Once provided, the 
increased population resulting from the development will be paying Council tax 

like any other residents and should not need to pay twice over for the 
maintenance of their sports pitches through a planning obligation which adds to 

the capital cost of purchasing their homes. 
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66. In its papers provided subsequent to the Inquiry sitting, the Council asserts 

that the maintenance contribution is appropriately payable towards 
maintenance of the facilities prior to full build out of the wider development 

which the Council accepts should lead to a level of usage to enable the facilities 
to be self-financing.  In contrast to the open space provisions of Schedule 16 
this is not made clear within the Unilateral Undertaking itself.  But it is clear 

from the implementation programme set out in the Council’s Infrastructure 
Delivery Plan that the sports pitches would be provided in full in advance of 

most of the population of the eco-town taking up residence.  Thus a 
requirement for a pump-priming maintenance contribution until the Council tax 
resource of the new residents takes effect is needed.  This obligation contained 

within Schedule 6 of the Unilateral Undertaking is therefore necessary, directly 
related to the development and fairly and reasonably related in scale and kind.  

It complies with the CIL regulations and so I have taken full account of it in 
reaching my decision. 

 Burial Ground contribution 

67. The seventeenth bullet point of Local Plan policy Bicester 1 requires 
development of the North-West Bicester eco-town to provide a site for a Burial 

Ground of a minimum of 4ha.  The appeal site is a part of the North-West 
Bicester eco-town allocation and so it is necessary that it should contribute to 
the provision required. 

68. The Council’s Infrastructure Delivery Plan makes provision for the completion of 
the first 0.9ha of a 4ha site by the time of the 1570th dwelling in the eco-town 

(circa 2024).  This is expected well within the 15-year pay-back time for non-
expenditure of the contribution envisaged in Schedule 7 of the Unilateral 
Undertaking and so it is likely that the contribution will contribute to the 

provision of infrastructure necessary to serve the development.  This obligation 
contained within Schedule 7 of the Unilateral Undertaking is therefore 

necessary, directly related to the development and fairly and reasonably 
related in scale and kind.  It complies with the CIL regulations and so I have 
taken full account of it in reaching my decision. 

 Waste collection 

69. Obviously, waste bins need to be provided for the Council to carry out its 

statutory waste collection service and it would no doubt be convenient for them 
all to be provided to a standard pattern.  Indeed the Council’s conditions for 
providing its service may well require that.  Most developers would no doubt 

consider it a selling point for their products to be provided with waste bins in 
the way that they are often provided with white goods such as dishwashers, 

fridges and washing machines.  But, failing that, the Council has the power to 
charge for waste bins and does so.  Consequently, there is no necessity arising 

from the development for them to be provided through a planning obligation. 

70. I therefore concur with the decisions taken in appeals 
APP/C3105/A/14/2213263 and APP/C3105/A/12/2178521, amongst others, 

that an obligation to pay for the provision of refuse bins does not meet the CIL 
tests.  In consequence, I have taken no account of the obligation contained in 

Schedule 8 in reaching my decision. 
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 Biodiversity offsetting 

71. Paragraph 6.4.30 of the submitted Environmental Statement confirms that the 
breeding and wintering bird assemblages at the site are considered to be of 

local ecological importance.  Local Plan policy Bicester 1 requires a net gain in 
biodiversity as a result of the development.  The Strategic Environmental 
Report for the North-West Bicester Ecotown acknowledges that the loss of 

farmland used by foraging and nesting birds cannot be mitigated on site and 
proposes a scheme of off-site mitigation by increasing the “carrying capacity” 

of other local habitat.  This is clearly necessary in order to contribute to the 
achievement of the policy.  The two Biodiversity contributions proposed in 
Schedule 9 of the Unilateral Undertaking are a proportionate contribution to 

this scheme and so comply with the CIL regulations. 

72. Provision is made within the Council’s Infrastructure Delivery Plan for the first 

phase of the Biodiversity Offset scheme to be delivered by the time of the 
2,500th dwelling on the eco-town (circa 2029).  This is likely to be well before 
the date for the clawback of unspent funds set in Schedule 9 of the Unilateral 

Undertaking, so I am satisfied that the Undertaking is likely to result in the 
mitigation required. 

 Public Art 

73. Local Plan policy Bicester 1 requires the provision of public art to enhance the 
quality of the place, legibility and identity.  Schedule 11 of the Unilateral 

Undertaking provides for either the payment of a Public Art contribution or for 
the submission, approval and implementation of a Cultural Wellbeing 

Statement. 

74. The Council’s Infrastructure Delivery Plan makes no provision for the 
expenditure of any Public Art contribution.  It states the Council’s expectation 

that developers will deliver cultural wellbeing initiatives across all areas of 
development on site.  I accept that that would be the preferred way of 

complying with the policy. 

75. As this current appeal concerns an outline proposal, details of appearance, 
layout and landscaping are reserved for subsequent consideration by the 

Council in any event.  When those details are submitted, it will be for the 
Council to consider whether they comply with Local Plan policy, including the 

requirement for public art.  The details to be submitted may, at that stage, 
include the offer of a planning obligation to provide a payment in lieu of the 
provision of public art integral to the development even though that is clearly 

not the Council’s preferred method of compliance with policy.  If the submitted 
details do not comply with policy, the Council may consider refusing to approve 

the details.  But it is not necessary to require a cultural well-being statement 
for the provision of public art to be achieved. 

76. I therefore conclude that the obligations contained in Schedule 11 of the 
Unilateral Undertaking are unnecessary and so do not comply with the CIL 
regulations.  I have therefore taken no account of them in making my decision. 

 Community Management 

77. The Council’s Note dated 13 October 2017 (INQ 14c) in respect of Community 

Development workers, Community Development Fund and Community Led 
Management Organisation records that the Community Led Management 
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Organisation is intended to have a long term role in the management and 

maintenance of community assets in the North-West Bicester eco-town.  But 
paragraph 3.4 of the Council’s Position statement in respect of matters set out 

in the letter from Quod to CDC dated 6 September 2017 stated as not being in 
agreement (Document INQ1 annex3) records that the residents of Elmsbrook 
who have been involved in the early stages of establishing a Community Led 

Management Organisation have advised that the long term management and 
maintenance of open space would not be desirable due to the ongoing 

requirements that a body of local residents would find difficult to manage.  
Appendix 14 of the Council’s CIL compliance statement also confirms that open 
space on the Exemplar phase 1 development, elsewhere within the eco-town, 

will be managed by a private management company. 

78. I note that Local Plan policy Bicester 1 includes a requirement for the 

submission of proposals to support the setting up and operation of a financially 
viable Local Management Organisation to allow locally based long term 
ownership and management of facilities in perpetuity and that the PPS for 

Ecotowns similarly requires the use of governance arrangements.  But it is 
clear from the experience of the pilot scheme in Elmsbrook that the Community 

Led Management Organisation is not going to fulfil that role. 

79. I also note that the obligation in Schedule 16 of the Unilateral Undertaking 
provides for the setting up of a Management Company to carry out the long 

term management and maintenance of any open spaces to be managed by it.  
It would have powers to level and collect charges and would be accountable to 

residents of the Development.  It would therefore fulfil the governance 
requirements of Local Plan policy Bicester 1 and the PPS for Ecotowns. 

80. There appears to be a clear duplication of function between the intention of 

setting up the Community Led Management Organisation and the intention of 
setting up the Management Company.  Since those already involved in the 

early stages of the former have declined to take on the management and 
maintenance of community assets, it is clear that only the latter will serve the 
purpose envisaged in the Local Plan policy and PPS. 

81. I therefore conclude that it is not necessary for the appeal development to 
contribute to the Community Led Management Organisation.  The obligation set 

out in Schedule 15 of the Unilateral Undertaking would not comply with the CIL 
regulations for that reason and so I have not taken it into account in reaching 
my decision. 

 Education 

82. Paragraphs 12.4.29 and 12.4.32 of the Environmental Statement suggest that 

Bicester may currently have about 5% spare capacity in primary schools and 
about 14% spare capacity in secondary schools.  Some spare capacity, 

particularly in primary schools, is necessary to maintain the possibility of 
parental choice.  In any event, the appeal site is part of the North-West 
Bicester eco town allocation within the Local Plan and so contributes to the 

demand from the eco town as a whole.  Local Plan policy Bicester 1 requires 
sufficient secondary, primary and nursery education to be provided on site to 

meet projected needs.  It is expected that four 2FE (forms of entry) primary 
schools and one secondary school would be required. 
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83. A contribution to this provision from the appeal proposal is therefore necessary 

to make the development acceptable in planning terms.  The proportion of the 
contribution is fairly and reasonably related in scale and kind to the 

development and directly related to the development by the use of trigger 
points related to the occupancy of dwellings.  In principle therefore, the three 
education contributions outlined in Schedule 25 of the Unilateral Undertaking 

would comply with the CIL regulations. 

84. The Council’s Infrastructure Delivery Plan includes provision for the 

development of four primary schools, a secondary school and for the extension 
of Bardwell School Bicester and a new Didcot Special School.  Primary School 1 
(Gagle Brook) is under construction.  Primary School 2 (Himley Village) is 

estimated to start construction in line with the 1,000th dwelling on the eco-
town.  The first phase of Primary School 3 (Howes Lane) is likely to open at the 

time of the 2,750 dwelling in the eco-town (circa 2030).  Phase 1 of Primary 
School 4 is expected to open coincident with the 3,500th dwelling on the eco-
town (circa 2033). 

