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Non-technical summary
Location
Land North of Gavray Drive is located in the south eastern quarter of Bicester, Cherwell District, Oxfordshire (Figure 101).  The total area of land north of Gavray Drive extends to some 24.5 ha.
The site constitutes all the land north of Gavray Drive.  The site is bounded by the Birmingham to Marylebone rail line to the north, the Bicester eastern bypass to the east, Gavray Drive to the south and Oxford to Bletchley rail line to the west. 

The Proposals

The proposed development comprises residential development (including affordable housing) incorporating a County Wildlife Site, together with the land reserved for a primary school, community facilities, public open space, rail chord and structure planting and once complete the scheme will deliver some 500 homes.
The outline planning application and supporting documents comprises an Environmental Statement, Planning and Design Statement, Transport Assessment and a Report of Consultation (which reviews the public consultation events held and the subsequent feedback).
Existing Uses

The site is currently agricultural land (arable set aside) with two public footpaths crossing the site. There are no structures on the site; however the site is currently informally used as an area to walk dogs. The site has been allocated for development since 1987.
Development Framework

The Development Framework (Figure 102) illustrates the proposed development and has been used as the basis for Environmental Impact Assessment (EIA).

Constraints

The principals guiding the design of the site have evolved from consultation between the local community, developer and incorporating the range of environmental considerations on the site.

The Assessment Team

David Lock Associates as lead consultants, Arup, Colin Buchanan & Partners, CPM and JBA Consulting have been commissioned by Gallagher Estates Ltd, the applicants, to assess the environmental impacts of the scheme on the site and surrounding area.  This information is collated to form the Environmental Statement.
The Environmental Statement is summarised in non-technical language in the following pages.
Environmental Issues Considered in the Environmental Statement

To determine which environmental issues should be addressed as part of the EIA for the proposed development, Gallagher Estates requested a ‘scoping opinion’ from Cherwell District Council.  Following consultation with various organisations the ‘scope’ of the assessment was agreed with the Council, as set out below:
· Agricultural Land Classification and Farming

· Arboricultural Impact

· Landscape and Visual Amenity

· Ecology

· Hydrology

· Air Quality

· Noise and Vibration

· Archaeology and Cultural Heritage

· Transport

· Socio Economic

· Services and Utilities

The EIA considered the impacts of the Development Framework for each issue.  The following pages set out the summary findings of the EIA.

Agricultural Land Classification and Farming

Planning Policy seeks to protect the “best and most versatile agricultural land” on the basis of a classification system exists to define which land falls under this heading. The system grades land between grade 1 which is described as being of excellent quality and grade 5, which is described as being of very poor quality. Grades 1, 2 and 3a are for the purposes of the planning system “best and most versatile agricultural land”.
Grade 3b land (moderate quality agricultural land) is found covering approximately 96% of the application site. Grade 2 land covers a comparatively insignificant area (4%) in the eastern portion of the site.

The main farm unit is based at Park farm, Middleton Stoney, Oxfordshire, and consists of approximately 500ha of owner occupied land which has been held by a partnership for over 60 years.  Land North of Gavray Drive makes up a small proportion of the overall farm business and is isolated (approximately five miles away) from the rest of the land utilised by this farm business.

At present the site is used as grassland forage cut once a year for silage, and arable set-aside.  This is mainly due to its isolated nature (from the rest of the farm business) and also due to the significant urban fringe effects experienced at the site. The land is described by the farmer as “an inconvenience when cropped, a handy income as set aside but never the less a bit of a hassle”, the farmer also stated that it would be “no great loss” to the farm business.
Permanent loss of the best and most versatile Grade 2 land will be an negative effect of minor significance.  There will be no adverse significant effects upon Park Farm, Middleton Stoney.

Arboricultural Impact

As part of the environmental statement a tree survey was carried out. The results confirmed that the site consists of largely neglected agricultural land with typical maturing internal field boundaries. Within the site there are 17 individual trees and 4 groups of trees protected by Trees Preservation Orders. The trees themselves are dominated by Oak, Willow, Ash and Hawthorn.

The majority of the tree stock is mature in age and recorded as being in fair condition.  This suggests that the tree stock had generally good life expectancy and will respond well to some active management.
The tree stock within the application area is an important component of the landscape and contributes to the existing setting and character of the immediate surroundings.  Visually the groups of trees have a strong presence; however, few individual specimens have prominent positions or influence large visual areas.

The development proposals have been designed to avoid and/or limit significant impact upon the tree stock where possible.  A large proportion of the trees and hedgerows will be retained as linear buffers, the internal road layout has been designed to avoid direct conflict with trees, and ground level changes will be avoided in close proximity to tree canopies.  Where tree loss is unavoidable, mitigation has been proposed to ensure that new planting is implemented and appropriate management regimes instigated to improve the longterm condition of the trees.

