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Chapter 3 – POLICY FRAMEWORK & 



DEVELOPMENT OF PROPOSALS


3.0
Policy Framework and Development of Proposals


Introduction

3.1 This section of the ES sets out the planning policy framework relating to the proposed development.  All relevant policy guidelines have been taken into account in the formation of the development proposals for the site.  More detailed consideration of planning policy relevant to the outline planning application is included within the accompanying Planning and Design Statement.

Assessment Method

3.2 For the purpose of the EIA, an appraisal of the general conformity of the proposals with the national regional and local planning policy framework has therefore been undertaken.

National Planning Policy
3.3 The following national planning policy documents have been reviewed:

· Draft PPS1
Creating Sustainable Communities (2004)
· PPG1
General Policy and Principals (1997)

· PPG3
Housing (2000)

· PPS7
Sustainable Development in the Countryside (2004)

· PPG9
Nature Conservation (1994)

· PPG13
Transport (2003)

· PPG16
Archaeology and Planning (1990)

· PPG17
Planning for Open Space, Sport and Recreation (2002)

· PPG24
Planning and Noise (1994)

· PPG25
Development and Flood Risk (2001)


A number of circulars have also been reviewed
3.4 National planning policy is set out in a series of Planning Policy Guidance Notes and Planning Policy Statements published by the Government.  They provide guidance on specific topic areas, some of which relate to the proposed development at Land North of Gavray Drive, as set out below.

Draft Planning Policy Statement 1: General Policy and Principles
3.5 PPS1 seeks the protection and enhancement of the environment through positive policies on issues such as design to help to mitigate adverse effects on environmental quality.  Part of Paragraph 1.22 states that Planning policies should seek to bring forward sufficient land of a suitable quality in the right locations to meet the expected needs for housing, for industrial development, and for retail and commercial development to provide for growth and consumer choice, taking into account accessibility and sustainable transport needs and the provision of essential infrastructure.

Planning Policy Guidance 1: General Policy and Principles
3.6 PPG1 emphasises the concept of sustainable development as the basis for national planning policy. Paragraph 4 of PPG1 states that sustainable development seeks to deliver (both now and in the future) economic development to secure higher living standards while protecting and enhancing the environment.  Paragraph 5 of PPG1 recognises the important role of the planning system in regulating the development and use of land in the public interest.


Planning Policy Statement 7: Sustainable Development in Rural Areas
3.7 PPS7 sets out the national policies specific to development in rural areas. Part of the PPS’s aim is to promote more sustainable patterns of development, in particular:
- focusing most development in, or next to, existing towns and villages;

- preventing urban sprawl;

- discouraging the development of 'greenfield' land, and, where such land must be used, ensuring it is not used wastefully;

- promoting a range of uses to maximise the potential benefits of the countryside fringing urban areas; and

- providing appropriate leisure opportunities to enable urban and rural dwellers to enjoy the wider countryside.

3.8 With regard to development in relation to best and most versatile land, agricultural land classification grades, 1, 2 and 3a are still recognised as the key categories.  PPS7 includes some new advice on the identification of any major areas of agricultural land that are planned for development in the Local Plan.  PPS7 advocates that Local Planning Authorities may wish to include policies in their plan to protect specific areas of best and most versatile land from speculative development.


Planning Policy Guidance 3: Housing
3.9 PPG3 echoes and expands upon the sustainable development objectives of PPG1. A key objective of PPG3 is to maximise the efficient use of land and to encourage the re-use of previously developed land in favour of greenfield sites. Circular 01/02 The Town and Country Planning (Revised Density) (London and South East England) Direction 2002 was published following the Deputy Prime Ministers statement on 18 July 2002 announcing the Government’s intentions for tackling the housing shortage in London and South East.  The statement confirmed that the Deputy Prime Minster would intervene in planning applications for housing that involve a density of less than 30 dwellings per hectare.
3.10 The net density of development of Land North of Gavray Drive will be an average of 35 dwellings per hectare, in accordance with PPG3 and Circular 01/02. The net density has also been calculated including the open space and associated circulation space (this calculation does not include the CWS). The development will also include a range of dwelling types and densities in accordance with the character areas as defined in the development framework.
3.11 Annex A to PPG3, titled ‘Proposed change to planning policy for reallocating employment and other land to housing’ identifies the reallocation of land for employment and other uses to that of housing (Currently in draft from).  The full text to Paragraph 42 and Paragraph 42a are set out below:

Paragraph 42

Some local planning authorities have allocations of land for employment and other uses, which cannot realistically be taken up in the quantities envisaged over the lifetime of the development plan.  Equally, since planning policies may have changed since some of this land was designated for particular land uses, it is possible that the designation is no longer compatible with policy set out in current PPGs.  The Government regards this as a wasted resource, especially where such site include previously-developed land.  Local planning authorities should therefore review all their non-housing allocations when reviewing their development plan and consider whether some of this land might better be used for housing or mixed use developments.