85. The secondary school is likely to be delivered in three phases coinciding with 
the 2,000th, 4,000 and 5,500th dwelling on the eco town (circa 2027, 2035 and 

2043).  The Bardwell SEN extension is expected to be delivered in 2019/20.  
The Didcot SEN school is expected to be delivered in 2022/23 but the terms of 
Schedule 24 of the Unilateral Undertaking limit the Special Educational Needs 

contribution to the Bardwell School proposal.  These delivery dates suggest 
that the contributions proposed in Schedule 24 could contribute to all the 

projects in the programme before the fifteen-year clawback date for unspent 
monies applies.  

86. The point at issue between the parties relates solely to the construction costs 

factored into the Primary and Secondary Education contributions.  The Special 
Education Needs contribution is not in dispute.  There is in fact very little 

difference between the parties in the figures submitted subsequent to the 
Inquiry sitting for the Primary Schools; the Council suggests a figure of 
£8,838,800, the appellant suggests a slightly higher figure of £8,896,892.  The 

main difference relates to the secondary school, where the parties are about 
£2m apart but the likelihood is that the appeal development’s contribution 

would only be applied to the first phase of construction before the fifteen-year 
payback period takes effect. 

87. In its post-Inquiry comments on the draft Unilateral Undertaking, the County 

Council suggested that the differences between the parties lay in the 
appellant’s exclusion of embedded costs (such as furniture and ICT hardware), 

the County’s adoption of discretionary additional space standards higher than 
national minima and the County’s use of a wider range of benchmarking 

sources than basic BCIS data.  I concur with the County Council’s view that a 
school without its embedded equipment is not a functioning facility.  I take the 
view that the schools provided to serve this development should not be 

provided to a lesser standard than that used elsewhere in the County and that 
the widest range of benchmarking sources is likely to provide the most robust 

construction figure. 

88. The chances of failing to provide adequate educational infrastructure need to 
be minimised.  For that reason, I am satisfied that the obligations included 

within Schedule 25 of the Unilateral Undertaking are necessary.  In reaching 
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my decision I have taken into account the higher of the range of figures 

suggested by the parties.  These are well-justified, directly related to the 
development and fairly and reasonably related in scale and kind and so I find 

that the obligations contained in Schedule 25 comply with the CIL regulations.  
I have taken them into account in full in making my decision. 

 Bus services 

89. Local Plan policy Bicester 1 requires development within the eco-town to 
provide good accessibility to public transport services, including the provision of 

a bus route through the eco town with buses stopping at the railway stations 
and at new bus stops on the site.  The County Council’s Regulation 122 
Compliance Statement, submitted to the Inquiry as an appendix to Caroline 

Ford’s proof of evidence, adequately explains the necessity of the provisions of 
Schedules 19 and 20 of the Unilateral Undertaking and their relationship to the 

development. 

90. The Council’s Infrastructure Delivery Plan expects completion of the bus only 
link between the appeal site and land to the west to be delivered by the year 

2021/22.  It provides for the North-West Bicester bus service to commence 
upon the opening of the Strategic Link road and for the Interim bus service 

along Middleton Stoney Road to commence prior to the occupation of the 
employment element of the appeal proposal.  It provides for bus stop 
infrastructure to be provided prior to the first occupation of each relevant 

phase of development.  Thus the contributions provided through these 
undertakings are likely to lead to the satisfaction of the policy requirements.  

They are directly related to the development and fairly and reasonably related 
in scale and kind and so I am satisfied that they comply with the CIL 
regulations. 

 Rights of Way 

91. Local Plan policy Bicester 1 requires development within the eco-town to 

reinforce connections with the wider landscape.  The provisions of Schedule 21 
of the Unilateral Undertaking would ensure compliance with this policy by the 
provision of contributions towards improvements to Bicester Bridleway 9 and 

Bucknell Bridleway 4 and so they are necessary for the development to be 
acceptable in planning terms. 

92. The Council’s Infrastructure Delivery Plan provides for the improvements to be 
delivered in two phases, the first in 2022/23, the second possibly in 2038/39.  
These timescales, and the provision within Schedule 21 of the Unilateral 

Undertaking to clawback monies not spent or committed within fifteen years 
means that the obligation is only likely to contribute to the first phase of 

implementation.  In so far as this is fairly and reasonably related in scale and 
kind to the development, I conclude that it would be compliant with the CIL 

regulations. 

 Cycle Improvements 

93. Local Plan policy Bicester 1 requires development within the eco-town to 

provide new footpaths and cycleways that link with existing networks.  The 
County Council’s Regulation 122 Compliance Statement submitted to the 

Inquiry as an appendix to Caroline Ford’s proof of evidence adequately explains 
the necessity of the project and its relationship to the development.  The 
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Council’s Infrastructure Delivery Plan confirms that both stage 1 of the 

Shakespeare Drive cycle and traffic calming scheme and phase 1 of the 
Middleton Stoney Road cycle route will be delivered by the year 2022/23, likely 

to be well within the fifteen-year clawback period for unspent monies contained 
within Schedule 22 of the Unilateral Undertaking. 

94. The contributions contained in Schedule 22 of the Unilateral Undertaking are 

therefore likely to lead to a satisfaction of the policy requirement.  I conclude 
that they are compliant with the CIL regulations and have taken them into 

account in reaching my decision. 

 Traffic calming 

95. Local Plan policy Bicester 1 requires development within the eco-town to 

provide measures to prevent vehicular traffic adversely affecting surrounding 
communities.  Traffic modelling evidence has clearly demonstrated the effects 

of the north-west Bicester development, of which the proposal forms a part, on 
Middleton Stoney village.  There are residential properties close to the roads 
affected and so their living conditions would be affected by the increase in 

traffic, necessitating a scheme of traffic calming to afford mitigation.  The 
Council’s Infrastructure Delivery Plan expects this scheme to be completed by 

the year 2023/24.  The contribution proposed in Schedule 23 of the Unilateral 
Undertaking would be a proportionate contribution to this scheme and so 
complies with the CIL regulations. 

 Monitoring 

96. A recent legal case6 has upheld the view that an administrative or monitoring 

fee in a planning obligation was not necessary to make the development 
acceptable.  Monitoring and enforcement of planning controls is normally part 
of an authority’s discretionary services, funded from its normal revenues.  

However, section 6 of the eco-towns supplement to the otherwise superseded 
Planning Policy Statement 1 advises that eco-towns will need to be monitored 

and that arrangements should be put in place for the long-term monitoring of 
eco-town standards. 

97. For these reasons, the monitoring of development in eco-towns is a 

requirement unique to developments of that kind.  I therefore conclude that, in 
the exceptional case of this eco-town development, monitoring fees, payable to 

the County and to the District are necessary.  Those proposed in Schedules 18 
and 24 of the Unilateral Undertaking are directly and fairly and reasonably 
related to the development in scale and kind and so I take them into account in 

making my decision. 

 Open space 

98. Local Plan policy Bicester 1 requires that 40% of the total gross site area 
should comprise green space, of which at least half will be publicly accessible.  

The network would include sports pitches and the burial ground for which 
separate provision is made within the Unilateral Undertaking but it would also 
include parks and recreation areas, play spaces, allotments and SUDs. 

99. Within the Council’s Infrastructure Delivery Plan are provisions for a 
Community Farm, a Country Park, a Nature Reserve, Allotments, Play Areas 

                                       
6 Oxfordshire County council v SSCLG [2015] EWHC 186 
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and Other Areas of Green Space.  The Community Farm is expected to be 

completed by the time of the 2,130th dwelling within the eco-town (circa 2028).  
The Country Park would not be delivered until late in the development of the 

eco town (by the 4,680th dwelling, circa 2038-9).  The Nature Reserve would be 
similarly late in the programme (completed by the time of the 4,900th dwelling 
in the eco-town, circa 2039).  The Unilateral Undertaking offers no contribution 

to these projects.  Instead it provides for various categories of open space to 
be provided on site to meet the 40% requirement of the policy.  This also 

accords with the Council’s Infrastructure Plan which provides that allotments, 
play areas and other areas of green space would be provided in tune with the 
delivery of each phase of development. 

100. The Council has a particular concern about service runs under open space.  
But it should have as equal a concern about service runs under other public 

spaces such as roads.  Its concern is better met by requiring details of all 
service runs to be submitted with the details of the layout of the scheme to be 
submitted at reserved matters stage.  A suggested condition sought details of 

overground service runs.  I have expanded this to require details to be 
submitted of all service routes so that the Council can satisfy its concerns. 

101. The Council is also concerned that the obligations would cease to have effect 
if the open space is transferred to a Management Company.  But Management 
Company is defined within Schedule 16 of the Undertaking as a body “to carry 

out the long term management and maintenance of any open spaces to be 
managed by it”.  There is to be a Management Company Structure Scheme, to 

be submitted to the Council for approval which will set out its constitution 
amongst other matters.  Normally, a company’s constitution will set out its 
purpose and objectives.  There is to be a Management Company Default 

Deposit available to the Council should the Management Company fail to 
maintain any of the open space transferred to it and a Monitoring Payment 

made to the Council so that it can check on the performance of the 
Management Company in maintaining the open space.  Finally, section 8 of 
Schedule provides for the Council to take over the management of the open 

space in the event that the Management Company fails to maintain it in 
accordance with the relevant scheme and technical specification.  For these 

reasons I consider the Council’s concern to be ill-founded. 