Without the development, the site would largely remain in unmanaged agricultural use, and it is unlikely that the condition of the existing trees and hedgerows would substantially improve without active management.

The most significant effect of the proposed development is on the impact on the arboricultural quality and amenity within the site itself. This is assessed to be a moderate negative effect.  However, the retention of many of the trees and associated buffers as part of the development proposals will improve the residential amenity of the scheme and create a strong landscape framework. Therefore an overall minor negative impact on arboricultural quality and amenity will arise.
Landscape and Visual Amenity
The assessment of Landscape and Visual Amenity chapter considered: landscape character and visual context.

Impacts on landscape or townscape character may arise where the character of areas or features with a particular scenic quality or merit are modified by development.  It is important to place the application site in its landscape context.
Impacts on views and visual amenity and context may arise where features intrude into or obstruct views, or where there is a qualitative change to the landscape within a view.
The purpose of assessing the landscape character is to ensure that any proposed changes would maintain, complement or enhance the distinct landscape character of the area.
The landscape assets within the site include: the distinctive mature Oak trees, the riparian vegetation associated with Langford Brook, the strong hedgerow network and the distant views across the valley landscape to rising ground to the southeast.  Within the application area, the site has a strong landscape character and is representative of the surrounding area.  Scope exists to enhance these features / assets within the Development Framework.

The main detracting elements within the landscape are the large warehouse block visible to the north of the application area and the transport corridors that lie to three sides of the site, evoking an urban fringe character.  In the context of this and nearby recent development (Langford Village and Bicester Fields Farm), residential development within the application area would add to the ‘new character’ of this ‘built’ landscape, having a limited impact on the existing landscape character and setting of the application area.
Without the development, the grassland paddocks would largely remain in agricultural use as grazed farmland.  It is unlikely that the condition of the existing landscape features such as the overgrown hedgerows and declining health of trees would be substantially improved otherwise.

A medium adverse (negative) impact is predicted as a consequence of development, notably:
· the change in character and in views from the footpath crossing the southern portion of the application area; and

· the change in views from existing residential properties adjacent to Gavray Drive.
Ecology
The ecological assessment has been undertaken with reference to the emerging Institute of Ecology and Environmental Management guidelines. The assessment was based on desk studies combined with general and detailed survey work of the site initially in 2002 and updated in 2004.

The baseline data and some of the mitigation strategies, particularly with respect to the County Wildlife Site, have been discussed with the English Nature and the County Wildlife Site selection panel. The developers and the site selection panel have agreed the extent of the County Wildlife Site as part of developing the proposals for land north of Gavray Drive..
The site is not covered or adjacent to any statutory nature conservation designation and it is not anticipated that the proposed development will have any impacts on statutory sites in close proximity (within 2km) of the proposed development.

The site is partially covered by and adjacent to the Gavray Drive Meadows County Wildlife Site – a non-statutory site of County value. It is not anticipated that the proposed development will have any impacts on other non-statutory sites in close proximity (within 2km) of the proposed development.
The site supports a range of habitats including the Gavray Drive Meadows County Wildlife Site, hedgerows, trees, scrub and ponds.  The habitats vary in value up to County value.

The site supports a number of statutorily protected and /or notable species including plants, reptiles, amphibians, bats, birds and invertebrates.

The Development Framework plan has been developed through an iterative process in order to accommodate as much of the habitat and species interest as possible.

In addition to inherent mitigation, additional measures include the provision of an Ecological Construction Method Statement during the construction phase, which will be implemented by an appointed Ecological Clerk of Works, and an Ecological Management Plan to secure the long-term management and maintenance of habitats and species within the site and the proposed great crested newt receptor site.

It is considered that the implementation of the inherent and additional mitigation will minimise residual impacts to low levels and in some cases will result in significant beneficial impacts.
Hydrology

The studies undertaken have confirmed that the main flood risk to the site is considered to be from one source, the Langford Brook, which flows through the middle of the site. 
A flood risk assessment was carried out as part of developing the proposals for the site. The study has considered flooding from the Langford Brook, which flows through the centre of the site and the impact that the proposed development would have on Langford Brook.
As part of the proposed development site lies within the flood outline, it is proposed to rationalise the floodplain on the site rather than have a layout that fits around the existing floodplain outline.  In order to undertake this, floodplain compensation calculations have been carried out to ensure that the new development does not reduce the floodplain capacity. It was considered feasible to use 0.4 hectares of the available land for compensation (the area immediately adjacent to the Langford Brook).
The impact therefore of the proposed development of the hydrological regime of Langford Brook is considered to be minor (negative). 
Air Quality

The construction of the development will lead to some generation of dust in the vicinity of the site boundaries. The main impact of construction is however only likely to be short term caused by the deposition of dust settling on properties, vehicles and street furniture during site clearance and construction. To mitigate against this, dust will be controlled at source by the use of appropriate plant handling techniques, good maintenance and housekeeping and through the adoption of a series of measures by the developers.

