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1. Introduction

1.1 Drivers Jonas act on behalf of QEK Global Solutions (UK) Limited. 

1.2 This planning statement is submitted on behalf of our Client in support of 11 planning applications submitted to vary planning conditions to extend the time period for QEK’s temporary use of land and buildings at Heyford Park, Upper Heyford.  

1.3 The extant temporary planning permissions are due to expire on 3 May 2005.  They relate to a range of existing planning permissions, more particularly:

· Change of use of land and various buildings to form headquarters and premises for QEK’s operations; and

· Alterations to certain buildings and erection of various structures in relation to QEK’s use of the site.

1.4 The renewal planning applications seek to extend current time limiting planning conditions by a further three years, to expire on 3 May 2008.  Our Client also seeks the removal of the requirement to restore certain elements of the site to the previous condition upon expiry of their permitted temporary use and to vary (i.e. reduce) the current maximum vehicle cap applying to the site.

1.5 This supporting statement has been prepared following pre-application discussions with Planning Officers from Cherwell District Council (“CDC”) and meetings with the North Oxfordshire Consortium (“NOC”).  It is submitted to assist the local planning authority in the determination of the current applications.  

1.6 In particular, it aims to demonstrate that extending the life of the temporary planning permissions would be acceptable in terms of local planning policy and would in no way prejudice new settlement proposals for former RAF Upper Heyford being progressed by the NOC and CDC. 

1.7 This supporting statement consists of the following sections:

Section 2:
Planning History

Section 3:
Description of Proposed Development

Section 4:
QEK’s Operations

Section 5:
The NOC’s Timetable for New Settlement Proposals

Section 6:
Planning Policy Context

Section 7:
Summary and Conclusions

1.8 Appendices are listed on the preceding contents page and referenced in relevant sections of this statement.

2. Planning History

2.1 QEK (formerly Keddy Services) has been granted a number of planning permissions in relation to their occupation at Heyford Park.  For simplicity, we generally refer to the occupier as QEK throughout this statement.

2.2 Permissions have been limited by planning condition to a temporary period.  In general terms, on or before the expiry of the temporary period, the condition has also required the use to cease and for land and buildings to be restored to their former condition prior to the current permitted use.  The reason for this condition is to enable the Council to review the position at the expiration of the stated period in order not to prejudice future proposals for the land.

2.3 Permissions have also been conditioned to be personal to the applicant.  The reason identified by the Council for this condition is in recognition of the current circumstances of the company in relation to their temporary occupation of the site.  In particular, such circumstances are considered by the Council to be sufficient to justify overriding the normal planning policy considerations which would otherwise lead to the refusal of planning consent.

2.4 There are three principal temporary planning permissions applying to the site.  These originally date back to the mid 1990’s and have been renewed on a number of occasions.  More recent temporary planning permissions for smaller related proposals within the context of the principal consents have also be granted.
2.5 The following paragraphs summarise details of relevant planning history with Council planning application references shown in (brackets).
Principal Temporary Planning Permissions

2.6 A five year temporary planning permission (95/00379/F) was granted in 1995 for the change of use of land and buildings to form headquarter and operation premises for motor industry, marketing, management and distribution company.  This permission was subject to the completion of a lorry routing agreement.  Condition 7 of the planning permission also imposed a maximum vehicle cap of 6,000 vehicles to be stored on the site at any one time to provide a ceiling limit for the number of transporter movements associated with the site.
2.7 Two further temporary planning permissions were granted (96/00424/F and 97/01195/F) to include additional land and buildings to address the need for space as the business expanded.  

2.8 Condition 7 of the planning permission for 96/00424/F imposed a maximum vehicle cap of 5,500 vehicles.  Thus, together with 95/00379/F, permission exists for a maximum of 11,500 vehicles to be located over the entirety of QEK’s site. 

2.9 The three principal applications were renewed in 1998 (98/00057/F, 98/00060/F and 98/00059/F respectively) with the effect of extending the temporary period until 3 May 2003.  These applications were subject to a lorry routeing agreement and completion of a Section 106 Agreement between QEK and the Council.  The applications were also accompanied by a Unilaterial Planning Obligation entered into by the North Oxfordshire Consortium.
2.10 The main purpose of the routeing agreement is to direct heavy commercial vehicles along specific approved routes to avoid traffic impacts, particularly on Upper Heyford and other villages located to the west of the site.

