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1.0
INTRODUCTION 


 Background

1.1
This Environmental Statement forms part of the Outline Planning Application as submitted by the applicants: Hallam Land Management Ltd and J.J. Gallaghers Ltd to Cherwell District Council. The application is for a proposed sustainable mixed use urban extension, on land at College Fields, Banbury. (Figures 1, 2 & 3). 
1.2
The site is allocated for development within the Non – Statutory Cherwell Local Plan 2011  (NSCLP).   An extract of the Proposals Map is included at (Figure 4).

Requirements for Environmental Impact Assessment 

1.3
European Community Directive 85/337 EE came into effect in July 1998 and required an assessment to be undertaken for certain types of major project which are judged to have significant environmental effects.

1.4
The Department of Environment, Transport and The Regions (DETR) published Circular 2/99 Environmental Impact Assessment (March 1999). The document gives guidance on the ‘Town & Country Planning (Environmental Impact Assessment) (England & Wales) Regulations 1999’.  

1.5
The regulations control the need and procedure for the preparation of an EIA; the main objective being to ensure that the authority granting planning permission for a particular project makes such decisions having had regard to the likely effects of development on the environment.  Where an EIA is required, information must be provided by the applicant in the form of an Environmental Statement (ES).

1.6
The Environmental Statement sets out the findings of the EIA as required by the regulations and includes a Non-Technical Summary.  Supporting and background information is included as a series of technical appendices within Volume One and within the accompanying Volume Two. 


Scope and Content of the Environmental Statement

1.7
The ES is required to include “at least” the information included in Part II, Schedule 4 to the Regulations and such information in Part I as is reasonably required to assess the environmental effects of the development, and which the applicant can reasonably be required to complete. EIA regulations require that the following information should be included in an Environmental Statement.  

· A description of the development comprising information on the site, design and size of the development;

· A description of the measures envisaged in order to avoid, reduce and, if possible remedy significant adverse effects;

· The data required to identify and assess the main effects which the development is likely to have on the environment;

· An outline of the main alternatives studied by the applicant or appellant and an indication of the main reasons for this choice, taking into account the environmental effects;

· A Non-Technical Summary of the above information.

Each environmental issue will be considered in the following way:

· 
A description of baseline conditions.

· 
An assessment of potential effects that may arise during construction, operation and decommissioning (where appropriate).

· 
Detail of the mitigation measures proposed to remove, reduce or remedy any potentially significant adverse effects.

· 
A description of any significant adverse effects that may remain following implementation of the mitigation measures.
1.8
Hallam Land Management, JJ Gallaghers and members of the Consultant team met with Cherwell District Council on the 9th November 2004 and presented a draft list of topics considered to be included within the Environmental Statement. The request for a Scoping Opinion was received by Cherwell District Council on the 18th January 2005, with a formal written response received on the 2nd March 2005 (Appendix 2.)   

1.9
The ES therefore considers and evaluates the following environmental topics, which are considered most likely to be affected by construction and operation of the development:-

· Socio Economic Issues

· Landscape and Visual Resources

· Ecological Resources 

· Heritage & Archaeology 

· Geology, Hydrology, Hydrogeology & Drainage

· Agriculture & Land Quality

· Contamination

· Noise

· Air Quality

· Transportation

· Services Infrastructure & Waste

1.10 
A Non-Technical Summary of the Environmental Statement is included within 

Appendix 1.

2.0
 DEVELOPMENT PROPOSALS 

2.1
The application area extends to 78.09 ha (192.9 acres).

2.2
The site is located on land on the southeastern edge of Banbury, adjacent to the existing residential edge of the Cherwell Heights estate.  The site lies immediately to the east of A4260 Oxford Road. Properties line the road, which forms the very eastern edge of the village of Bodicote. The Oxford Canal defines the sites northeastern extents. Beyond this to the east is the Cherwell Valley, which includes the River Cherwell, M40 Motorway and the Oxford-Birmingham Railway line. (Figures 1,2 & 3)

2.3
The sites land use is intensive agricultural production, with the field pattern defined by hedgerows. Canal Lane (Public Bridleway) runs across the site towards the Oxford Canal. 

Description of Development

2.4
The development proposals have followed the guidance within the NSCLP and have evolved through an iterative design process. This has included extensive site survey and assessment, and ongoing long – standing consultation with amongst others: the District and County Council.

2.5
In addition, a Community Design Workshop took place on the 4th-5th March 2005, and provided a forum for local residents, councillors, council officers, public agency officers and utility representatives to produce a series of general design principles in which to guide the development of the site. Findings of the workshop are included within the supporting Planning Statement. 

2.6
This whole process has led to an application that seeks to minimise adverse environmental impacts and to maximise social, economic and environmental benefits. The development proposals have been designed to fully meet the aspirations of National, Regional and Local Plan policy to provide a high quality mixed -use sustainable community in which to live, work and play. 

2.7 The development proposals will fully accord with current best practice design guidance; to include By Design: Better Places to Live: A Companion Guide to PPG3 (2001-CABE).

