Water Eaton

PRG6a : sl e B arsLiivreal 1< Owe ok Road

Planning Statement

V3

Be“wag STRAéEGIC

LAND

fms | Christ Church
g\ Oxford

WE {/&PS4s] P01






Contents

Introduction

The Site and its Surroundings

Planning History

The Proposed Development

Pre-Application and Community Engagement
The Development Plan

Planning Assessment

Draft Heads of Terms for Section 106 Agreement
. Conclusions

Appendices

Appendix 1 Draft Delivery Plan

Appendix 2 Policy PR6a Compliance Table

Appendix 3 Summary Of Relevant Planning Policies
Appendix 4 S106 Draft Heads Of Terms For Discussion

© N OkMLDNE

Water Eaton i Planning Statement

April 2023

savills

15
17
28
30
36
54
55
58
60
65
73
80



1.1.

1.2.

1.3.
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Introduction

This Planning Statement has been prepared on behalf of Bellway Homes Limited and Christ Church,
Oxford, hereafter referred to as 'the Applicants'.

It supports an outline planning application ( t h e 6 A p pubnittectd Cherwell District Council (CDC)
for the following:

AOutline application (with all matters except
demolition of existing buildings and the erection of up to 800 dwellings (Class C3); atwo form entry
primary school; alocal centre (comprising: convenience retailing (not less than 350sqm and up to
500sgm (Class E(a))), business uses (Class E(Q)(i)) and/or financial and professional uses (Class
E(c)) up to 500sgm, café or restaurant use (Class E(b)) up to 200sgm; community building (Class
E and F2); car and cycle parking); associated play areas, allotments, public open green space and
landscaping; new vehicular, pedestrian and cycle access points; internal roads, paths and
communal parking infrastructure; associated works, infrastructure (including Sustainable Urban
Drainage, services and utilities) and ancillary development. Works to the Oxford Road in the vicinity
of the site to include, pedestrian and cycle infrastructure, drainage, bus stops, landscaping and
ancillary devel opment. 0

The overall area which is the subject of this application extends to 45.8 hectares (113.17 acres) at Land
East of Oxford Road, Oxford (‘the Site'). The red line boundary of the site is shown on the plan included at
Figure 1 (see below). Christ Church owns further land to the east of the site as shown on the location plan
outlined in blue.

Figure 17 Site Boundaries Plan
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Site Name

1.4. The name of the site in the adopted Cherwell Local Plan 2011-2031 Partial Review (September 2020) is
&ite PR6a, Land East of Oxford Roadbo

1.5. The Applicants have named the site 6Wat ehas beentinclndéd in dommusity n a me
engagement material and in discussions between the Applicants and stakeholders (including CDC,
Oxfordshire County Council (OXCC) and Oxford City Council (OCC)).

The Planning Application Submission

1.6. This Planning Statement sets out the detail of the scheme and the site in context. It also identifies relevant
policies of the Development Plan, considers other material considerations such as the NPPF, and comes
to a conclusion as to the suitability of the scheme in the light of Section 38(6) of the Planning and
Compulsory Act 2004 (as amended).

1.7. The application is supported by an Environmental Impact Assessment in the form of an Environmental
Statement (ES) that follows the formal Scoping Opinion received from CDC. The ES and the wider
application includes a suite of technical and design reports which assess the suitability of the site for the
development proposed and overall environmental impact. These are summarised within this Statement in
order to draw conclusions as to the proporstaliulys <co
understand the proposals all reports submitted as part of the planning application and the ES should be

read.
1.8. The plans and reports which are submitted with this application are listed below:

Doc. Ref. Outline Planning Application Documents Consultant
N/A Application Form Savills
N/A Covering Letter Savills
WE/PS/P0O1 Planning Statement Savills
WE/SCI/P01 Statement of Community Involvement Camargue
WE/DAS/P0O1 Design and Access Statement Savills
WE/TA/P01 Transport Assessment i-Transport
WE/FTP/P0O1 Framework Travel Plan i-Transport
WE/FIP/P01 Framework Innovation Plan i-Transport
WE/GEA/P01 Phase 1 Geo-Environmental Assessment (full report) Glanville
WE/SI/P0O1 Phase 2 Site Investigation ST Consult
WE/AIA/PO1 Arboricultural Impact Assessment (Incorporating Tree Protection | EDP