2.11 The Section 106 Agreement set an employment cap in relation to the 1998 planning permissions, whereby the occupier would at no one time employ more that 675 persons working at the site.  The Agreement also confirmed that if the occupier was required to relocate to other land at Heyford Park, then it would be required to enter into a similar undertaking,

2.12 The NOC’s unilaterial undertaking confirmed that should planning permission for new settlement proposals be obtained and as a result, land occupied by QEK be needed for the redevelopment, then the NOC would under their powers as lessor, relocate QEK elsewhere on site.  This undertaking lapsed on 3 May 2003.

2.13 A further renewal of the principal planning applications was most recently granted on 2 May 2003, the details of which are summarised in Table 1.

Table 1. Summary of Current Principal Temporary Permissions 

	Application Ref
	Summary of Permission

	02/02048/F
	Change of use of land and buildings to form headquarters and operational premises for motor industry, marketing, management and distribution company – Variation of Condition 1 of 98/00057/F to extend temporary period until 3 May 2005.

	02/02039/F
	Change of use of land and buildings to form an extension to the motor industry company demise - Variation of Condition 1 of 98/00060/F to extend temporary period until 3 May 2005.

	02/02042/F
	Change of use of 3 hardened aircraft shelters (buildings 3038, 3039 and 3040) to form a further extension to the existing use for the motor industry company - Variation of Condition 1 of 98/00059/F to extend temporary period until 3 May 2005.


2.14 The current principal permissions were accompanied by an updated version of the lorry routeing agreement described above.

Other Temporary Planning Permissions

2.15 Between 1998 and 2002, seven other separate temporary planning permissions have been approved.  These have related to the use, development and adaptation of other land and buildings within the context set by the principal consents.

2.16 These other permissions were renewed in 2003 at the same time as the principal permissions listed in Table 1.  Most recently, temporary planning permission has also been granted for the erection of a mechanised car wash at the site, approved on 14 September 2004.

2.17 A further planning application has also recently been submitted in relation to the provision of LPG gas tanks and associated air intake duct / cowl in connection with an existing car paint drying facility at Building 2002 on the site.  This application was registered by the Council in December 2004.

2.18 Details of the ‘other temporary planning permissions’ are summarised in Table 2 below.

Table 2. Summary of ‘Other’ Current Temporary Permissions

	Application Ref
	Summary of Permission

	02/02044/F
	Change of use of Building 123 to provide headquarters office space – Variation of Condition 1 of 00/01343/F to extend temporary period until 3 May 2005 .

	02/02046/F
	Physical works to Building 2002 – Variation of Condition 1 of 01/01421/F to extend temporary period until 3 May 2005.

	02/02040/F
	Change of use of Building 354 from airbase to vehicle servicing and inspection premises with siting of two portacabins, construction of new roadway links to hardstanding and relocation of security trench – Variation of Condition 1 of 02/00486/F to extend temporary period until 3 May 2005.

	02/02037/F
	Excavation of security trench, formation of earth mound and positioning of gravel filled rings around site perimeter– Variation of Condition 1 of 02/00107/F to extend temporary period until 3 May 2005.

	02/02034/F
	Change of use of Building 3205 from military to office use – Variation of Condition 1 of 02/00832/F to extend temporary period until 3 May 2005.

	02/02033/F
	Erection of 2 no. 8 metre high lamp posts on land north and adjacent to Building 1104 – Variation of Condition 1 of 01/00957/F to extend temporary period until 3 May 2005.

	02/02030/F
	Erection of 6 no. 8 metre high lamp posts on land north and adjacent of Building 350 and 172 – Variation of Condition 1 of 01/00960/F to extend temporary period until 3 May 2005.

	04/01527/F
	Erection of mechanised car wash adjacent to Building 80 – permitted until 3 May 2005.


3. Description of Proposed Development

3.1 The current temporary planning permissions, as summarised in Tables 1 and 2 in Section 2, expire on 3 May 2005.  The purpose of the current planning applications is to seek a variation of existing conditions to: 

· Extend the currently permitted temporary period by a further 3 years i.e. until 3 May 2008;

· Remove the requirement for QEK to restore land and buildings to their ‘original condition’ on or before expiration of the temporary permission; and

3.2 Our proposed wording for variations to relevant planning conditions is included at Appendix 1 of this statement.  We have also suggested revised wording at this appendix for relevant conditions relating to the original principal planning permissions to reduce / provide for a single maximum vehicle cap for the site, commensurate with a reduction in the permitted site area (see paragraph 3.9).
Need for Extension of Period of Temporary Permissions 

3.3 A further extension of the life of temporary planning permissions will ensure that a range of employment and other important benefits continue to be delivered to the local area by our Client.

3.4 Our Client recognises the critical importance to the Council of bringing forward new settlement proposals at  Heyford Park.As discussed elsewhere in this supporting statement, an extension of time for a further three years would not prejudice the timely provision of the NOC’s new settlement proposals. 