Paragraph 42a

Applicants for planning permission for development that includes housing should be able to expect expeditious and sympathetic handling of planning proposals which concern land allocated for industrial or commercial use in development plans but which is no longer needed for such use, or redundant industrial or commercial buildings.  This is particular the case where local planning authorities have yet to complete the review referred to in paragraph 42 above.  Local planning authorities should consider such planning applications favourably unless:
· The proposal’s fails to reflect the polices in this PPG, particularly those relating to a sites suitability for development and the presumption that previously-developed sites should be developed before greenfield sites;

· The housing development would undermine the planning for housing  strategy set out in RPG or the development plan where this is up-to-date, in particular if it would lead to over-provision of new housing where this will exacerbate, or lead to, low demand.

· It can be demonstrated, preferably through an up-to-date review of employment land, that there is a realistic prospect of the allocation being taken up for its stated use in the plan period or that its development for housing would undermine regional and local strategies for economic development and regeneration.


Planning Policy Guidance 9: Nature Conservation
3.12 PPG9 published in 1994, outlines the Government’s commitment to the conservation of wildlife and natural features.  It is mainly concerned with the protection of statutorily designated sites, although PPG9 also seeks to ensure that planning policies minimise any adverse effects on wildlife.  The policies and guidance within PPGs are a material planning consideration.


Planning Policy Guidance 13: Transport

3.13 PPG13 states that planning and transport should integrate at the national, regional, strategic and local level in order to:
· promote more sustainable transport choices;

· promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling; and

· reduce the need to travel, especially by car.


Planning Policy Guidance 16: Archaeology and Planning
3.14 PPG16 sets out the policy on archaeological remains and how they should be preserved or recorded.  The guidance acknowledges that it is not always feasible to save all archaeological remains but that “where nationally important archaeological remains, whether scheduled or not, and their settings, are affected by proposed development there should be a presumption in favour of their physical preservation”.

3.15 To reduce the potential conflict between the needs or archaeology and planning, developers are recommended to discuss their preliminary plans for development with the planning authority at an early stage.  A desk based evaluation of existing information should then be undertaken and “where early discussions with local planning authorities or the developer’s own research indicate important archaeological remains exist, it is reasonable for the planning authority to request the prospective developer to arrange for an archaeological field evaluation to be carried out” (para 21).
3.16 The archaeology and cultural heritage assessment, as reported under Chapter 11 of this ES confirmed that Archaeological investigation or preservation by record is the proposed mitigation for the scheme.  This will be secured by a PPG16 planning condition.  Archaeological mitigation in the form of preservation in situ of archaeological remains is proposed for the CWS and areas of open space within the Development Framework.  Following mitigation there will be no residual impacts on archaeological remains.


Planning Policy Guidance 17: Planning for Open Space, Sport and Recreation
3.17 PPG17 sets out that well designed and implemented planning policies for open space, sport and recreation are fundamental to delivering broader Government initiatives.  The aspects covered in the guidance include guidance for the planning system on ‘maintaining an adequate supply of open space and sports and recreation facilities’ and ‘planning for new open space and sports recreational facilities’.  The proposed development, as set out in detail in Chapter 2 will deliver open space to serve both the development and the wider area, through the CWS.  There will also be the provision of children’s play areas in accordance with local policy.

Planning Policy Guidance 24: Planning and Noise
3.18 PPG24 is the principal guidance adopted in the UK for assessing the impact of noise on proposed developments.  The guidance sets out that for residential development, there are four Noise Exposure Categories (NEC’s), ranging from NEC A, where noise need not normally be considered in determining planning applications, to NEC D where planning permission should normally be refused on noise grounds.  Chapter 10 of this ES sets out the consideration of the noise exposure for all the proposed development.

Planning Policy Guidance 25: Development and Flood Risk
3.19 PPG25 was published in July 2001 to explain how flood risk should be considered at all stages of the planning and development process in order to reduce future damage to property and loss of life.  In preparing proposals, applicants are advised to consult the Environment Agency on the potential risk their development, the likely effects of their proposals on flood risk to others and whether mitigation would be likely to be effective and acceptable. Chapter 08 of this ES sets out the consideration of flood risk arising from the development of Land North of Gavray Drive Phase 1 in accordance with the requirements of PPG25.