102. The Council is also concerned that there is no trigger point for the provision 
of allotments.  But clause 2.1.1 of Schedule 16 of the Undertaking provides 

that implementation of the residential development shall not take place until 
the phase of development within which the allotments will be delivered has 

been identified.  So, even though the trigger point is not identified within the 
Unilateral Undertaking, there is clearly provision for it to be identified before 

the residential part of the development is implemented.  For that reason, I 
consider the Council’s concern to be ill-founded. 

103. The Council correctly observes that there is no negative obligation whereby 

occupation of more than a set percentage of dwellings should not take place 
until the play areas have been provided.  Instead, there are positive obligations 

to provide the NEAP prior to the occupation of 50% of the dwellings or of any 
dwelling within 30m of the boundary of the NEAP and to provide any LAP prior 
to the occupation of any dwelling within 30m of the boundary of the LAP.  I 

accept that it may be more difficult to enforce a positive than a negative 
obligation but the obligations are provided and are adequate. 
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104. Finally the Council objects that there is no completion certificate process by 

which it can control the detailed standard of provision of the areas in question.  
But there is provision for the Council to inspect the completed areas and to 

issue a notice if any fails to comply with the scheme agreed for its provision.  It 
is up to the Council to ensure, before it gives its approval to any scheme of 
provision, that the scheme provides sufficient detail for it to exercise its power 

of inspection on completion.  Bearing in mind these provisions, I consider that 
the Council’s objection has little substance. 

105. I therefore conclude that the obligations contained within Schedule 16 of the 
Unilateral Undertaking are necessary, directly related to the development and 
fairly and reasonably related to it in scale and kind.  They comply with the CIL 

regulations and so I have taken full account of them in reaching my decision. 

 Affordable housing 

106. There is no doubt but that 30% of dwellings should be provided as affordable 
housing.  This is required by Local Plan policy Bicester 1 and BSC3.  The latter 
also prescribes the proportions of affordable housing to be provided as social 

rented and as intermediate tenures.  In so far as the obligation set out in 
schedule 12 meets these requirements it meets the three CIL tests of being 

necessary to make the development acceptable in planning terms, directly 
related to the development and fairly and reasonable related in scale and kind 
to the development. 

107. But the obligation goes well beyond those policy requirements in spelling out 
in precise detail the mix of tenure and dwelling types in percentages that could 

only be delivered in fractions of a dwelling.  This is clearly impractical.  In 
advance of the approval of reserved matters which would give details of 
housing types and numbers, this element of the obligation set out in the 

Unilateral Undertaking has little practical meaning.  I doubt that it would be 
effective or could be precisely complied with. 

108. In the council’s comments on an earlier draft of the Unilateral Undertaking, it 
suggests a form of words for what it calls a “cascade” of affordable housing.  
Schedule 12 of the signed Unilateral Undertaking includes a cascade of the type 

suggested.  Such a cascade envisages the possibility that a Registered Provider 
may not be found to accept the affordable housing proposed.  It then 

canvasses the possibility of negotiating amendments to the affordable housing 
scheme, the possibility of the Council itself producing the affordable housing 
units on site and finally the possibility of accepting a commuted sum in lieu of 

provision on site.  This cascade, suggested by the Council, accepts by 
implication the uncertainties of prescribing an affordable housing scheme at the 

outline stage when no detailed scheme has been designed. 

109. In similar vein, Schedule 13 of the Unilateral Undertaking provides an 

opportunity for the developer to submit a Viability Review three months before 
implementing the residential development.  This Viability Review may lead to a 
Revised Affordable Housing Scheme.  These contingency arrangements are 

consistent with Local Plan policy BSC3 which provides that if the promoter of a 
development considers that individual proposals would be unviable an “open 

book” financial analysis will be expected so that an economic viability 
assessment can be undertaken.  The policy goes on to envisage that this may 
lead to negotiations including consideration of the mix and type of housing, the 

split between social rented and intermediate housing, the availability of social 
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housing grant/funding and the percentage of affordable housing to be required.  

Without an option for review, the risk is that development may not proceed at 
all. 

110. National Planning Practice Guidance7 (Guidance) stresses that where 
affordable housing contributions are being sought, obligations should not 
prevent development from going forward.  In the absence of a specific detailed 

scheme which can be tested for viability, this consideration, together with the 
provisions of Local Plan policy BSC3 persuades me that Schedule 13 of the 

Unilateral Undertaking is a necessary qualification of Schedule 12. 

111. The Council considers that s106A of the Town and Country Planning Act 
provides a more appropriate vehicle for reviewing the affordable housing 

scheme set out in Schedule 12 but subsection (4) of s106A precludes an 
application for modification being made within five years of the date when the 

obligation is entered into, whereas it is likely that reserved matters for the 
housing development which may give rise to the need for a review are likely to 
be prepared sooner than that. 

112. National Guidance advises that a negatively worded condition limiting the 
development that can take place until a planning obligation for the provision of 

affordable housing is unlikely to be appropriate in the majority of cases.  It 
advises that ensuring that any planning obligation or other agreement is 
entered into prior to granting planning permission is the best way to deliver 

sufficient certainty for all parties about what is being agreed. 

113. That advice supports the Council’s view that the assessment of viability 

should take place prior to the determination of an application.  But in this case 
there is only an outline application.  A full planning application, including all 
reserved matters, has yet to be submitted, let alone determined.  It is at that 

stage that viability should be assessed and the specific details of an affordable 
housing scheme concluded.  As the experience of the present case shows, to 

attempt to do so at the outline stage is somewhat futile.  But, there is no 
requirement to propose or agree a scheme at that reserved matters stage; 
Schedule 13 only applies three months before commencement, which may well 

be after reserved matters are approved, not before. 

114. Nevertheless, the obligation is before me to consider.  For the reasons 

already stated, affordable housing is a requirement and I find both Schedules 
12 and 13 compliant with policy.  I therefore have no reason to find them 
inconsistent with the CIL regulations.  But, also for the reasons explained and 

for the reasons put forward by the Council, they may be ineffective in securing 
an appropriate amount or quality of affordable housing. 

115. National Guidance advises that, in exceptional circumstances, a negatively 
worded condition requiring a planning obligation or other agreement to be 

entered into before certain development can commence may be appropriate in 
the case of more complex and strategically important development where there 
is clear evidence that the delivery of the development would otherwise be at 

serious risk.8  The present case is both complex and strategically important to 
the delivery of the North-west Bicester eco-town.  So, notwithstanding the 

                                       
7 Paragraph: 002 Reference ID: 23b-002-20140306 
8 Paragraph: 010 Reference ID: 21a-010-20140306 
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terms of Schedules 12 and 13, which I have taken into account as described 

above, I impose a condition. 

 Strategic Highway 

116. The Strategic Link Road or Strategic Highway is the realignment of Howes 
Lane.  It is shown on the Parameter Plans as part of the development proposal 
but it is the intention that only part of it will be constructed in connection with 

the present development.  The remainder will be constructed by another party. 

117. As previously noted, until the Strategic Link Road is fully constructed, the 

extent of development of the current appeal proposal must be limited so that 
the capacity of the highway infrastructure at the junction of Howes Lane and 
Bucknell Road is not exceeded.  Its construction is therefore necessary for the 

full development of the current appeal proposal to proceed. 

118. Furthermore, as previously noted, the construction of the Strategic Link 

Road is necessary to improve the living conditions of those residential 
properties bordering the east side of Howes Lane.  This is one of the potential 
planning benefits of the proposed development which it is necessary to secure. 

119. It is therefore necessary to secure arrangements for the contribution to the 
complete construction of the Strategic Link Road to be made by the appeal 

development.  For these reasons I am convinced that the obligations contained 
in Schedule 27 of the Unilateral Undertaking are necessary to make the 
development acceptable in planning terms. 

120. Both the Council’s Infrastructure Delivery Plan and the Anticipated 
Construction Programme submitted by Barton Wilmore on behalf of 

A2Dominion confirm that the expected completion date for the Strategic Link 
road including the tunnel under the railway would be in the financial year 
2021/22.  In any event, Schedule 27 does not appear to include a clawback 

clause requiring repayment if the contribution is not spent within a defined 
period, although the draft licence would endure for only 15 years.  I am 

therefore satisfied that the contribution payable will effectively contribute to 
the delivery of the project. 

121. The provisions of Schedule 27 are directly related to the development in that 

a licence to access the land to construct the Strategic Highway may be 
requested by the County Council at any time after a date six weeks after the 

grant of planning permission and an executed licence must be delivered within 
fourteen days of the County Council’s request.  I make no comment on the 
contents of the draft licence because, as a draft, it is still open to negotiation 

between the parties and the Unilateral Undertaking contains a facility for 
resolving disputes between the parties.  For reasons explained below, I have 

included a condition which limits development of the appeal site in terms 
consistent with those used in the draft licence, so the Council’s concerns about 

the inability of the trigger point to be reached need not apply even if the finally 
delivered licence does not differ from the draft included in the Unilateral 
Undertaking. 

122. No implementation of the appeal development may proceed until an 
agreement has been entered into for the owner and developer of the appeal 

site to contribute 1.73% of the costs of completing the Strategic Link Road.  
That percentage is calculated by reference to the appeal site’s proportion of the 
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total housing quantities expected to be delivered in the North-West Bicester 

eco-town and so is fairly and reasonably related in scale and kind to the 
development.  It is implausible to expect the developer to enter into this aspect 

of the obligation on the coming into effect of the planning permission prior to 
implementation of the appeal development, since that would require the 
developer to commit to a substantial contribution to the road construction costs 

before the developer could be confident of the development itself providing the 
funding involved. 