3.5 It is important to grant a sufficiently long extension of time to ensure a degree of operational stability. The absence of such certainty could impact on the ability of our Client to deliver the current range of economic and other benefits.  The importance of QEK’s European Headquarters at Heyford Park to the local economy is described in greater detail at Section 4 of this statement.

Reinstatement of Land and Buildings to Original Condition

3.6 Existing temporary planning permissions are generally conditioned to require that unless otherwise agreed in writing with Local Planning Authority, land and buildings are to be restored by QEK to their ‘original condition’, (i.e. the condition existing immediately prior to the commencement of use by QEK ).

3.7 It is accepted that any future relocation of our Client would involve several elements of plant and machinery also being relocated as part of the move.  This being said, the current reinstatement requirement is unnecessary as land and buildings will likely be removed or re-used in any event as part of the lasting arrangement for the site, pursuant to the new settlement proposals.  

3.8 Furthermore, criterion 1) of Policy TU2 of recently approved supplementary planning guidance relating to temporary uses at the site specifically notes that the developer of the proposed new village at Upper Heyford will be responsible for carrying out the demolition of buildings, other structures and perimeter fencing at the site as part of landscaping and environmental improvement proposals.

Application Boundaries

3.9 Our Client’s renewal planning applications cover a total site area of 63 hectares (212 acres) comprising office accommodation, technical workshops, ancillary facilities, grassed areas, and 25.3 hectares (62.5 acres) net hardstanding.  This is approximately 10 hectares (25 acres) of net hardstanding less than QEK’s current permission covers and reflects our Client’s minimum  business requirements.  This reduction is a result of the release of land at the eastern end of the site (which forms part of the land included within existing planning permission 02/02039/F).  A reduction in the current maximum vehicle cap for the site from 11,500 down to 9,200 is also proposed to ensure that the current  vehicle density can be maintained.

3.10 Our Client has critically examined its operations on the site reflecting the Council’s objective of reducing the scale of temporary uses at Heyford Park.  Included at Appendix 2 of this statement is a plan illustrating the location and extent of QEK’s business operations within the context of the reduced site boundary.

3.11 It is considered that the reduction in site area and vehicle numbers provides the most appropriate interim position in accordance with local planning policy.  This is discussed further in our assessment of proposals against planning policy in Section 6 of this statement.

3.12 Such an approach is fully consistent with proposals by the NOC to redevelop the site for a new village and their given timescales, more information on which is found at Section 5 of the supporting statement.

4. QEK’s Operations

Nature of Business

4.1 QEK is part of an international group of companies providing marketing support services to the automotive industry.  QEK was formed in early 2000 by the merger of the US-based Qual-Effic Services Inc with Keddy Services Ltd.  Keddy had operated its UK based vehicle services provision business from Heyford Park since 1995, having consolidated from several other locations in the south east of England.

4.2 QEK is a specialist provider of marketing support, technical services and training to the automotive industry.  Heyford Park is the home of the company’s European Headquarters.

4.3 It is important to emphasise that QEK’s operations are not vehicle storage per se but rather involves the ‘staging of live vehicles’.  Whilst cars are located on site, these are parked prior to processing eg:

· Between demonstrations and press events;

· Between departments such as workshop and smart repair;

· Awaiting parts or engineering inspection;

· De-fleeted and awaiting refurbishment; and

· Refurbishment and awaiting transfer to disposal channels. 

4.4 Although  car storage was a service offered by Keddy Services when they first came to Heyford Park in 1995, QEK’s business market has changed and storage is no longer one if its core products.  Indeed, ever growing focus is being placed on its engineering excellence and specialist services, due to changing business markets and the resultant need to achieve higher vehicle utilisation and hence, faster processing turnaround.   This shift in business focus is evidenced by QEK’s employment profile and the scale of investment made over recent years.
4.5 QEK is recognised as providing the highest level of technical expertise available in the UK to automotive clients who entrust their most sensitive and advanced models to QEK’s care.  The volume of  specialised vehicles processed is unique to QEK given that they have the highest concentration of Master Technicians and Licensed Technicians in the country. 

4.6 The following paragraphs describe various details which demonstrate the importance of QEK to the local economy and community.  These material considerations should be afforded substantial weight in the determination of the renewal applications.

Local Economic Benefits

4.7 It is acknowledged that Cherwell district, and Oxfordshire as a whole, has a relatively low unemployment rate.  This being said, the contribution that our Client makes to the local economy is still significant.  This is not only in simple terms of the number of staff directly employed, but importantly also in the context of the skilled nature of a high proportion of jobs and the benefits enjoyed by many local businesses and suppliers. 