Measures)
WE/SES/P01 Sustainability and Energy Statement Turley
WE/HIA/PO1 Health Impact Assessment Savills
WE/BNG/P01 Biodiversity Net Gain Metric Calculation DEFRA 3.1 EDP
WE/ES/PO1 Environmental Statement (Main Report) Savills

1 Introduction (Savills)

2 Site Description (Savills)

3 Description of Development (Savills)

4 Approach to Assessment (Savills)

5 Transport (i-Transport)

6 Air Quality (PEC)

7 Noise and Vibration (Dice Environmental)
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Doc. Ref. Outline Planning Application Documents Consultant

8 Drainage and Flood Risk (Glanville)

9 Biodiversity (EDP)

10 Landscape and Visual Effects (EDP)

11 Heritage (EDP)

12 Lighting (MMA)

13 Population and Economic Effects (Savills)

14 Climate Change (Turley)

15 Cumulative Effects (Savills)

16 Summary of Mitigation, Residual and Interaction Effects (Savills)
WE/ESA/PO1 Environmental Statement Appendices Savills
- List of Environmental Statement Appendices
WE/AI/PO1 1.1 Assessor Information Savills
WE/SAL/PO1 2.1 Soils and Agricultural Land Quality LRA
WE/GEA/P01 2.2 Phase 1 Geo-Environmental Assessment Glanville
WE/SMP/P0O1 3.1 Soil Management Plan LRA
WE/SCO1/P01 | 4.1 EIA Scoping Request Savills
WE/SCO2/P01 | 4.2 EIA Scoping Opinion CDC
WE/TRA/PO1 5.1 Transport Assessment committed development list i-Transport
WE/AQ1/P01 6.1 Air Quality Assessment Inputs PEC
WE/AQ2/P01 6.2 Air Quality Figures PEC
WE/AQ3/P0O1 6.3 Construction Phase Assessment Methodology PEC
WE/AQ4/P01 6.4 Operation Phase Assessment Results PEC
WE/AQ5/P01 6.5 Sensitivity Analysis Results PEC
WE/N/P01 7.1 Glossary of Noise Terminology Dice
WE/FRA/PO1 8.1 Flood Risk Assessment Glanville
WE/FDU/PO1 8.2 Foul Drainage and Utilities Assessment Glanville
WE/ECO/P0O1 9.1 Ecological Baseline EDP
WE/HRA/P0O1 9.2 Shadow Habitats Regulations Assessment EDP
WE/BIM/P01 9.3 Biodiversity Improvement and Management Plan EDP
WE/LAN1/PO1 10.1 Photoviewpoints EDP
WE/LAN2/PO1 | 10.2 Wirelines EDP
WE/LAN3/P01 | 10.3 Landscape Strategy EDP
WE/LAN4/P01 10.4 LVIA EDP
WE/HER1/P01 | 11.1 Archaeology and Heritage Assessment Report EDP
WE/HER2/P01 | 11.2 Archaeological Geophysical Survey WYAS
WE/HER3/P01 | 11.3 Trial Trench Evaluation Phase 1 Oxford Archaeology
WE/HER4/P01 | 11.4 Trial Trench Evaluation Phase 2 Cotswold Archaeology

WE/LIG1/P0O1

12.1 Lighting Baseline Survey

Hoare Lea

WE/LIG2/P01 12.3 Lighting Parameters Hoare Lea
WE/LIG3/P01 12.3 lllumination Impact Assessment Hoare Lea
WE/WCH/P01 13.1 Walking, Cycling, Horse Riding Review Savills
WE/ESN/PO1 Environmental Statement Non-Technical Summary Savills
Outline Planning Application Drawings Consultant Drawing No.
Application Boundary Plan Savills 477898-01F
Land Use and Access Parameter Plans Savills 477898-32LM
Building Heights Parameter Plans Savills 477898-33M
Green Infrastructure Parameter Plan Savills 477898-58E
Proposed PR6A Access Strategy and Cycle Super Highway - | i-Transport ITB16565-SK-065G
Including Left In Left Out Priority Junction And Partial Cyclops

Signal Junction
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Outline Planning Application Drawings Consultant Drawing No.
Proposed PR6A Access Strategy and Cycle Super Highway - | i-Transport ITB16565-SK-066F
Including Left In Left Out Priority Junction and Partial Cyclops

Signal Junction (Northern Extent)

Proposed PR6A Access Strategy and Cycle Super Highway - | i-Transport ITB16565-SK-067D