123. The appellant has noted that the definition of Strategic Road Land includes 
an incorrect drawing reference number but that the correct drawing has been 
attached to the Undertaking.   It is correctly identified as Plan 2 in accordance 

with the reference to Plan 2 in the definition of Strategic Road Land, so the 
referencing error is self-evident.  I therefore accept the appellant’s assurance 

that it does not render the Unilateral Undertaking incapable of correct 
interpretation. 

124. The Council is concerned that Plan 2 does not include a drainage channel 

which will need to be used for off-site drainage of the new road.  But the plan 
does not show any of the arrangements which would be necessary to deal with 

drainage from the road which is inevitably going to involve discharge to drains 
not included within the land dedicated to the road itself, so I do not regard this 
as a fatal circumstance.  In any event, I note the appellant’s contention that 

the extent of land shown in Plan 2 is greater than that shown in the fall-back 
permissions. 

125. I therefore conclude that the obligations contained in Schedule 27 of the 
Unilateral Undertaking comply with the CIL regulations.  I have therefore taken 
full account of them in reaching my decision on the appeal proposal. 

 Zero Carbon 

126. Local Plan policy Bicester 1 requires the application of design standards 

including zero carbon development.  What is meant by zero carbon 
development is explained by section ET 7 and ET 9 of the eco-towns 
supplement to the otherwise now cancelled Planning Policy Statement 1.  It 

concerns carbon dioxide emissions from energy use from locally produced 
energy and energy provided by or fed into central networks.  Dwellings are 

expected to demonstrate high levels of energy efficiency in the fabric of the 
building and to achieve carbon reductions from space heating, ventilation, hot 
water and fixed lighting of at least 70% relative to current Building 

Regulations. 

127. An Energy Assessment for the development has already been prepared by 

Silcock Dawson and Partners (submitted to the Inquiry as Core Document 
CD1al).  This amounts to a strategy for achieving the development’s 

contribution towards a zero carbon development.  As noted in the Council’s 
committee report, the Council’s consultants, Bioregional, have advised that the 
strategy proposed would not necessarily result in a truly zero carbon 

development. 

128. However, what is needed is not so much a further strategy, more the 

identification of measures which will result in a zero carbon development and to 
provide for their implementation, which can be done through conditions, 
considered below (though I note that achievement of BREEAM “Very Good” 
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standard for non-residential buildings with a capability of achieving “Excellent” 

standard is anyway required by the obligation included in Schedule 17 of the 
Unilateral Undertaking). 

129. I therefore conclude that the obligations contained in Schedule 14 of the 
Unilateral Undertaking are unnecessary and so do not comply with the CIL 
regulations.  I therefore take no account of them in making my decision. 

 Construction standards 

130. As noted above, the development is expected to be a zero carbon 

development.  For non-residential buildings, the achievement of BREEAM 
“Excellent” standard is an important contribution to that aim.  That particular 
requirement of Schedule 17 of the Unilateral Undertaking is therefore 

necessary (though not sufficient by itself) to make the development acceptable 
in planning terms.  I am satisfied that the requirement complies with the CIL 

regulations and have therefore taken it into account in making my decision. 

 Materials sourcing 

131. Local Plan policy Bicester 1 requires development to promote the use of 

locally sourced materials.  That particular element of Schedule 17 of the 
Unilateral Undertaking is therefore necessary to make the development 

acceptable in planning terms.  I consider that it complies with CIL regulations 
and have therefore taken it into account in making my decision. 

  Training and employment plans 

132. Paragraph 19 of the NPPF records the government’s commitment to ensuring 
that the planning system does everything it can to support sustainable 

economic growth.  The argument that that includes requiring the provision of 
construction apprenticeships through new development is a compelling one and 
so I am convinced that the requirements in Schedule 10 of the Unilateral 

Undertaking are necessary, directly related to the development and fairly and 
reasonably related to it in scale and kind.  I have therefore taken these into 

account in reaching my decision. 

 Routeing agreement 

133. Paragraph 8.6.7 of the submitted Environmental Statement advises that 

Middleton Stoney Road is a rural link providing access to Bucknell to the north 
with a route to junction 10 of the M40.  It is not a route via which to encourage 

HGV movements.  As such a routeing restriction to preclude such movements 
during construction is appropriate with all movements routeing via the 
B4030/A4095 roundabout onto the perimeter road (Vendée Drive) to the south. 

134. Paragraph 4.3.2 of the Unilateral Obligation commits the developer to enter 
into a routeing agreement substantially in the form recommended by the 

Environmental Statement but with the additional provision that it would apply 
to the subsequent operation of the development, not just its construction.  For 

the reasons given in the Environmental Statement, I consider it is necessary, 
directly related to the development and fairly and reasonably related in scale 
and kind to the development. 

135. It passes the CIL tests and I have taken it into account in making my 
decision but it would only be triggered by the commencement of the 
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employment development, whereas the recommendations of the Environmental 

Statement are not so restricted.  Accordingly, I have imposed a condition 
requiring a Construction Method Statement to be submitted.  This would 

provide an opportunity for the Local Planning Authority to secure a routeing 
agreement for the construction of the residential part of the development when 
details of the Construction Method Statement are submitted.  It would not be 

necessary or practical to require a routeing agreement for the subsequent 
operation of the residential development but for the employment development 

the routeing agreement incorporated into the planning obligation would 
continue to apply. 

 Highways agreements 

136. The permanent highway works at Middleton Stoney Road are integral to the 
larger part of the employment development.  The temporary highway works at 

Howes Lane are integral to the residential part of the development.  It would 
be unacceptable for the development to take place without the two accesses 
being first constructed.  Because their construction involves works to the 

existing highway, it will be necessary for the developer to enter into a s278 
agreement with the County Council for these works to be delivered. 

137. However, it is government policy, set out in paragraph 203 of the National 
Planning Policy Framework that planning obligations should only be used where 
it is not possible to address unacceptable impacts through a planning condition.  

A planning condition can require that no other development on site should take 
place until the two accesses have been formed.  To comply with that condition 

will inevitably require the developer to enter into the necessary s278 
agreements and so it is not necessary for that to be required by a planning 
obligation. 

138. I therefore take no account of the planning obligation set out in Schedule 26 
because it is unnecessary and so does not comply with the CIL regulations. 

 Design 

139. In their closing submissions, both main parties deal with this issue 
summarily.  I will do the same. 

140. Local Plan policy Bicester 1 requires high quality exemplary development and 
design standards and a well designed approach to the urban edge.  Local Plan 

policy ESD 15, which applies throughout the Cherwell District, requires all new 
development to meet high design standards.  So, policy Bicester 1 does not 
place a different requirement on the appeal site.  Good design is a universal 

requirement as paragraphs 56 and 57 of the NPPF make clear. 

141. It therefore follows that it should not be necessary for the appeal proposal to 

be subject to special arrangements for considering its design qualities.  It is 
reasonable to expect that the Council will be able to apply its policies through 

the normal operation of its development control system.  I therefore conclude 
that the absence from the Unilateral Undertaking of any arrangements for a 
Design Panel or similar do not make the appeal proposal unacceptable or in any 

way contrary to planning policy. 
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Conditions 

142. The two main parties sought to agree on a draft list of conditions to be 
submitted during the Inquiry but, in the event were only able to submit a 

travelling draft pursued by several commentaries subsequent to the Inquiry 
sessions (Inquiry documents 14e, 21 and 23).  Some suggested conditions 
have already been discussed in this decision letter.  I have considered all 

suggested conditions in the light of advice contained in national Guidance and 
by reference to the model planning conditions contained in Appendix A of the 

otherwise cancelled Circular 11/95 the Use of Conditions in Planning 
Permissions, preferring the wording of the latter where appropriate. 

143. Firstly, I make a general observation.  The grant of outline permission does 

not give carte blanche for a developer to do as it pleases in submitting 
reserved matters.  A permission given in outline does not waive away the 

requirements of development plan policies.  The details to be submitted in 
pursuit of reserved matters still fall to be considered against development plan 
policy and if they contravene that policy they may be denied approval.  It is 

therefore not necessary for me to impose conditions on this outline consent 
which simply reiterate the requirements of policy; the policies continue to apply 

in any event. 

 Parameter plans 

144. The first five conditions are standard conditions which I have adjusted to 

reflect the circumstances of the case, including the possibility of phasing 
development.  Conditions 6 to 10 apply the provisions of the Parameter Plans 

as required by the courts, together with the drawings for the two approved 
accesses.  The recommendations of other documents submitted with the 
application are picked up in other conditions.  Conditions 12 and 13 limit the 

development to the quantities of development which have been evaluated in 
the Environmental Statement. 

 Size of employment units 

145. I have not included a condition limiting the size of units to be provided on 
plot 3 because although the North West Bicester Masterplan Economic Strategy 

identifies a demand for units smaller than 500 sq m and the appellant’s 
evidence suggests that they intend to provide start-up business space in any 

event, there is no information to show that there is a need for units below the 
suggested size threshold to the exclusion of others.  Contrary to the reason 
given in the draft Conditions Schedule circulated at the Inquiry, Local Plan 

policy Bicester 1 does not appear to require a range of commercial uses.  In 
any event layout is a reserved matter so the Council will have the opportunity 

to consider the acceptability of the layout when details of that matter are 
submitted at a later date. 