Regional Planning Guidance: South East (RPG9)
3.20 Regional Planning Guidance for the South East was approved by the secretary of state for the Environment, Transport and the Regions in March 2001.  It covers the period up to 2016.  The primary purpose of RPG9 is provide a regional framework for the preparation of local authority development plans.
3.21 Key principals of RPG9 include:

· The use of urban areas as the main foci for development

· The provision of sufficient housing, especially affordable housing for all who need to live or work in the region; and

· The planning of development to enable more sustainable use of transport facilities and natural resources.

3.22 The guidance identifies that an additional 23,000 households should be accommodated with the South East on an annual basis, of which 2,430 are to be located within Oxfordshire.


Oxfordshire Structure Plan

3.23 The adopted Structure Plan incorporates the overriding principle of sustainable development and subsequently outlines the following broad aims to:

· protect and enhance the environment and character of Oxfordshire;

· provide for development to meet the economic needs of the county’s residents and local businesses;

· provide for the construction of sufficient new dwellings of Oxfordshire’s people;

· encourage the efficient use of energy and avoid the wasteful use of land and other natural resources;

· help reduce pollution and emission of greenhouse gases by reducing the need to travel and encouraging more of the trips which are made on foot, by cycle and by public transport.

3.24 Oxfordshire’s Structure Plan to 2011, adopted in 1998, makes provision for 35,000 additional dwellings between 1996 and 2011.  Cherwell District’s share of the allocation is 11,250.  The Oxfordshire Structure Plan 2016 Deposit Draft was published for public consultation in September 2003.  The draft Plan sets out proposals and policies for development upto 2016 and also includes the County Councils views on where development might take place after 2016.

3.25 The Oxfordshire Structure Plan 2016 Deposit Draft proposed the provision of 36,500 net additional dwellings between 2001 and 2016.  This is consistent with the recommendation in Draft Revised RPG9 that 2,430 dwellings per year be provided during the period 2001 to 2006.  In the absence of regional guidance for the period beyond 2006 the RPG9 building rate for 2001 to 2006 has been applied for the whole Structure Plan period.

3.26 Development during the draft Structure Plan period will be focussed on the County’s larger towns. Development currently planned in the adopted Structure Plan will continue.  The distribution of proposed new dwellings during the period 2001-2016 is:

Table 3.1 Distribution of New Dwellings between 2001-2016

	District
	No: Dwellings

	Cherwell
	9,250

	Oxford
	5,500

	South Oxfordshire
	8,500

	Vale of White Horse
	6,750

	West Oxfordshire
	6,500


3.27 The Deposit Draft Structure Plan indicates that one of the main locations for new housing should be within Bicester (about 3,200 dwellings).  The draft plan also includes a target of 55% of new homes to be built on previously developed land within urban areas or through conversions of existing buildings.  This target is lower than the 60% Government target for the South East and reflects the fact that the level of urbanisation in Oxfordshire is lower than in other parts of the region.

3.28 The draft plan also considers the location of development beyond 2016.  The draft plan considers that for the period after 2016 there could be further development at Bicester, Didcot and Grove.  Bicester is proposed as the main growth location in the north of the County and there is an opportunity to provide an additional 3,000 to 4,000 new dwellings in the town in the ten to fifteen years after 2016.
3.29 Chapter 5 in the Deposit Draft Structure Plan identifies policies that seek to protect and preserve the natural environment.  The following policies have specifically been taken into consideration when preparing the development framework.
· Policy EN1

· Policy EN5

· Policy EN6

· Policy EN7

3.30 The policies identified above seek to protect and enhance areas of ecological importance.  Policy EN1 seeks to protect landscape character, Policy EN5 protects and seeks to enhance nationally important designations.  Policy EN6 seeks to promote management agreements and opportunities to create new habitats. Policy EN7 protects woodlands, hedgerows and other ecological features.

South East Plan
3.31 On the 29th November 2004 SEERA published a Draft South East Plan. The South East Plan is being prepared by SEERA and seeks to set a vision for the region up and until 2026.