4.8 Since locating at Heyford Park, our Client’s business has seen significant growth.  In 1995, Keddy Services employed approximately 100 staff.  Today QEK Heyford Park employs a workforce of 500 people, approximately half of which live within Cherwell district.  94% of staff are employed on a full time basis.  QEK is the largest employer at Heyford Park and is the fourth largest employer in Cherwell district. 

4.9 As highlighted above, our Client’s employ a highly skilled and technical workforce, with over 1/3 of employees being classified as either skilled or managerial (see Table 1 below).

Table 1. Break down of QEK’s Employees by Job Type

	Job Type (Sector)
	Percentage Employed

	Managerial
	6%

	Administrative
	30%

	Skilled
	28%

	Non-skilled
	12%

	Other
	24%



Based on information provided by QEK.

4.10 QEK actively seeks to work with local businesses and suppliers.  Including salary costs, total expenditure on local services and suppliers is in the order of £25m - £30m per annum.
4.11 Since locating at Heyford Park in 1995 our Client has invested a total in excess of £6.2 million relating to the installation of equipment and facilities necessary to repair valet and refuel vehicles within the site.   Whilst QEK are fully aware of the temporary nature of planning permissions, this investment has been necessary to expand and adapt the business to changing markets.  This investment underlines the complexity, scale and importance of QEK’s business to the local economy and hence, supports this request to extend their occupation to 3 May 2008. 

Employee Development and Training

4.12 Given the skilled nature of our Client’s operations, there is significant emphasis and investment placed on staff training and development.  Main training initiatives relate to the following key areas:

· Professional and Management;

· IT;

· Technical; and

· Health & Safety

4.13 In recognition of our Client’s commitment to training and development initiatives, QEK was awarded the 2003 Bicester Business Award for Best Practice in Staff Development.  It has also secured a range of other accreditations including ‘Investors in People’, ISO 9002 and 9001 and Silver Standard from the Institute of IT.  

4.14 Full details of QEK’s current staff training and development initiatives  and various accreditations are included at Appendix 3 of this supporting statement.

Corporate Social Responsibility

4.15 Our Client proactively supports a wide range of groups and organisations within the local community and becomes involved in a large number of local events and initiatives.   Support and involvement relates in particular to the following:  

· Local and national charities;

· Various local organisations (including Weston-on-the-Green Parish Council, Bicester Town Council, local primary schools and sports clubs);

· Bicester Chamber of Commerce and related organisations; and

· Oxfordshire Common Purpose

Work Experience and Student Placement

4.16 QEK actively works with the local educational community to support their objectives.  Oxford & Cherwell College is one of 3 colleges comprising the National College for Motorsport. QEK provides a unique contribution to the college as a centre of excellence for training opportunities.

4.17 QEK has also developed strong links with local schools, notably Coopers School and Bicester Community College, offering work experience, presentations and site visits.  In addition, our Client operates an apprentice program, and currently has 7 people in the program and 2 qualified trainees. 

4.18 A comprehensive list of our Client’s initiatives in support of its commitment towards corporate social responsibility and work experience / student placement is included at  Appendix 4.

5. The NOC’s Timetable for New Settlement Proposals

5.1 A position statement has been prepared by the NOC’s planning advisors in respect of new settlement proposals.  This statement is reproduced in full at Appendix 5.

5.2 Submission of the NOC’s outline planning application for new settlement proposals is dependent on agreement between the District Council and English Heritage over the approach to conservation of the northern and western parts of the airfield.  This issue also impacts on the updating of the Comprehensive Planning Brief for Upper Heyford which will set the detailed planning context for the formulation and consideration of new settlement proposals.

5.3 The NOC anticipate their outline planning application will not realistically be ready for submission earlier than Autumn 2005, following the resolution of matters included at paragraph 5.2 above.  As a result, following the grant of planning permission, completion of section 106 Agreement and approval of reserved matters, it is currently estimated by the NOC that the development of new settlement proposals will commence late 2006 at the earliest, more likely early 2007.

5.4 Given the scale and complexity of the site, development will necessarily be phased, with redevelopment commencing in the south eastern part of the site south of Camp Road.  As such, the NOC consider that it would not be necessary to disturb current business operations in the area south of the runway (i.e. QEK’s demise) until mid 2008 or later.  

5.5 Given this timescale, it is clear that a renewal of temporary planning permission for a further 3 years would not impact on the NOC’s implementation of new settlement proposals.

5.6 Based on details within the position statement, we have prepared the following flowchart to illustrate graphically the NOC’s predicted timescales against the proposed renewal of our Client’s temporary planning permissions (see overleaf).