 Design Codes 

146. For reasons similar to my reasons for finding the Unilateral Undertaking 
acceptable without a requirement for a special arrangements for considering its 

design qualities, I do not consider that conditions are necessary requiring 
either the submission of a Design Code or an Urban Design Framework prior to 

the submission of details of reserved matters of appearance, landscaping 
layout and scale.  Local Plan policy ESD 15 asserts that for major 
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sites/strategic sites and complex developments, Design Codes will need to be 

prepared in conjunction with the Council and local stakeholders to ensure 
appropriate character and high quality design is delivered throughout.  But no 

design code for the whole of the North-west Bicester eco-town, to which the 
development might be expected to comply through the requirements of a 
condition, has been produced.  The Council will be able to judge for itself 

whether the substantive requirements of policy ESD 15 would be met when 
details of reserved matters are submitted. 

 Building for Life 

147. Likewise, I do not impose a condition (agreed by both main parties) 
requiring the submission of a document showing how the residential 

development would achieve “Built for Life” status.  Although the government 
attaches great importance to the design of the built environment, simply 

producing a document would not, of itself, achieve that aim. Appearance, 
landscaping, layout and scale are reserved matters.  When those details are 
submitted, the Council will be in a position to consider whether they comply 

with Local Plan policies Bicester 1 and ESD15 which require development to be 
compatible with up to date urban design principles, including Building for Life. 

 Dwelling mix 

148. For much the same reason, I do not impose a condition (agreed by both 
main parties) requiring the submission of a schedule of dwelling mix to accord 

with the requirements of Local Plan policy BSC4.  Either the details of the 
reserved matters, when they are submitted, will demonstrate compliance with 

Local Plan policy BSC4, or they will not.  Either way, it is open to the Council to 
decide whether the submitted details are acceptable or not, irrespective of the 
submission or otherwise of a schedule.  A condition requiring the submission of 

a schedule is unnecessary. 

 Information technology 

149. Suggested conditions requiring both employment and residential buildings to 
be fitted with devices showing real time energy and travel information in 
accordance with details to be submitted for approval and to facilitate high sped 

broad band provision are necessary because reserved matters would not 
provide such details yet Local Plan policy Bicester 1 requires housing to have 

real time energy monitoring systems, real time public transport information 
and superfast broadband access.  The same provision in the employment 
development would contribute towards achieving the objectives of the eco-

town. 

 Climate change 

150. The NPPF advises that planning plays a key role in helping shape places to 
secure radical reductions in greenhouse gas emissions, minimising vulnerability 

and providing resilience to the impacts of climate change amongst other 
matters.  To mitigate and adapt to climate change local planning authorities 
should adopt proactive strategies. 

151. For this development it is suggested that a condition require the submission 
of a statement identifying and explaining the development’s adaptation to the 

impact of a set of defined climate change parameters.  Whilst this information 
would no doubt be helpful to the Council in evaluating the details of reserved 
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matters when they are submitted, it fails the tests of precision and 

enforceability in that although it sets performance requirements it does not 
make clear exactly what the substantive features are which the condition is 

expected to produce which would need to be incorporated into the 
development, it does not require their incorporation and it does not require 
their retention in operation. 

152. Paragraph ET 8.2 of the eco-towns supplement to the now otherwise 
cancelled Planning Policy Statement 1 advises on what is involved in dealing 

with climate change.  Eco towns should deliver a high quality local environment 
and meet the standards on water, flooding, green infrastructure and 
biodiversity taking into account a changing climate for these as well as 

incorporating wider best practice on tackling overheating and impacts of a 
changing climate for the natural and built environment. 

153. Design to achieve a high quality local environment is considered elsewhere 
in this decision.  In other parts of this decision I have considered substantive 
requirements for the submission of details concerning water, green 

infrastructure, surface water drainage and biodiversity.  There is no information 
to show that these details cannot be adequately examined for their resilience to 

the climate change parameters identified by the Council in its Note dated 30 
October in respect of planning conditions.  The Council has powers to require 
the submission of further information if the details submitted are inadequate.  

No further condition is required. 

154. Best practice in tackling overheating through planning concerns layout, 

glazing and the cooling effects of trees and water bodies.  Other matters, such 
as insulation are dealt with through the Building Regulations.  Appearance, 
layout and landscaping are reserved matters for which details are required in 

any event by other conditions.  There is no information to show that the details 
to be submitted cannot be evaluated by the Council to establish whether they 

would comply with the requirement of Local Plan policy Bicester 1 which 
requires the incorporation of best practice on tackling overheating, taking 
account of the latest UKCIP climate predictions.  The Council has powers to 

require further information if the details submitted are inadequate.  No further 
condition is required. 

 Noise 

155. Paragraph 10.7.34 of the Environmental Statement June 2017 predicts that 
while large areas of the residential development site will experience BS8233 

compliant internal noise levels with windows open for ventilation, plots close to 
the Strategic Link Road would require acoustic alternative means of ventilation 

such as a Mechanical Ventilation with Heat Recovery (MVHR) system to 
minimise the likelihood of overheating.  Details of such provision would not 

normally be provided as part of reserved matters applications and so a 
condition, as agreed by the two main parties, is necessary to ensure that 
provision is made. 

156. Whilst there are no details currently before me it may be supposed that the 
employment development proposed in this development would house plant and 

machinery and would emit noise.  Table 17 of the submitted Environmental 
Statement suggests target noise criteria for inclusion in a condition limiting the 
noise which can be emitted from the employment development. 
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157. Because I have included the recommendations of the Environmental 

Statement in relation to construction noise within condition 24 (x) the separate 
condition about construction noise levels agreed between the two main parties 

is unnecessary and so I do not impose it. 

 Embedded carbon 

158. Local Plan policy Bicester 1 requires the use of low embodied carbon in 

construction materials.  Information to judge whether this policy is being 
complied with would not normally be provided as part of the submission of 

reserved matters and so a condition is necessary to ensure that details are 
provided. 

 Access 

159. The submitted Unilateral Undertaking makes no provision for the closure and 
removal of the temporary access on to Howes Lane following the completion of 

the Strategic Link Road.  The diversion of Howes Lane, allowing for its closure, 
is one of the planning benefits of the appeal proposal, so it is necessary to 
ensure that this is not stymied by the retention of the temporary access longer 

than is needed.  Conditions are therefore imposed to ensure that this takes 
place and that existing accesses from the site onto Howes Lane are stopped up. 

160. Accesses to the residential development from the Strategic Link Road are 
not approved as part of this outline permission.  They remain as reserved 
matters details of which are reserved for later consideration.  It is therefore not 

necessary for a condition to require their submission or for their construction 
prior to the occupation of the residential development.  Such a condition may 

become necessary and appropriate when reserved matters details are 
submitted. 

161. Details of layout and further details of access to and within the residential 

development are not submitted as part of this application.  They remain as 
reserved matters and so it is not necessary for a condition to require the 

submission of details of footpath linkages to Howes Lane, Shakespeare Drive 
retail and community facilities and King’s Meadow Primary School.  It will be for 
the Council to consider their adequacy when details of reserved matters are 

considered.  But these details would not normally include the provision of 
details of signage.  Signage would be necessary to encourage and maximise 

the habit of walking in accordance with the requirement of Local Plan policy 
Bicester 1to maximise the potential for walkable neighbourhoods.  A condition 
is therefore imposed to require the submission of details of signage and their 

implementation. 

 Travel plan 

162. Implementation of a travel plan to reduce reliance on the private car is a 
requirement of Local Plan policy Bicester 1.  This would not be routinely 

submitted as part of reserved matters and so a condition is necessary to secure 
its submission and implementation.  Provision is made within Schedule 24 of 
the Unilateral Undertaking for a financial contribution to the County Council for 

its monitoring.  I have already noted that this would comply with the CIL 
regulations. 
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 Bus stops 

163. Much of the length of the roads along which the bus service to serve north-
west Bicester would pass would be provided by other developers.  The 

Unilateral Undertaking makes provision for a financial contribution to the 
provision of bus stops.  Other than on Middleton Road, the details presently 
submitted do not show the location of bus stop infrastructure to be provided.  

Not every phase of the scheme will include a bus stop.  As the Council remarks, 
these need to be planned holistically.  The allocation of bus stops to phases of 

development is therefore required as part of the phasing plan.  In so far as bus 
services would require locations for bus stops on roads provided as part of this 
development, reserved matters would not automatically show these details and 

so it is necessary that their submission and implementation be required by 
condition. 

 Contaminated land 

164. Table 3.1 of the submitted Environmental Statement points out that trial 
trenching was carried out for the archaeological assessment of the site and that 

historical maps identify that the site has been in agricultural use since 1881 
and has had no other uses.  It concludes that it is not considered that there is 

any potential for significant contamination of the site and scoped ground 
conditions and contamination out of further assessment.  I have no reason to 
disagree. 

165. National Guidance advises that if there is a reason to believe contamination 
could be an issue, developers should provide proportionate but sufficient site 

investigation information.  That is not the case here, because there is no 
reason to believe that contamination could be an issue.  I do not therefore 
impose any conditions requiring further investigation or remediation other than 

that requiring remediation if contamination is unexpectedly found during 
construction. 