3.32 The South East Plan identifies six key issues for the Central Oxfordshire Sub region. This are: The key issues of particular significance for the sub-region include:
· the unique potential of the sub-region’s dynamic and innovative economy, including its role as an international centre for education and innovation;

· congestion on road and rail, and the need to strengthen the public transport network, and promote alternatives to car and lorry traffic;

· requirements for physical, social and economic infrastructure to address historic backlogs in provision and to provide for new economic and housing growth;

· the need to improve housing availability and affordability;

· the character and setting of the city of Oxford and potential constraints to development posed by the Oxford Green Belt; 

· the need to accommodate development in a sustainable way, meeting social and economic needs while protecting and enhancing the quality of the environment and ensuring the wise use of resources.

3.33 The sub- regional Strategy Steering Groups, charged with the responsibility of preparing a number of options for growth considered two broad spatial options: 

· Option A – Development of larger settlements beyond the Green Belt; and 

· Option B – Urban extensions to Oxford.
3.34 Option A is identified in paragraph 2.6
“Focusing growth at the towns of Bicester in the north of the sub-region and Didcot (and potentially at Wantage/Grove) in the south.  These towns and surrounding areas are regarded as being relatively free of physical constraints, well located and served for transport connections, having potential to generate employment, and benefiting through greater and better planned investment in infrastructure.  However, housing growth in these areas could also lead to growth in commuting from these towns, especially by car, if not matched by employment opportunities. This option would reflect the existing strategy of the Oxfordshire Structure Plan”.


Cherwell District Local Plan
3.35 The full council voted to abandon the Review of the Cherwell District Local Plan on 13-12-04.  Therefore the adopted Cherwell Local Plan (November 1996) remains the development plan for the district and the Deposit Draft, Revised Deposit Draft and the Pre-Inquiry Changes will be a material consideration when deciding planning applications.

The Adopted Local Plan

3.36 The adopted Local Plan allocates the site for an employment led development with three main elements:
· committed site for employment generating development;

· proposed site for employment generating development (Policy EMP1 and EMP2); and
· recreational purposes.
3.37 Policy EMP1 states

POLICY EMP1

EMPLOYMENT GENERATING DEVELOPMENT WILL BE PERMITTED ON THE SITES SHOWN ON THE PROPOSALS MAP, SUBJECT TO THE OTHER RELEVANT POLICES IN THE PLAN.

3.38 A proportion of the site, that which is located within the current CWS is designated as Informal Open Space.  The adopted Local Plan also makes provision for a linear park.
3.39 There are two public footpaths which cross the site.  It is the Council’s policy (Policy R4, ‘Rights of Way and Access to the Countryside’) to protect and enhance these public access routes.  Policy R4 states
POLICY R4

THE COUNCIL WILL SAFEGUARD THE EXISTING PUBLIC-RIGHTS-OF-WAY NETWORK. DEVELOPMENT OVER PUBLIC FOOTPATH WILL NOT NORMALLY BE PERMITTED


Deposit Draft Local Plan

3.40 The Deposit Draft Local Plan, published in February 2001 broadly designates land north of Gavray Drive for employment generating development.  The Proposals Map allocates the following land uses on Land north of Gavray Drive:
· proposed site for employment generating development;
· proposed multi modal transport interchange;
· proposed new or improved road; and
· proposed recreational use.

Revised Deposit Draft Local Plan

3.41 The Revised Deposit Draft Local Plan, published in September 2002 broadly designates land north of Gavray Drive for a residentially led development.  The proposals maps identify the following land uses on the land north of Gavray Drive:
· proposed housing site;
· proposed primary school;
· proposed community facilities

· proposed multi modal transport interchange

· proposed new or improved road

· strategic footpath cycleway link

· proposed recreational use


Pre Inquiry Changes

3.42 In June 2004, Cherwell District Council published the Pre-Inquiry Changes to the Revised Deposit Draft Local Plan.  Since publication of the Revised Deposit Draft Local Plan (September 2002), the Council have sought significant changes to the plan.  The Pre-Inquiry Changes identify Land North of Gavray Drive for the following uses:
· an employment led allocation (Use class B1 and B2);
· land reserved for proposed recreational use and a retained CWS;
· land reserved for a proposed multi modal transport interchange; 

· land safeguarded for connecting rail line (rail spur);
· A new road linking Launton Road with Gavray Drive and a strategic footpath;
The Pre-inquiry changes have now been adopted for DC purposes.