NOC’s Predicted Timescale for 

QEK’s Timescale

New Settlement Proposals 














6. Planning Policy Context

Overview

6.1 The following local planning policy documents are of relevance to land at Upper Heyford:

· Oxfordshire Structure Plan

· Cherwell District Local Plan

· RAF Upper Heyford Comprehensive Planning Brief (“CPB”)

· RAF Upper Heyford: Supplementary Planning Guidance (“SPG”) on Temporary Use of Land and Buildings

6.2 There are no policies or proposals relating specifically to the continuation of temporary uses at Heyford Park set out within the adopted (or emerging) Structure Plan and Local Plan.  These plans, together with the Upper Heyford CPB, are concerned with providing a policy context for the consideration of permanent new settlement proposals for the site.

6.3 Specific policies governing temporary uses are instead contained in the SPG relating to the temporary use of land and buildings at the site.  It is against the provisions of policies TU1 and TU2 in this SPG that proposals are examined in detail below, consistent with the Council’s recent consideration of renewal proposals by Walon.

6.4 For completeness however, we also provide a brief review of other development plan policy relevant to the Upper Heyford site.

Oxfordshire Structure Plan

6.5 The Oxfordshire Structure Plan was adopted in 1998, covering the period up to 2011.  Policy H2 provides the adopted development plan policy context for new settlement proposals at Upper Heyford.

6.6 In accordance with Criterion H2(b), Cherwell District Council approved supplementary planning guidance for the site in August 1999 in the form of the RAF Upper Heyford Comprehensive Planning Brief.  We understand that this is to be reviewed.

6.7 The Structure Plan is in the process of being reviewed, to take its provisions up to 2016.  This review has been subject to an Examination in Public.  Policy H2 is proposed to be carried forward in the emerging Structure Plan, subject to amendments to the wording of certain policy criteria.

Cherwell District Local Plan

6.8 The Cherwell District Local Plan was adopted in 1996, covering the period up to 2001.  The District Council published a deposit draft review local plan in 2001 and revised deposit plan in 2002, to provide local policy guidance up to 2011.

6.9 Pre-Inquiry Changes (“PIC’s”) to the Cherwell District Local Plan Review were issued in June 2004.  This included substantial amendments to policies relating to land at Upper Heyford.

6.10 Following advice from the Government Office for the South East (“GOSE”) it was resolved by Cherwell District Council on 13 December that the local plan review process be discontinued.  The revised deposit plan, together with the PIC’s have been approved by the District Council as interim policy for use in development control decisions.  This interim policy will not carry the same weight as an adopted plan, particularly in respect of new policies which have not been assessed at Inquiry or which have been the subject of significant objection.

6.11 Section 2 of the review local plan deals specifically with the former RAF Upper Heyford.  Policies UH1 to UH4 relate to the development of the site for a new village, pursuant to the provisions of adopted Structure Plan Policy H2.

6.12 As noted previously however, we have not considered these emerging local plan policies in respect of our Client’s proposals as they do not specifically relate to the continuation of temporary uses.  
Supplementary Planning Guidance on Temporary Use of Land and Buildings

6.13 Local planning policy with specific regard to temporary uses at Heyford Park was approved by the Council in September 2004, updating a previous version of the SPG.

6.14 Unlike policies in the statutory development plan for the area, policies within the SPG are non-statutory.  As such, the SPG will be a material consideration to the determination of the current planning application but will not carry the weight of adopted statutory planning policy tested at Inquiry.

6.15 A key driver for the Council’s update of the SPG was the FSoS’s decision of June 2003 dismissing an appeal by the NOC concerning previous new settlement proposals at the former RAF Upper Heyford. 

6.16 Our Client has submitted previously representations to draft and revised draft versions of the now approved SPG.  Although we do not seek to reproduce earlier representations in detail, it is important to reiterate the context within which the FSoS’s comments were made in respect of the current temporary uses at Heyford Park.

6.17 Existing temporary uses on the site were assessed by the Inspector as being a ‘lasting arrangement’ (paragraph 10.35 of his report). The FSoS’s comments also related to the ‘long-term’ acceptability of existing temporary uses on the airfield.   

6.18 In other words, existing uses, and importantly their associated impacts, were assessed as being of a permanent basis and on their current scale.

6.19 As the airfield land did not form an explicit part of the appeal proposals, the Inspector’s comments were also in many respects general in nature.  This included not distinguishing between the operational and locational differences between particular occupiers.  The FSoS’s remarks concerning temporary uses were also necessarily general as he was not reviewing an Inspector’s Report concerning temporary uses.  Also, the Environmental Statement (“ES”) prepared in support of the NOC’s proposals did not seek to examine in detail the impacts of temporary storage users.  