Including Left In Left Out Priority Junction And Partial Cyclops
Signal Junction (Southern Extent)

Topographical Survey

Brunel Surveys

G18027 Topo-Layout3

Topographical Survey i Sheet 1

Brunel Surveys

24172-500-01

Topographical Surveyi Sheet 2

Brunel Surveys

24172-500-01

Demolition Plan for Pipal Barns

Savills

477898-55

1.9. The following is also sent to the local planning authority for information but does not form part of the
application:

lllustrative Drawings (not part of application) Consultant Drawing No.
lllustrative Masterplan Savills 477898-42M
Concept Sketch Drawing Potential Improvements to Pedestrian and | i-Transport ITB16565-SK-073
Cycle Links Along Oxford Road From Parkway Park & Ride Junction
to the Kidlington Roundabout
Site Access Arrangements - Staggered Priority Junctions with | i-Transport ITB16565-SK-0441
Cyclops Junction to South Eastern Priority Junction Left In/Out -
Western Priority Junction All Movements
Concept Sketch Drawing - Potential Pedestrian and Cyclist | i-Transport ITB16565-SK-074
Improvements South of Site Access to Cutteslowe Roundabout
Cutteslowe Park Potential Cycle Route i-Transport ITB16565-GA-003D

1.10.

Overall, this proposal is considered to represent a sustainable form of development which is consistent

with the relevant provisions of the Development Plan and the NPPF and one which will deliver a high
quality and inclusive community, including residential development, a primary school, local centre and

green infrastructure.
The Planning Application Submission

1.11. Bel |l way

intendg rtac kaddd aptp ra a&thwit ro

t he

securing

of pl

order to bring forward i as far as possible i the start date for the construction of new homes and relevant

supporting infrastructure and services (including roads).

1.12. Bell waybés technical and

consul tant

team is

al

read

development. Following the submission of the outline planning application to the Council, Bellway will work
together with the Council, County Council and Oxford City Council to prepare and then submit Reserved

Matters Applications (RMAS) relating to the application site.

1.13.

The content of the RMAs will focus upon the delivery of all individual development parcels (including

supporting infrastructure) and take into consideration the principles of development which will be agreed

as part of the outline planning application. Ilti s al s o

proposed

t hat

t he

RMAs w

committee once outline planning permission has been granted (including the completion of negotiations of

the S106 Agreement).
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Planning Statement Structure
1.14. The remainder of this Statement is set out as follows:

Section 2 describes the Site and its surroundings;

Section 3 provides details of the planning history of the site and other relevant sites;

Section 4 provides details of proposed development;

Section 5 provides a summary of pre-application consultation and engagement;

Section 6 refers to the relevant planning policy context for the site and its development;

Section 7 sets out the planning assessment of the scheme against the Development Plan, having
regard to other relevant material considerations;

Section 8 refers to the draft S106 Agreement Heads of Terms; and

Section 9 concludes the case for granting planning permission.

v > D> > D> D>

> >
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2.

2.1.

2.2.

The Site and its Surroundings

Site Location
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Source: Cherwell Local Plan Partial Review Key Diagram

savills

The site is located to the east of the A4165, Oxford Road to the north of Oxford. The northern boundary
adjoins Oxford Parkway Park and Ride site. To the east, the site boundary crosses an open field, then
follows field boundaries around St. Frideswide® Farm to the south, where the southern boundary adjoins
Cutteslowe Park, Banbury Road North Sports Ground, and an adjacent field. The land to the south of the
site boundary is within the administrative area of OCC.

The location of the site within its wider geographical location is identified on Figure 2. The Oxford City
boundary is located 0.1 miles (0.17km) to the south of the site. Oxford city centre is 3.3 miles (5.4km) to
the south and the centre of Kidlington is 2.1 miles (3.4km) to the north-west.

Water Eaton i Planning Statement April 2023
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2.4,

2.5.

2.6.
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The site is one of six sites which have been allocated in the adopted Cherwell Local Plan 2011-2031 Partial
Review (September 2020) for residential development. These sites are shown in Figure 3 below (i.e. PR6b
T Land West of Oxford Road, PR7a i Land South East of Kidlington, PR7b 7 Land at Stratfield Farm, PR8
i Land East of the A44 and PR9 i Land West of Yarnton).