Consideration of Local Policy

3.43 The development framework plan has considered Local Plan policies; in particular those which seek to preserve and enhance the natural environment.
3.44 Policies with regard to ‘conserving and enhancing the environment’ which have been specifically taken into consideration in the development of the framework include Policies EN1, EN13, EN14, EN22, EN23, EN24, EN25, EN27, EN34, EN35, EN36. Policy EN1 states that the council will take into account the likely impact of a proposal on the built and natural environment.  The policy also states that development which would have an unacceptable environmental impact will not be permitted.
3.45 Policy EN13 and EN14 consider the impact development will have on river corridors and flood risk. Whilst Policy EN14 prevents development within the floodplain Policy EN13 promotes the protection of watercourses, identifying that development proposals adjacent to watercourses should:

· conserve existing areas of value and wherever possible restore the natural elements within corridors and margins;
· not have an adverse impact on nature conservation, fisheries, landscape, public access or water related activities;

· promote appropriate public access;

· make adequate provision for buffer zones.

3.46 Policy EN22 and EN24 promote the incorporation of nature conservation features within the site and seek to limit the damage caused by development on sites within or near sites of ecological interest. Identifying that features of value should be retained and enhanced wherever possible.  Policy EN22 is supported by Policy EN23 which requires developments which may affect a known or potential site of nature conservation to submit an ecological survey to establish the likely impact on the nature conservation resource (see Chapter 07).

3.47 Policy EN25 seeks the protection of species under schedule 1, 5 and 8 of the 1981 Wildlife and Conservation Act, and by the E.C. Habitats Directive 1992. Policy EN27 promotes the creation of new habitats and the interests of nature conservation within the context of new development. It states that it will ‘establish or assist with the establishment of ecological and nature conservation areas where such areas would further the opportunity for environmental education and passive recreation’.

3.48 Policies EN34, EN35 and EN36 seek to protect and enhance the landscape character of the district. Policy EN34 seeks to conserve and enhance the character and appearance of the landscape through the control of development.  Policy EN35 seeks the retention of woodlands, trees, hedges, ponds, walls and any other features which are important to the character or appearance of the local landscape as a result of their ecological, historic or amenity value.  The policy then states ‘proposals which would result in the loss of such features will not be permitted.
3.49 Policy EN36 further supports the implementation of additional woodlands, trees and hedgerows, identifying that the Council seeks opportunities to secure the enhancement of the character and appearance of landscape, particularly in urban fringe locations.

3.50 Chapter Seven of the Revised Deposit Draft Local Plan supports the inclusion, provision and protection of recreation and community facilities.  Policy R3 identifies the council’s aspiration to establish a series of open spaces in Bicester linked by public footpaths/ cycleways with the intention of creating a circular route through the town, further identifying that development that would prejudice this objective will not be permitted.  This is followed through in Policy R4 which safeguards, and where possible seeks to enhance existing public rights-of-way.
3.51 The provision of public outdoor recreation playing space is identified in Policy R8. Cherwell District Council adopted the National Playing Fields 6 Acre standard, stating that for a population of 1,000 developments must accommodate 2.43ha (6 Acres) of outdoor recreation space. Supporting paragraph 7.50.1 of the Revised Deposit Draft identifies the Councils supplementary guidance note entitled ‘Recreation and Amenity Open Space Provision- A Guide.

3.52 In addition to the inclusion of outdoor recreation space the council seek for the inclusion of amenity areas which should be designed as an integral part of the development and, where possible, compliment and enhance neighbouring land.

Supplementary Planning Guidance
3.53 Other relevant documents published by the council include:

· Cherwell District Landscape Assessment, Cobham Resource Consultants, November 1995 - see Volume 2: Technical Appendices Landscape and Visual Amenity Technical Appendix;

· Recreation and Amenity Open Space Provision, The Provision of Open Space in new Development: Guidance Note, Consultation Draft, December 2003;
· Urban Design Strategy (Banbury, Bicester and Kidlington), Cherwell District Council, Roger Evans Associates, Hillier Parker, 1996; and

· Delivering the Vision, A Housing Strategy for Cherwell to 2005, Cherwell District Council.

This guidance has been referenced throughout the assessment and used to influence the scheme design and mitigation proposals.

Summary of Evaluation

3.54 The Development Framework Plan and the planning application are in accordance with national planning policy, including, in particular key objectives relating to residential development set out in PPG3 and PPG13;
3.55 Paragraphs 3.102 of the Revised Deposit Draft Local Plan (September 2002) supporting Policy H12a which allocated land north of Gavray Drive as a residential allocation states
“It is intended that this area will be developed so that it will be integral with the existing Langford Village and Bicester Fields Farm developments to the south”
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