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	APPLICATION FOR PLANNING PERMISSION

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

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

	
	


	Planning Application No.
	23/01233/OUT

	Address / Location 
	East of Pipal Cottage, Oxford Road

	Proposal


	Outline application (with all matters except access reserved for future consideration) for the demolition of existing buildings and the erection of up to 800 dwellings (Class C3); a two form entry primary school; a local centre (comprising convenience retailing (not less than 350sqm and up to 500sqm (Class E(a))), business uses (Class E(g)(i)) and/or financial and professional uses (Class E(c)) up to 500sqm, café or restaurant use (Class E(b)) up to 200sqm; 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 development

	Key Policies / Guidance
	2015 Adopted Cherwell Local Plan

Policy PSD 1: Presumption in Favour of Sustainable Development

Policy SLE 4: Improved Transport and Connections

Policy BSC 1: District Wide Housing Distribution

Policy BSC 2: The Effective and Efficient Use of Land – Brownfield Land and Housing Density

Policy BSC 10: Open Space, Outdoor Sport and Recreation Provision

Policy BSC 11: Local Standards of Provision – Outdoor Sport

Policy BSC 12: Indoor Sport, Recreation and Community Facilities

Policies ESD 1 – 5: Mitigating and Adapting to Climate Change

Policy ESD 6: Sustainable Flood Risk Management

Policy ESD 7: Sustainable Drainage Systems

Policy ESD 8: Water Resources

Policy ESD 10: Protection and Enhancement of Biodiversity and the Natural

Environment

Policy ESD 13: Local Landscape Protection and Enhancement

Policy ESD 15: The Character of the Built and Historic Environment

Policy ESD 17: Green Infrastructure

Policy INF1: Infrastructure

Adopted Cherwell Local Plan Partial Review – Oxford’s Unmet Housing

Needs

• Policy PR 1: Achieving Sustainable Development for Oxford’s Needs

• Policy PR2: Housing Mix, Tenure and Size

• Policy PR3: The Oxford Green Belt

• Policy PR4a: Sustainable Transport

• Policy PR5: Green Infrastructure

• Policy PR6a: Land East of Oxford Road
Policy PR12a: Delivering Sites and Maintaining Housing Land Supply
Development Brief: PR6a Land East of Oxford Road


A separate five-year housing land supply is calculated specifically for Oxford’s unmet housing need. The adopted strategic policies (which contain the unmet need component of the housing requirement) in the Partial Review Plan are less than five years old, and the Standard Method does not apply for the purposes of calculating unmet need for Oxford. 

	The Council’s Housing Land Supply Statement February 2023 reports on progress on the allocated sites in the Local Plan Partial Review and indicates a 0.2 years land supply or a shortfall of some 2,272 dwellings for the period 2022-27.

The development of 800 homes is acceptable in principle subject to all other policy requirements being met. 

It is noted that the application’s accompanying material refers in some instances to potential variations of +/- 10 metres regarding illustrative drawings. Given the policy requirements within the developable area and the concentration of key uses alongside constraints in the central area of the site (discussed later), officers should be mindful of such variations not precluding the delivery of policy requirements.

The land parcel to be retained in agricultural land is not part of the current proposal. Any proposals coming forward in the future for this parcel of land will be subject to Policy PR6a and the requirement for this land parcel to be kept free of buildings to avoid landscape impact.

Location of key uses

The proposal shows the location of the local centre and primary school in an area central to the site. This departs from the location in the Local Plan for these uses. However, the Local Plan indicates minor variations in the location of uses will be considered where evidence is available. This was explored through the development brief for the site. 

The location of the local centre is in accordance with the broad location established in the development brief. Regarding the school location, the development brief proposes the location of the primary school near the local centre but towards the north of the site. The school location was marked in the development brief as indicative, subject to further detailed assessment. 

The proposal’s illustrative plans show the primary school near the facilities of the proposed local centre and some of the information indicate this is the most convenient location to provide a safe east-west connection for the proposal’s site and allocated site PR6b west of the Oxford Road.  