Figure 37 1 Sit
A VA 2

Reviw (September 2020)]

ol mn — ~ AT S "‘nf"wl' -
[Source: Cherwell Local Plan 2011-2031 Partial

g

Site Description

The site extends in total to 45.8 hectares (113.17 acres). The field boundaries within the site are delineated
by mature, native hedgerows of variable species composition and structure, with some sections of post
and wire fencing. The majority of the hedgerows are relatively species rich and regularly managed (c.1.5
m high). A small number of species-poor hedgerows are present, alongside the track leading to the Water
Eaton estate, and along the southern and eastern boundaries of the south-western field. Two small areas
of broad-leaved woodland are present within the western edge of the site alongside Oxford Road, and
there are sparsely scattered hedgerow trees.

The site is irregular in shape and mainly consists of agricultural land, used as arable fields. Pipal Barns
are also located within the site and are accessed from, and with a frontage onto, the A4165 in the north-
west of the site. Pipal Cottage is located just outside the site boundary adjacent to Pipal Barns and the
A4165, and St Frideswide& Farmhouse and farm buildings are located just outside the eastern site
boundary.

Vehicular access to the site is currently available from two points on Oxford Road. The northern point
provides access to Water Eaton and the southern point provides access to St. Frideswide® Farm. The

Water Eaton i Planning Statement April 2023 8
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southern point of access also forms part of the public right of way (PRoW) which crosses the site in an
east-west direction (Route 229/9/30), continuing eastwards towards the River Cherwell and westwards
through Site PR6b. A second PRoW crosses the application sites in a northeast-southwest direction in the
southern part of the site, ending at the Oxford City boundary (Route 229/8/10). A permissive footpath also
runs along the southern boundary of the application site, located within Cutteslowe Park. A plan showing
the routes of the nearest footpaths is included at Figure 4 (see below).

Figure 41 Public Rights of Way
7 R Yy, 2
v, @ P y\Sta --/,T\\_\ Water €a
W )\ 229/9/30/
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\‘f’g"cis/ts&o;
e \ fe
\ v g
3 ° /
/ g b/
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5o “-‘ e ® \ 0\g 3
\ Y ‘\
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B \ o® 1
| \ Qe
R . Se
i lowe ) B B
| s A
[Source: EDP]
2.7. The site is currently in arable farming use. The majority of the land is of Grade 3b agricultural quality (36.4

hectares). The remaining part of the site is classified as Grade 2 (2.5 hectares), Grade 3a (2.9 hectares)
and Non-agricultural (1.6 hectares) (see Figure 5).

Figure 51 Agricultural Land Classification

Grade 2
Il Subgrade 3a
Subgrade 3b

Non agricultural

D Survey area

[Source: Land Research Associates]
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2.9.

2.10.
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The nearest designated heritage assets to the Site are the Grade II* listed St Frideswide®& Farmhouse and
associated Grade 1l listed garden wall. The Oxfordshire Historic Environment Records (HER) show four
non-designated heritage assets within the site boundary, including the remains of two bronze age barrows,

possible Roman o6ridgewaybo6, and a milestone. The

retained in situ. Local archaeology and heritage is shown in Figure 6.

Figure 6 i Archaeology and Heritage
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[Source: EDP]

The site generally falls away from two main high points. The first is located in the centre of the site along
the western boundary with the A4165, with land falling to the north, and to the east towards St Frideswide®
Farm. The second high point is located along the southern boundary, with land falling from this point to the
east towards the River Cherwell, and to the north towards St Frideswide& Farm.

Across the site, field ditches and the topography allow surface water to drain in an easterly direction. These
connect with a network of drainage ditches that ultimately discharge into the River Cherwell. The Cherwell
River flows in a southerly direction to join the River Thames south of Oxford City. The EA Flood Map for
Planning indicates that the entire site is located within Flood Zone 1, land at the lowest risk of flooding (<1
in 1,000 year return period), with an area of land adjacent to the south-east site boundary within a mixture
of Flood Zone 2 (between 1 in 100 year and 1 in 1,000 year return period) and Flood Zone 3 (> 1 in 100
year return period). The flood zones which are related to the application site are identified in Figure 7.
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Figure 77 Water Eaton Flood Zones

[Source: Glanville]

2.11. Figure 8 includes a plan which indicates that the majority of the site is at very low risk of surface water
flooding, with some areas at low (1 in 1,000 year return period), medium (1 in 100 year) and high (1 in 30
year) risk within the site.

Figure 81 Water Eaton Surface Water Flood Map

[Source: Glanville]
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