6.20 Against this background, and in the context of the fact that QEK has operated from the site since the mid 1990’s, our Client is concerned about the degree of emphasis now being placed on the environmental and other impacts arising from their temporary occupation at Heyford Park.  Any impacts have been accepted previously due to the temporary nature of the development in advance of new settlement proposals coming forward and also in the context of the security and maintenance benefits for the site.  It is within these same circumstances that a further renewal is sought albeit that our Client is proposing a reduction in their permitted site area reflecting the SPG objective of reducing the scale of temporary uses as Heyford Park.

6.21 Notwithstanding QEK’s concerns in relation to certain aspects of the SPG, we have assessed our Client’s proposals against Policies TU1 and TU2 in the SPG.  Our assessment of proposals is set out below.

Policy TU1

6.22 Policy TU1 seeks to permit the re-use of land and buildings for employment and storage purposes within that part of Heyford Park identified in the draft Cherwell District Local Plan as being within the new settlement envelope.  A number of buildings occupied by QEK are located within this boundary.

6.23 The purpose of the policy is to allow  the re-use of such land and buildings where this would not impact on the implementation of new settlement proposals.

6.24 As discussed in Section 5, the NOC do not anticipate the need to disturb current business operations located north of Camp Road (where QEK are located) until mid 2008 or later.  In other words, after the expiration of the period of renewal proposed by our Clients.

Policy TU2

6.25 This Policy permits applications for the extension of period of existing temporary uses (within that part of the airfield outside of the proposed village envelope shown in the draft Local Plan) subject to nine separate criteria.  Our assessment of proposals in the context of these criteria is set out below.

Criterion 1 – Consistency with Scheme Landscaping and Environmental Improvement

6.26 This criteria relates to the programming of the scheme of landscaping and environmental improvement to be agreed between the NOC and the Council and subsequently implemented by the NOC.

6.27 We understand that the scheme of landscaping and environmental improvement is still to be agreed between the NOC and the Council.  In any event, once this is agreed, we do not consider that a further three year extension of time would prejudice any agreed programme given the NOC’s predicted timescales and phased approach to the bringing forward of new settlement proposals.

6.28 Under the terms of QEK’s lease with the NOC, the NOC as lessor has the power to relocate our Client to suitable alternative premises elsewhere within the site.  Should land be required for landscaping, environmental improvement or redevelopment in connection with the new settlement proposals prior to the expiration of three years (which based on the NOC’s timetable will not be the case), the terms of QEK’s lease provides sufficient safeguards so as not to prejudice new settlement proposals.

Criteria 2 & 3-Visibility and Landscape Impacts

6.29 An independent visibility assessment considering QEK’s renewal proposals has been prepared by Entec UK Limited.  This is submitted as a separately bound document.

6.30 In accordance with these SPG policy criteria, the enclosed visibility assessment considers the impacts of vehicles on runways and hardstandings within the site, including night-time visual intrusion arising from security lighting.

6.31 The visual evaluation concludes that no receptors sustain significant visual effects.  The visual receptors who are most greatly affected are the users of footpath 13 and residents in 1 and 2 Troy Cottages.  However, given the distance of the cars from the receptors, where views are achieved the cars only make up a small portion of the view and this, combined with the existing intrusion posed by the buildings on the airfield, means the effects are not considered significant.

6.32 The assessment also includes a consideration of impacts arising from our Client’s current operations in comparison to: 

· QEK’s currently permitted larger site area; and

· The Council’s ‘area identified for short term car storage’ appended to the SPG.

6.33 In comparison to the currently permitted site area, the reduction in QEK’s demise results in a substantial decrease of potential visual effects sustained, particularly to the north and east.  In particular a number of visual receptors now cannot view the external operations as a result of the 23 hectare (gross) reduction, i.e. residents in Ardley, Cross Roads Farm, Ashgrove Farm, Ashgrove Cottages, users of PRoW 3, 4, 1 and 10.

6.34 If our Client’s operations were reduced to the ‘area for short term car storage’ defined in the SPG, views to the south would principally remain the same in both situations but views to the north would be reduced.  However given that the evaluation of the current situation (i.e. excluding the land from the eastern part of the site as proposed for formal removal as part of the renewal applications) concluded that none of the receptors incur significant effects it is questionable as to whether a further reduction to that of the SPG would greatly improve visual amenity for the small handful of identified receptors.  The argument for retaining the existing situation is further strengthened by the fact that the cars only make up a small portion of current views.