It is understood the County Council are satisfied with the size and location of the primary school and its relationship to serve the proposal site (PR6a) and allocated site PR6b.

The illustrative location is acceptable in principle but please also refer to later comments on the green infrastructure corridor.

Compensatory land – outside developable area

Policy PR3 of the 2020 adopted Local Plan establishes the principle of compensating for loss of Green Belt land, requiring proposals to contribute to improvements to the environmental quality and accessibility of land remaining in the Green Belt, as detailed in the strategic site allocation policies. In the case of Policy PR6a, the compensatory land includes:

· Extension to Cutteslowe Park (11 has)

· Green infrastructure corridor (8 has)

· Retention of land in agricultural use (3 has) 

These requirements are additional to the open space standards, which are expected to be achieved within the site’s developable area.

The 8-hectare green infrastructure corridor along the eastern edge of the site is expected to perform a green and active travel function but importantly it is also expected to: minimise the visual and landscape impact of the proposal, ensure development responds appropriately to the setting of the listed St Frideswide Farmhouse and wall and Cherwell Valley beyond, and create a clear distinction between the site and the Green Belt.  

It is understood that in siting the primary school and local centre in a more central location, safe and easily accessible to both PR6a and PR6b sites and incorporating the archaeological features also in the central area of the site may constrain the width of the Green Infrastructure corridor in the vicinity of St Frideswide Farm. 
Officers should consider whether the additional 110 homes proposed are contributing to a layout that may make it more difficult to achieve the delivery of this corridor as established in the Local Plan. Future reserved matters applications should provide for the green corridor width sought in the Local Plan and Development Brief for the site. If demonstrated that no other design solution is possible, the width should not be reduced further than the c. 4 metres reduction in width indicated in the proposal’s illustrative drawings (Figure 30) to accommodate the primary school.
Open space within the developable area

Policy PR5 of the 2020 adopted Local Plan sets out Green Infrastructure requirements including the protection of existing trees and opportunity for new tree planting, green infrastructure connectivity and assisting the beneficial use and permanence of the Green Belt.

Securing an active frontage along the Oxford Road while maintaining a well treed landscape is an important Policy requirement.

The proposal’s accompanying Design and Access Statement shows the resulting standards of open space provision resulting from the 800 proposed homes:

· General green space 5.48 has

· Play space 1.56 has

· Allotments 0.74 has

· Outdoor sports provision 2.26 has

It has been recognised through engagement with the promoter, other Council services and consultation on the development brief for the site that formal sports provision may be best provided off site by contributing to the delivery of sports provision at PR7a site in the vicinity of the proposal.
This indicates c.7.78 hectares of general green space, play areas and allotments to be delivered within the developable area.

	

	Policy Recommendation
	The development of 800 homes is acceptable in principle subject to all other policy requirements being met. Although all matters are reserved for detailed applications yet to be submitted, officers should be satisfied the additional 110 homes above the 690 homes allocated in Policy PR6a do not compromise the delivery of the policy requirements on site including:

· a sensitive relationship with the Cherwell Valley setting

· protection of orchard and waterbody adjoining the site at St Frideswide Farm

· securing an active frontage along the Oxford Road while maintaining a well treed landscape

· incorporation in the design of the site archaeological features including the tumuli to the east of the Oxford Road

· the provision of play areas and allotments to adopted standards within the developable area

· ensuring the corridor along the eastern edge of the site: helps minimise the visual and landscape impact of the proposal, with particular regard to the setting of listed St Frideswide Farmhouse and wall and the Cherwell Valley beyond, and creates a clear distinction between the site and the Green Belt.  

· future reserved matters applications should provide for the green corridor width sought in the Local Plan and Development Brief for the site. If demonstrated that no other design solution is possible the width should not be reduced further than the c. 4 metres reduction in width indicated in the proposal’s illustrative drawings (Figure 30) to accommodate the primary school.
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