The air quality impact of traffic generated by the scheme has also been considered. The increase in the number of vehicles on the local road network will lead to higher emissions of both local air pollutants and carbon dioxide.
Neither existing residents of the surrounding area nor residents of the development itself will be subject to poor air quality. No breach of national air quality standards is predicted.
The predicted concentrations indicated that all national air quality objectives will be met by the relevant years with and without development scenarios. The predicted concentrations also indicate that the effects of the scheme proposed on local air quality are negligible.
Noise and Vibration

The assessment of the potential impact of road and rail noise on the development and the impact arising from noise during construction and operation has been assessed.  The short-term sources associated with the construction phases and the long-term occupational noise consequences are separately considered.
Although traffic noise levels are forecast to increase with the scheme in place, it is considered that the noise levels would still be acceptably low and well within guideline levels for outdoor living areas recommended by the World Health Organisation. Using this same criterion, traffic noise levels are not considered high enough to cause annoyance, even for those properties nearest.
In the light of the consideration of the potential noise effects set out above no significant adverse effect is predicted.  Accordingly, no direct mitigation measures are deemed necessary.

Archaeology and Cultural Heritage

This assessment has been carried out in accordance with standards set by the Institute of Field Archaeologists (IFA 2001) and follows guidance set out in Planning Policy Guidance Note 16: Archaeology and Planning.

The baseline study and previous archaeological evaluation indicates the eastern part of the site has a high potential for archaeological remains.  An archaeological evaluation has been carried out on the eastern part of the site to inform a previous planning application.

The construction of residential units is likely to involve topsoil stripping, service installation and foundation construction. There are likely to be impacts to archaeological remains from these activities.

Further archaeological evaluation will be required on the western part of the site.  Archaeological investigation or preservation by record is the proposed mitigation for the eastern part of the site.  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 County Wildlife Site and areas of open space within the Development Framework.

Following mitigation there will be no residual impacts on archaeological remains.

Transport
The site is in a location that can be accessed by modes other than the private car, and there is the potential to improve public transport to the site and is close to the town centre.
The Transport Assessment concludes that there are no traffic/ transport impacts associated with residential development on the site for which adequate mitigation measures cannot be provided.
Socio Economic

In addition to considering specific technical issues, the socio-economic impacts of the proposed development have been considered. These include impacts associated with an increase in population (resident, working and visiting), the pressure they may place on services and facilities in the area and the likely mitigation that may be necessary.
The assessment found that the proposed development gives rise to predominantly positive economic and social impacts. The increased resident population will help support existing local facilities and the constructive management of the County Wildlife Site. The development will provide a full range of housing types and tenures and a wide variety of open spaces servicing the new development and completing the development of Langford Village.
Services and Utilities

The assessment of electricity, gas, water, telephone and cable providers found there was sufficient capacity to serve the site and no mitigation will be required as a result of the development.

Southern Electric and BT do not foresee any problems in providing a supply to Land north of Gavray Drive.

Thames Water has advised that there is sufficient capacity within the Bicester supply zone for any additional demand generated by the development and that there is sufficient capacity within the local foul water infrastructure to support any additional demand generated by the development.

British Gas Transco has been consulted on the capacity of infrastructure to supply the proposed development as a whole and have confirmed the adequacy of existing supplies. British Gas Transco have confirmed that no services currently cross the site, however they have identified a 250mm low pressure pipeline running along Gavray Drive which can supply the proposed development at land north of Gavray Drive.
The impact of the operational phase of the development on services and utilities supply and infrastructure is therefore considered to be neutral.
Summary

The Environmental Statement summary confirms that following the introduction of appropriate mitigation proposed for each negative impact there will be no significant negative impacts remaining as a result of the proposed development.
Copies of the Environmental Statements

A copy of the Environmental Statement Volume 1 and Environmental Statement Volume 2: Technical Appendix are available to view at the following location during normal office hours:

Planning and Development Services

Cherwell District Council

Bodicote House

Bodicote

Oxfordshire

OX15 4AA

Copies of the Environmental Statement and Appendices can be purchased from:

David Lock Associates

50 North Thirteenth Street

Central Milton Keynes

Buckinghamshire

MK9 3BP

Copies of the Non-Technical summary are available from the same address, subject to availability.

Written comment on the Environmental Statement should be made to the planning department at Cherwell District Council at the address set out above and will be considered as part of the consideration of the planning application.
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