 Biodiversity 

166. Local Plan policies Bicester 1 and ESD10 require the development to achieve 
a net biodiversity gain.  Appendix 6.2 of the Environmental Statement June 

2017 and the Biodiversity Offsetting Metric Assessment of July 2015 
demonstrate that the achievement of a net biodiversity gain is possible across 

the site as a whole but, as the Council recognises in its Note dated 13 October 
2017 in respect of planning conditions, this is dependent upon detailed matters 
that can only be fully assessed at the reserved matters stage.  The suggested 

draft condition calls for the production of a scheme demonstrating net 
biodiversity gain.  But that is just what Appendix 6.2 of the Environmental 

Statement and paragraph 3.4  of the Biodiversity Offsetting Metric Assessment 
already do; what is now required is to put that strategy into effect. 

167. Paragraph 5.4 of Appendix 6.2 of the Environmental Statement June 2017 
summarises four planning controls needed to secure a mitigation and 
enhancement strategy: 

 Secure the retention and enhancement of retained hedgerows and trees.  
The trees and hedgerows to be retained and enhanced are shown on 

parameters plans 04A and 05A.  These are secured by conditions 9 and 
10.  No further condition is necessary. 
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 Secure the production and implementation of a Construction 

Environmental Management Plan.  This is secured by condition 24, 
particularly subsection (x).  No further condition is necessary. 

 Provide financial contributions to off-site mitigation for farmland birds.  
This is provided by Schedule 9 of the Unilateral Undertaking.  No further 
condition is necessary. 

 Secure the production of a habitat management plan.  The habitats 
required are listed in paragraphs 4.3 and 4.4 of Appendix 6.2 of the 

Environmental Statement June 2017 and in paragraph 3.4 of the 
Biodiversity Offsetting Metric Assessment of July 2015.  To some extent 
their retention and/or provision (as appropriate) is already secured by 

the degree to which they are included in parameters plans 04a and 05A 
which are secured by conditions 9 and 10.  But in any event, landscaping 

is a reserved matter.  When details of this reserved matter are 
submitted, the Council will be able to judge for itself whether they meet 
the expectations of the Strategy (including the recommendation in 

paragraphs 3.25 and 3.28 of Appendix 6.2 to the Environmental 
Statement June 2017  and paragraph 3.4 of the Biodiversity Offsetting 

Metric Assessment that ten bat boxes and ten bird nesting boxes be 
provided9 together with a number of log piles for the benefit of 
amphibians, reptiles and invertebrates and the recommendations in 

paragraphs 3.20, 3.23 and 3.30 that detailed proposals be founded on 
up to date surveys of badgers, bats and reptiles) and so to decide 

whether to approve the details or not.  It is not incumbent upon the 
Council to approve details which do not comply with Local Plan policies 
Bicester 1 and ESD 10.  No further condition is necessary to secure the 

submission of these details. 

If, when considering the submission of reserved matters relating to 

landscaping, the Council considers that a plan for their future 
management is necessary, it can impose a condition requiring one at 
that stage.  Because I do not have details of the landscaping proposed 

before me, I cannot come to the view that the condition (agreed by both 
parties) requiring a management plan is necessary now and so I do not 

impose it. 

168. Although not specifically recommended in the submitted Biodiversity 
Strategy, condition 11 is necessary to prevent the removal of trees and hedges 

when birds are nesting. 

 Trees and hedgerows 

169. Because the protection of trees and hedgerows is shown on a parameters 
plan which is to be secured by condition, there is no necessity for the separate 

suggested conditions agreed between the two main parties.  I have therefore 
not imposed them. 

 

 

                                       
9 The submission of reserved matters relating to appearance will allow for consideration of whether the 
recommendation for the provision of bird and bat boxes is followed through on houses so as to meet the 

requirements of Local Plan policies Bicester 1 and ESD10 
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 Air quality 

170. Tables 9.13 and 9.14 of the submitted Environmental Statement predict that 
the development will have negligible effects on air quality.  I have no 

information to cause me to come to a different conclusion.  For that reason I do 
not impose the conditions related to air quality sought by the Council. 

 External activity 

171. The layout of the development, including the employment element, is a 
reserved matter.  When details of this reserved matter are submitted for 

approval, the council will be able to assess whether there would be any areas 
where goods, materials, plant or machinery would be likely to be stored, 
repaired, operated or displayed in the open and whether such areas would 

need to be screened in any way in order to safeguard the visual amenities of 
the area in accordance with Local Plan policy C28.  If such screening is 

necessary it would be open to the Council to require such by a condition at that 
stage or to decline to approve the details for the reason of conflict with policy. 

172. For the present, because I have no details of the layout of the employment 

development before me, I am not in a position to conclude that such a 
condition is necessary.  Therefore I do not impose the suggested condition 

(agreed between the two main parties) prohibiting open air activity without the 
prior express consent of the Council. 

 External lighting 

173. Details of reserved matters do not include external lighting.  Because the 
design of external lighting can have adverse effects on ecology and biodiversity 

both surrounding and within the site, as is recognised in the submitted 
Environmental Statement it is necessary for the Council to be able to ensure 
that its design does not cause harm.  For that reason a condition requiring the 

submission and approval of details is required. 

 Water supply 

174. A condition is suggested which would require a study of the existing water 
supply infrastructure to be carried out, to identify any additional infrastructure 
necessary to serve the development and to prevent the occupation of the 

development until any additional supply required has been provided.  The 
wording of the condition is disputed but neither party disputes its necessity. 

175. It was said at the Inquiry that it was a condition requested by Thames 
Water.  However, I have no further information to substantiate this report.  
Thames Water’s only submitted comment on this application, dated  23 

October 2014 and repeated on 26 August 2015 is an informative about the 
minimum pressure and flow rate which Thames Water aims to provide. 

176. It is a principle of a planning condition that it should not derogate from the 
grant of permission.  Yet this suggested condition implies a suspicion that there 

may not be an adequate water supply to serve the development.  There can be 
no presumption that, if an inadequate water supply is identified, the 
inadequacy can be rectified.  Yet, if it is not, the occupation of the development 

would be prevented, thus having the effect of negating the benefit of the 
permission.  For that reason it is not a condition which I could legitimately 

impose. 
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177. The adequacy of a water supply is fundamental to a development.  Without 

it, it might be necessary to dismiss this appeal and refuse permission.  
Notwithstanding the hearsay information reported at the Inquiry, written 

comment from Thames Water does not support the contention that there is, or 
may be, an inadequate water supply.  Accordingly, I am not convinced either 
that the appeal needs to be dismissed or of the necessity of the condition 

suggested and so do not impose it. 

178. Local Plan policy Bicester 1 requires water efficiency and demand 

management.  Details of reserved matters are unlikely to provide the 
information to allow an assessment of the proposals’ compliance with this 
policy, so conditions are necessary (agreed by the two main parties) to require 

details to be submitted. 

179. A further condition is suggested seeking submission of details of a strategy 

to work towards water neutrality.  Yet water neutrality, as described in 
paragraph ET17.5  and Annex B of the eco-towns supplement to the otherwise 
cancelled Planning Policy Statement 1 is concerned with achieving development 

without increasing overall water use across a wider area and so its 
achievement would not be within the scope of a single development. 

180. According to paragraph ET 17.5 of the eco-towns supplement there are three 
strands to achieving water neutrality within a water cycle strategy: 

 Limiting the impact of new development on water use (the two 

conditions described above would achieve this in the case of this appeal 
development) and making plans for additional measures within the 

existing building stock of the wider area.  This latter element is clearly 
outside the scope of the current appeal proposal so no additional 
condition is necessary. 

 Equipping new homes to meet the water consumption of level 5 of the 
Code for Sustainable Homes.  The Code for Sustainable Homes has now 

been withdrawn but the suggested condition to limit the water 
consumption of the residential element of the development sets an 
equivalent requirement, so no additional condition is necessary. 

 Equipping non-domestic buildings to meet similar high standards of 
water efficiency.  The suggested condition to limit the water consumption 

of the employment element of the development meets this requirement 
so no further condition is necessary. 

 Drainage 

181. Reserved matters do not require the submission of details of surface water 
or foul drainage.  Yet it is necessary for the local planning authority to consider 

whether the development makes acceptable provision for these matters so I 
impose a condition to require the submission of details and their subsequent 

implementation.  Until details are known, it is not possible to identify the 
necessity of requiring a scheme of maintenance, so I do not impose the 
suggested condition requiring such. 

 Archaeology 

182. An archaeological evaluation of the site was carried out in March 2013 by 

Northampton Archaeology.  It identified two distinct areas of archaeological 
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activity.  Trial trenching was carried out.  The report makes no 

recommendation either for or against further work but the County 
archaeologist seeks a programme of archaeological investigation because of the 

two areas of interest identified.  I have adjusted the draft conditions suggested 
and agreed by both parties to relate specifically to the identified areas of 
interest. 

 Zero Carbon 

183. As noted earlier, an Energy Assessment of the development has already 

been prepared and assessed by the Council’s consultants, Bioregional.  Their 
response has raised concerns with an apparent lack of commitment to a truly 
zero carbon development.  But, as the Council’s committee report correctly 

notes, it is the achievement of zero carbon on the North-West Bicester site 
overall which is the key. 

184. As paragraph ET7.1 of the eco-towns supplement to the otherwise 
superseded Planning Policy Statement 1 points out, “the definition of zero 
carbon in eco-towns is that over a year the net carbon dioxide emission from 

all energy use within the buildings on the eco-town development as a whole 
are zero or below.”  I take particular note of the use of the words “as a whole” 

to infer that it is not necessary for every individual development within the eco-
town to be zero carbon so long as deficiencies on one site are made up by 
better performance on another site.  That interpretation is confirmed by 

footnote 6 of the eco-towns supplement; “This definition of zero carbon applies 
solely in the context of eco-towns and applies to the whole development rather 

than to individual buildings.” 