Criterion 4 – Impacts on Buildings and Structures of Heritage Value

6.35 English Heritage has identified a number of buildings and structures at Upper Heyford as being of national importance.  None of these features lie within our Client’s site.
6.36 We do not consider that a further extension of temporary planning permission would unacceptably impact on such features, including the former Northern Bomb Stores and Special Weapons Area (“SWA”) located approximately 200 metres to the north of QEK’s demise.  The reduction of our Client’s site area will reduce the amount of external operations area within the vicinity of the SWA
6.37 Following the cessation of military use, QEK’s operations have played an important part in securing the management, maintenance and economic reuse of this significant previously-developed site.  These benefits remain important in advance of any lasting arrangement for the site, including in light of objections submitted by English Heritage to the Local Plan Pre-Inquiry Changes.  These objections identify the need to retain more buildings and structures beyond those selected for their national importance.

Criterion 5 – Traffic Generation

6.38 This criterion seeks to ensure that development does not unacceptably impact on amenity due to traffic generation.

6.39 The original planning applications submitted on behalf of Keddy Services were supported by a Traffic Impact Assessment, the results of which were accepted by the Highways Authority.

6.40 These original applications, together with subsequent renewals were subject to a lorry routeing agreement.  Our Client would be willing to enter into an updated routeing agreement to continue to direct HGV traffic away from unsuitable rural roads and nearby villages.

6.41 QEK currently actively implements (and would continue to do so) the routeing agreement, ensuring as far as practicable that drivers adhere to the approved routes.  QEK has operated under the provisions of lorry routeing agreements for several years and has a long standing proven track record of ensuring acceptability in terms of local amenity and highway safety. 

Criterion 6 - Impacts on Biodiversity

6.42 The importance of the calcareous grasslands between the runways and taxiways is recognised.  It is not considered however that the current temporary use of the site impacts on biodiversity.  Biodiversity of the former airbase will have in fact benefited in a number of respects due to the cessation of military use and the current management regime. 

6.43 Given the ecological importance of this grassland habitat, our Client has not sought to propose the creation of areas of additional temporary hardstanding (as recently permitted for Walon).  In addition to ecological concerns, although such hardstanding areas may be suitable for ‘car storage’, they would not be suitable for QEK’s business of staging / demonstrating live vehicles.

6.44 QEK considers that the renewal application boundary represents the most appropriate interim position which minimises environmental impacts.   This includes the exclusion of 23 hectares (comprising hardstanding and grassed areas) within the eastern part of the airbase.  The 1999 CPB identifies much of this area now excluded as being an ‘area of greatest conservation value’ (EN 1995).

Criteria 7 & 8 – Impacts Enjoyment of the Countryside from Existing & Reinstated Public Rights of Way

6.45 The visual and landscape impact of QEK’s operations, including views from the existing public rights of way network, is considered in the accompanying visibility assessment.  In summary only users of footpath 13 can view external operations.  In contrast, the eastern part of the permitted site area to be formally excluded as part of the renewal applications can be seen from a number of other ProW’s. 

6.46 Our Client acknowledges the opinions of the Inspector in relation to reinstating a footpath link along the approximate route of Ave’s Ditch linking existing routes north and south of the site.

6.47 Notwithstanding the proposed reduction in QEK’s operational area, implementation of such a proposal would be problematic at present due to the need for operational site security.  In accordance with the SPG policy however, our Client would support the future provision of an appropriate footpath route as an integral part of new settlement proposals.

Criterion 9- Impact on the Setting of the New Settlement

6.48 As noted previously, the NOC anticipate that the development of new settlement proposals north of Camp Road will not commence until mid 2008 or later.  As such, new settlement proposals in the vicinity of QEK’s operations will not take place until after the expiration of the period of renewal proposed by our Clients.

Exceptions to Policy TU2

6.49 The final paragraph of Policy TU2 allows for ‘exceptional’ renewals of permission for temporary uses.  In particular, proposals not meeting the nine criteria listed in Policy TU2 may be acceptable if ”… progress has been made towards the implementation of an acceptable and lasting arrangement for the site pursuant to Structure Plan Policy H2 which provides the certainty as to when the proposed use will be terminated”.
6.50 Paragraph 2.9 of the SPG identifies that harm arising from visual intrusion would be significantly reduced if confined to the ‘area for temporary car storage’ as shown on the plan appended to the SPG.

6.51 Whilst the permitted site boundary has been substantially reduced as part of the renewal our Client’s proposals, a proportion of the site still lies outside of the area identified in the SPG.  This being said, we consider that the renewal proposals still meet the thrust of SPG policy, including in visual terms as identified in the visual assessment accompanying the renewal applications.  Additionally, our Client contends that the only significant visual intrusion arises from occupiers located at the western end of the former airfield.