185. I note the advice of Silcock Dawson and Partners that it is not commercially 
viable to install the required levels of photovoltaic panels to achieve zero 

carbon dioxide emissions from the employment development.  That may, or 
may not, turn out to be the case when details of reserved matters are to be 

submitted.  I also note the Council’s acknowledgement (in paragraph 5.68 of 
its January 2016 officer report) that “this site has some constraints in relation 
to the scale of the residential aspect of the scheme as well as the uncertainty 

over who may ultimately occupy the commercial buildings.” 

186. I concur with the Council’s intention that “s106 obligations/conditions are 

used to carefully control this development such that additional energy 
information is required to be submitted and considered.”  The NPPF advises 
that planning obligations should only be used where it is not possible to 

address unacceptable impacts through a planning condition. 

187. Even though the Energy Assessment submitted by the appellant may not 

necessarily have led to a truly zero carbon development, it points to the details 
about which information needs to be submitted.  Those details include: 

 Insulation better than Building Regulation values 

 Target air permeability of less than 3 cu.m/hr/sq.m 

 Dwellings to have a balanced ventilation system with heat recovery 

 Dwellings to be provided with 100% low energy luminaires 
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 Provision for dwellings to be connected to the intended district heating 

network with interim provision of site-wide combined heat and power 
unit 

 Dwellings to be fitted with photovoltaic panels 

 Employment buildings to be fitted with high efficiency fluorescent 
luminaires with daylight compensation controls 

 Employment buildings to be heated by ground source heat pumps  or 
biomass boilers to meet the requirements of BREEAM Ene1 for an 

“Excellent” rating. 

 Those details would not normally be supplied in the submission of reserved 
matters and so, with the exception of the last point which is secured by the 

provisions of Schedule 17 of the Unilateral Undertaking, need to be secured by 
conditions. 

188. Because the measures recommended by the appellant’s consultant do not 
add up to a truly zero-carbon development (for example, the consultant’s 
report specifically excludes consideration of appliances because they belong to 

residents, yet white goods are commonly supplied by housing developers as 
part of a scheme), I do not simply translate the recommended measures into a 

condition.  More needs to be done to achieve an acceptable scheme.  The 
appellant has suggested the words of a condition which the Council confirms 
was used for what is known as the Exemplar site (also part of the north-west 

Bicester eco-town) (planning permission 10/01780/HYBRID).  As that condition 
has led to the submission of an acceptable scheme which is now being built 

out, I am confident that a similar condition, adjusted to reflect the phasing 
intended for the present proposal, would do the same in the present case. 

Conclusion 

189. The eco-towns supplement to Planning Policy Statement 1 asserts that eco-
towns are exemplars of good practice.  It notes that their standards are more 

challenging and stretching than would normally be required for new 
development.  But it does not require their achievement to be complex, difficult 
or costly. 

190. In essence, that issue underlies the arguments in this case.  Neither main 
party argue against the principle of developing this site for the purposes 

intended.  Their disputes focus on the terms of the planning obligations and 
conditions to be attached to any permission.  By close examination of the 
Unilateral Undertaking and the suggested conditions I have found that an 

acceptable development may be permitted with a lesser extent of obligations 
and conditions than the fall-back position but without compromise to the 

objectives of the eco-town concept or to the substantive outcome of the 
development. 

191. With those provisions of the Unilateral Undertaking which I have endorsed as 
compliant with the CIL Regulations in place, together with the application of the 
thirty-three conditions appended to this decision, I conclude that the proposal 

would have an acceptable effect on the generation of employment, the 
landscape character of the area, the supply of affordable housing, the supply of 

and demand for community, social and transport infrastructure, highway safety 
for pedestrians, the provision of green infrastructure, biodiversity and the 
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demand for and supply of transport.  It would comply with Local Plan policies 

Bicester 1, SLE1, ESD13 and ESD15 which have been described previously in 
this decision.  For these reasons the appeal is allowed. 

P. W. Clark 

Inspector 
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APPEARANCES 

 
FOR THE LOCAL PLANNING AUTHORITY: 

James Neill, of Counsel Instructed by Cherwell District Council 
He called no witnesses 

but the following 
participated in 
discussions on 

conditions and 
obligations 

 

Caroline Ford BA(Hons) 
MA MRTPI 

Principal Planning Officer, Cherwell District 
Council 

Jenny Barker Interim Assistant Director, Cherwell District 

Council 
Julia Taplin Oxfordshire County Council 

Karen Mutton Eversheds 
Howard Cox Oxfordshire County Council 
Joy White Oxfordshire County Council 

 
FOR THE APPELLANT: 

Paul Tucker QC Instructed by Tim Waring, Quod 

He called no witnesses 
but the following 
participated in 

discussions on 
conditions and 

obligations 

 

Tim Waring BA(Hons) 
DipTP MRTPI 

Director, Quod 
 

Simon Parfitt MIHE DTA Transportation Ltd 
Emma Lancaster  Quod 

Michael Pocock Pinsent Masons 
 
INTERESTED PERSONS: 

Stephen Rand Derwent Green Residents’ Group 
G Johnson PPP 
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Additional DOCUMENTS submitted at Inquiry 

 
1 CDC and OCC Position Statement on Unilateral Undertaking (with 

Annex 1 and 2, position statement on matters set out in letter 
from Quod to CDC dated 6.9.2017, note on pooled contributions, 
Additional Position statement concerning contributions to County 

Council and notes on 14 class primary school pricing 
2 Appellant’s response to Councils’ Position statements 

3 Appeal decision APP/C3105/A/14/2213263 
4 Letter dated 6 September 2017 from Tim Waring to Caroline Ford 
5 Letter dated 12 September 2017 from Derwent Green Residents 

Group 
6 Appeal decision APP/C3105/A/12/2178521 

7 Bundle of highway drawings  
a. Drawing 14042-30 revision B 
b. Drawing 14042-32 revision E 

c. Drawing 14042-34 revision C 
d. Drawing 14042-25-2 revision a 

e. Drawing 14042-45 revision f 
8 Bundle of revised Parameter Plans 

a. Drawing number 4216_SK_202_A 

b. Drawing number 4216_SK_203_A revision C 
c. Drawing number 4216_SK_204_A revision A 

d. Drawing number 4216_SK_205_A_ revision E 
e. Drawing number 4216_SK_206_A_ revision A 

9 Agreed matters Ecology 

10 Statement of Common Ground Highway and Transportation Issues 
11 Statement of Common Ground 

12 Note on further amendments to Parameter Plans 
 
Additional DOCUMENTS submitted by arrangement following Inquiry adjournment 

 
13 Letter from Barton Willmore dated 13 September 2017 with 

Anticipated Construction Programme for Rail Bridge and Strategic 
Link road 

14 Bundle of documents comprising Council’s comments on draft 

Unilateral Undertaking 
a. Joint response by Cherwell DC and Oxfordshire CC 

b. Draft undertaking with tracked changes dated 13.10.17 
c. Note in respect of Community Development Workers, 

Community Development Fund and Community Led 
management Organisation 

d. Infrastructure Delivery Plan dated 13 .10.17 

e. Note on planning conditions 
15 Rule 6 party’s comments on draft Unilateral Undertaking 

16 a. Unilateral Undertaking signed and dated 23 October 2017 
b. Note on Unilateral Undertaking 

17 Appellant’s comments on representations to Amended Parameter 

plans 
18 Core Documents 24b and 25 

19 Council comments on draft licence appended to Unilateral 
Undertaking 

20 Corrections to Schedule 27 of Unilateral Undertaking 

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/C3105/W/16/3163551 
 

 
https://www.gov.uk/planning-inspectorate                          44 

21 Appellant’s response to Document 14(e) 

22 Council’s Closing Submissions 
23 Council’s response to Document 21 

24 Appellant’s Closing Submissions 
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CONDITIONS 

1) Details of the access (in so far as not approved in this decision), 
appearance, landscaping, layout, and scale, (hereinafter called "the 

reserved matters") of any phase of development shall be submitted to 
and approved in writing by the local planning authority before any 
development of that phase takes place and the development shall be 

carried out as approved. 

2) No development shall take place until a phasing plan for the whole 

development has been submitted to and approved in writing by the local 
planning authority indicating the landscaping, open space, play facilities, 
affordable housing, cycle ways, footpaths and public transport facilities to 

be provided in each phase.  Development shall be carried out in 
accordance with the phasing plan. 

3) Application for approval of the reserved matters for the first phase of 
residential development and the first phase of employment development 
shall be made to the local planning authority not later than 3 years from 

the date of this permission. 

4) Application for approval of the reserved matters for the remaining phases 

of development shall be made to the local planning authority not later 
than 5 years from the date of this permission. 

5) The development hereby permitted shall take place not later than 2 years 

from the date of approval of the last of the reserved matters to be 
approved. 

6) The access to the development hereby permitted shall be carried out in 
accordance with Parameter Plan 06A, drawing number 4216_SK_206_A_ 
revision A and the following approved plans:14042-30 revision B and 

14042-32 revision E.  No residential development nor any employment 
development on plot 3 shall be occupied until the access shown on 

drawing 14042-32 revision E has been completed to a standard capable 
of being adopted by the local highway authority.  No employment 
development on plot 4 shall be occupied until the access shown on 

drawing 14042-30 revision B has been completed to a standard capable 
of being adopted by the local highway authority. 

7) No development shall take place other than in accordance with the Land 
Uses shown on Parameter Plan 02A, drawing number 4216_SK_202_A. 

8) The height of the development hereby permitted shall not exceed the 

limits shown on Parameter Plan 03A, drawing number 4216_SK_203A 
revision C 

9) No development on any phase shall be occupied until the planting 
proposals shown on Parameter Plan 04A, drawing number 

4216_SK_204_A revision A and encompassed within that phase have 
been carried out. 

10) No site clearance, preparatory work or development shall take place on 

any phase until a scheme for the protection of the trees and hedgerows 
in that phase shown to be retained on Parameter Plan 05A (drawing 

number 4216_SK_205_A_ revision E (the tree protection plan) shall have 
been submitted to and approved in writing by the local planning 
authority.  The scheme for the protection of the retained trees and 
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hedgerows shall be carried out as approved.  No tree or hedgerow shown 

to be retained shall be cut down, uprooted, destroyed, pruned, cut or 
damaged in any manner, other than in accordance with Parameter Plan 

05A, without the prior written approval of the local planning authority.  If 
any tree or hedgerow shown to be retained is cut down, uprooted or 
destroyed or dies another tree or hedgerow shall be planted at the same 

place within the following planting season and that tree shall be of such 
size and species as may be specified in writing by the local planning 

authority. 

11) No removal of hedgerows, trees or shrubs shall take place between 1st 
March and 31st August inclusive. 

12) No more than 150 dwellings shall be constructed on the site. 

13) No more than 53,000 sq m of employment floor space shall be 

constructed on the site, of which no more than 80% shall be utilised for 
purposes falling within Class B1c or B2 (including ancillary uses) and no 
more than 70% within Class B8 (including ancillary uses) of the Town and 

Country Planning (Use Classes)(England) Order 1987 (or their equivalent 
in subsequent enactments or re-enactments) and none for any other 

purposes whatsoever. 

14) No more than 17,437 sq m of B8 floorspace and 7,473 sq m of B1c/B2 
floorpace may be occupied until the development work to realign Howes 

Lane and Lords Lane approved under application 14/01968/F (or any 
other such planning permission which may be granted for the Strategic 

Link Road) has been completed and the road is open to vehicular traffic 
and the temporary link road to Howes Lane closed, removed and its site 
reinstated in accordance with details which shall have been previously 

submitted to and approved in writing by the local planning authority.   

15) No dwelling or employment building shall be occupied until it has been 

provided with devices showing real time energy and travel information in 
accordance with details which shall have been submitted to and approved 
in writing by the local planning authority prior to the commencement of 

their construction.  The devices shall thereafter be retained in operational 
condition. 

16) No dwelling or employment building shall be occupied until it has been 
provided with service connections capable of supporting the provision of 
high speed broadband from the building to the nearest broadband service 

connection outside the site. 

17) Prior to the commencement of each residential phase, those areas of the 

phase that are likely to be subject to elevated levels of noise, e.g. from 
the Strategic Link Road, shall be identified and the dwellings that are 

constructed in those areas shall be designed and constructed in such a 
manner that they contain elements of sound insulation that will ensure 
that the internal noise levels contained within table 4 of BS 8233:2014  

are achieved in accordance with details to be first submitted to and 
approved in writing by the local planning authority.  The development 

shall be carried out in accordance with the details so approved. 

18) No phase of development shall commence until details of the embedded 
carbon of its proposed construction materials have been submitted to and 

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/C3105/W/16/3163551 
 

 
https://www.gov.uk/planning-inspectorate                          47 

approved in writing by the local planning authority.  The development 

shall be carried out in compliance with the approved details. 

19) No phase of development shall commence until details of the route of 

service connections (both under and over ground) for that phase, 
whether or not permitted by the Town and Country Planning (General 
Permitted Development) Order 2015 or its successor, have been 

submitted to and approved in writing by the local planning authority.  The 
development shall be carried out in accordance with the approved details. 

20) Prior to the first use of the temporary access hereby permitted, the 
existing field accesses onto the site from the A4095 Howes Lane shall be 
permanently stopped up by means of full face kerbing, planting and the 

reinstatement of the highway verge and shall not thereafter be used by 
any vehicular traffic whatsoever. 

21) No residential phase shall commence until details of directional signage 
between the dwellings proposed and both Shakespeare Drive retail and 
community facilities and Kings Meadow Primary School have been 

submitted to and approved in writing by the local planning authority.  The 
development shall be carried out in accordance with the approved details.  

No dwelling on the phase concerned shall be occupied until the signage 
has been installed. 

22) Prior to the first occupation of any phase of the development, details of a 

Travel Plan setting out how at least 50% of trips originating within that 
phase will be made by non-car means, with the potential for this to 

increase over time to 60%, shall have been submitted to and approved 
by the local planning authority.  The development shall be carried out and 
continued thereafter in accordance with the approved details. 

23) Prior to the commencement of any phase of development, details of bus 
stop locations for that phase shall have been submitted to and approved 

in writing by the local planning authority.  The development shall be 
carried out in accordance with the details as approved. 

24) No development shall take place on any phase, including any works of 

demolition, until a Construction Method Statement for that phase has 
been submitted to, and approved in writing by the local planning 

authority. The Statement shall provide for:  

i) the parking of vehicles of site operatives and visitors; 

ii) the routeing of HGVs to and from the site; 

iii) loading and unloading of plant and materials; 

iv) storage of plant and materials used in constructing the 

development; 

v) the erection and maintenance of security hoarding including 

decorative displays and facilities for public viewing, where 
appropriate; 

vi) wheel washing facilities; 

vii) measures to control the emission of dust and dirt during 
construction; 

viii) a scheme for recycling/disposing of waste resulting from demolition 
and construction works; 

ix) delivery, demolition and construction working hours; 
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x) The mitigation measures recommended in the Construction section 

of table 6.6 , paragraphs 7.5.2 and 7.5.3, table 9.10 and  
paragraphs 10.5.3 and 10.6.13 of the submitted Environmental 

Statement June 2017 

 The approved Construction Method Statement shall be adhered to 
throughout the construction period for the development. 

25) If, during development of any phase, land contamination is found to be 
present at the site then no further development of that phase shall be 

carried out until details of a remediation strategy for that phase has been 
submitted to and approved in writing by the local planning authority.  
Development shall be carried out in accordance with the approved 

remediation details. 

26) The level of noise emitted from the employment development shall not 

exceed 58 dB LAeq, between 0700 and 2300 daily and 50 dB LAeq, at 
any other time on Mondays to Fridays (except public holidays) and 48 dB 
LAeq at any other time on Saturdays, Sundays and public holidays, as 

measured at a position of 1m in front of the façade of the nearest 
dwelling. 

27) Details of any external lighting on any phase of development shall be 
submitted to and approved in writing by the local planning authority 
before any development on that phase commences.  Development shall 

be carried out in accordance with the approved details.  The lighting shall 
be installed and made operational before any building on the relevant 

phase is first occupied. 

28) No phase of development shall commence until details of both surface 
water and foul drainage to serve that phase have been submitted to and 

approved in writing by the local planning authority.  No building shall be 
occupied until it has been provided with its drainage in accordance with 

the approved details.  The drainage shall thereafter be retained in an 
operational state. 

29) No phase of employment development shall commence until details of the 

measures to be installed in that phase to minimise water consumption 
have been submitted to and approved in writing by the local planning 

authority.  The development shall be carried out in accordance with the 
approved details.  The measures shall thereafter be retained in an 
operational condition. 

30) The residential development shall be constructed so as to meet as a 
minimum the higher Building Regulation Standard for water consumption 

limited to 110 litres per day (lppd). 

31) No development shall take place on the relevant phase until details of a 

Scheme of Investigation of the archaeological features identified in 
figures 6 and 8 of the submitted archaeological evaluation (report 13/43 
of Northamptonshire Archaeology dated March 2013) shall have been 

submitted to and approved in writing by the local planning authority.  The 
development shall be carried out in accordance with the approved 

investigation details. 

32) No development shall take place on any phase of development until 
details of measures (including off-phase and off-site measures if 

necessary) to achieve zero carbon energy use (as defined in paragraph 
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ET7.1 of the eco-towns supplement to Planning Policy Statement 1) for 

that phase shall have been submitted to and approved in writing by the 
local planning authority.  The development shall be carried out in 

accordance with the approved details and the measures approved shall 
thereafter be retained in an operational condition. 

33) No residential development shall take place until a scheme for the 

provision as affordable housing of 30% of the number of dwellings 
proposed in the submission of reserved matters shall have been 

submitted to and approved in writing by the local planning authority. The 
affordable housing shall be provided in accordance with the approved 
scheme and shall meet the definition of affordable housing in Annex 2: 

Glossary of National Planning Policy Framework or any future guidance 
that replaces it. The scheme shall include: 

i) the numbers, type, tenure and location on the site of the affordable 
housing provision to be made; 

ii) the timing of the construction of the affordable housing and its 

phasing in relation to the occupancy of the market housing; 

iii) the arrangements for the transfer of the affordable housing to an 

affordable housing provider or the management of the affordable 
housing if no Registered Social Landlord is involved; 

iv) the arrangements to ensure that such provision is affordable for both 

first and subsequent occupiers of the affordable housing; and 

v) the occupancy criteria to be used for determining the identity of 

occupiers of the affordable housing and the means by which such 
occupancy criteria shall be enforced.  

 The affordable housing shall be retained in accordance with the approved 

scheme. 
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