6.52 The visibility assessment concludes that visual impacts from QEK’s operations are not considered significant and that the additional visibility benefits would be relatively minimal in comparison to those which would arise if temporary ‘storage’ uses were confined to the SPG boundary.

6.53 Should the Council assess proposals as being an exception to Policy TU2 (which we do not consider to be the case), it is important to emphasise that the proposed extension of temporary planning permission is made in the context of a significant level of progress, and hence certainty, in respect of new settlement proposals.  Thus, proposals would accord with the final paragraph of Policy TU2 in any event. 

6.54 Also, the continuation of temporary uses as proposed would not delay the implementation of new settlement proposals.  It is within the timing of the NOC’s proposals within which renewal applications have been prepared, not vice versa.

7. Summary & Conclusions

7.1 Our Client seeks to vary planning conditions relating to 11 separate temporary planning permissions.  Proposals primarily seek to amend conditions to:

· Extend the currently permitted period for a further three years, to expire on 3 May 2008;

· Remove the requirement to restore the site following the cessation of use of land and buildings; and

7.2 We have assessed in detail our Client’s proposals within the relevant local planning policy framework, namely Supplementary Planning Guidance on Temporary Uses at former RAF Upper Heyford and also in the context of the NOC’s anticipated timetable for bringing forward new settlement proposals.

SPG on Temporary Uses

7.3 As discussed at Section 6 of this statement, QEK’s proposals meet the key policy criteria set out in the recently approved SPG.  Our Client has critically examined their operations and have released 23 hectares (gross) from their current permission reflecting the Council’s objective of reducing the scale of temporary uses at Heyford Park.  Additionally, the land released from the site is considered to be the most environmentally sensitive part of QEK’s currently permitted area.

7.4 Our Client’s reduced site boundary (and proposed commensurate reduction in the maximum vehicle cap) represents a logical interim position, achieving  balance between commercial viability and environmental concerns. In any event the accompanying visibility assessment concludes there to be minimal difference in impact between our Client’s (reduced) application boundary and that defined in the SPG. 

The NOC’s Anticipated Timetable for New Settlement Proposals

7.5 Although we understand that there are certain issues still to be resolved in respect of the revised new settlement proposals, there is a substantial degree of certainty that a timely and lasting arrangement for the site will be implemented.

7.6 Section 5 of this statement summarises the NOC’s anticipated timetable for progressing new settlement proposals.  Whilst development of the new settlement is predicted to commence late 2006/early 2007, redevelopment of land occupied by QEK north of Camp Road will not take place until mid 2008 at the earliest.  This is after the proposed renewal period expiry of 3 May 2008.  The continuation of temporary uses as proposed would neither prejudice nor delay the implementation of new settlement proposalsOther Material Considerations

7.7 A further renewal of planning permission would ensure that a range of existing planning benefits continue to be delivered.  These should also be considered in the determination of the renewal applications.

7.8 QEK is a specialist provider of marketing support, technical services and training to the automotive industry, not a car ‘storage’ operator.  This is reflected in the value of our Client to the local economy.  It is a major employer to Cherwell district, providing substantial numbers of jobs, many of which are highly skilled.  QEK also places significant emphasis on delivering community benefits through implementing a wide range of corporate social responsibility initiatives.

7.9 The need to ensure site security, maintenance and management in advance of the implementation of new settlement proposals remain important objectives.  QEK contributes significantly to these objectives whilst also ensuring the effective (temporary) economic re-use of this major previously-developed site.

7.10 In summary, we consider that our Client’s proposals meet relevant local planning policy (as set out in recently approved SPG) and also support the NOC’s timescales for the implementation of new settlement proposals.  Together with the other material benefits outlined above, we consider that planning permission for QEK’s renewal planning applications should be granted. 

Drivers Jonas

February 2005































� EMBED MSPhotoEd.3  ���








Expiry of Renewal Applications 


May 2008





Expiry of Renewal Applications 


May 2008





Approval of Renewal Applications


(for further 3 year period)


April 2005





Submission of QEK’s Renewal Applications


February 2005





Redevelopment North of Camp Road


Mid / late 2008 onwards





Redevelopment South of Camp Road


Early 2007 to mid / late 2008





Approval of Reserved Matters and other Planning Conditions


Late 2006 / Early 2007





Approval of Outline Planning Permission


(including completion of s106 Agreement)


Spring / Summer 2006
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Revised CBP Approved
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Spring 2005
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