2.8 In summary, the development proposals include the following;

· A Mixed Use Built Development Area of 38.98ha 

This is split between AREA A (7.21 ha); lying in the northeast of the site adjacent to the Oxford Canal-Bankside Park. This will include the provision of land for a canal basin and associated facilities to include land for a Public House; and  AREA B (31.77 ha) lying in the south west of the site, adjacent to the Oxford Road. The built development includes for the following; 

· Residential Development 30.18ha.

Up to 1070 dwellings of various house types and mix, from 1-5 bedroom properties.  237 dwellings provided in AREA A, and 833 dwellings in AREA B. Provision of 30% affordable housing will be provided. 

An average net density across the site is 35.0 ha, in accordance with PPG 3 (Housing). Recognised standards of design, and construction will be met.

· Education (2.09 ha)

A 310 place Primary School with associated playing field located within AREA B. Detailed design of the school will be subject to consultation and defined LEA standards. 

· Provision of community facilities to include land for a; Primary Health Care facility, Place of Worship-Community Centre, Public House, Local Retail Facilities and Childrens’ Nursery.

· B1 Employment Use (2,220 m2) (0.80ha)

· Children’s Play Areas: Based on NPFA / Cherwell District Council standards.  Details of play provision to be determined with Cherwell District Council.

· Community Park (38.51ha) located within the defined ‘valley slope’, between the built areas A and B. This will include safeguarded hedgerows/vegetation, and new structural woodland/hedgerow planting, detention basins, areas of recreational open space and footway/cycleway provision. 

· Formal Sports Provision: (4.29 ha). Land set aside within the Community Park for 2 senior sports pitches, changing provision and MUGA. (Multi Use Games Area).  In addition, allowance is made for the possible use of the Primary School playing fields to be used for community use.

· All Built Development to be set within a robust structural landscape framework. This includes the retention-where practicable- of existing site hedgerows /vegetation and new areas of structural landscape both within the Community Park and built development areas.

· Safeguarding Canal Lane bridleway as an important element within the scheme, together with the provision of new walking and cycling routes through and across the development.

· Vehicular access into the scheme in the form of a new junction at the A4260 Oxford Road and two new junctions at Bankside. Public Transport provision will be provided. The development will be calmed ‘by design’, with a maximum speed through the development of 20mph. 

2.9 An Urban Design Framework is included in Appendix 1, which provides a comprehensive design strategy for the site, establishing key urban design objectives and principles. Included within this is a Concept Masterplan, (see also Figure 5), which provides an illustration of how the scheme may ultimately look in terms of its street layout, development blocks and open space network. 

Assessment Plan 

2.10 To provide certainty for the EIA, an Assessment Plan has been prepared (Figure 4). This shows the main components of the scheme and provides sufficient information as to the siting, design and size of the proposals. This enables the assessment of the main environmental effects to be determined. It establishes fixed parameters (i.e. the location of built development and maximum building height), and can be secured by planning conditions.


Assessment of Alternative Sites
2.11
The level of housing provision for Banbury is set out in Policy H1 of the Oxfordshire Structure Plan 2011.   Within Cherwell District, Banbury is a main location for housing provision and the Structure Plan anticipates the development of 3,900 additional dwellings to be completed in the town over the period 1st April – 31st March 2011.

2.12
The Oxfordshire Structure Plan 2011 sets the strategic framework for the future development of Banbury which is subsequently detailed in the review of the adopted Cherwell District Local Plan; and the NSCLP.  


Banbury 2011 Accommodating Necessary Development
2.13
In formulating the detailed policies and proposals for incorporation in the NSCLP, the District Council published a series of Issues Papers including inter alia, Banbury 2011 accommodating necessary development.   This paper was published in August 1999.   It sought the views of respondents on 5 detailed issues that would inform decisions about the allocation of land for development in Banbury including :


“Where should new houses be planned on the edge of the town”.

2.14
The document sets out the main considerations to be taken into account in determining where and how much land might be needed for development in the form of urban extensions to Banbury including :

· The availability of previously developed land.

· The findings of the Banbury Integrated Transport and Land Use Study (BITLUS).

· The historic environment of the town and in particular the extensive Conservation Area in Banbury Town Centre.

· The landscape and character of the surrounding area.

· The provision of new community facilities and services to meet the anticipated growth of Banbury.

· The quality of the surrounding agricultural land.

· Surface and foul water drainage.

· Land liable to flood.

2.15
On the basis of a survey of previously developed sites in and adjacent to the Town Centre, and an assessment of future provision from small (less than 0.4 hectares) windfall sites, the report indicated that up to 1,085 dwellings might need to be provided on sites on the edge of the town.  This provision could take the form of one or two large sites or a number of much smaller sites.  The report saw advantage in the development of larger sites since these would be better able to secure and support new facilities, provide and maintain public transport services and offer greater scope for better standards of layout of urban design.

2.16
Two strategic locations on the edge of Banbury were ruled out initially.


a.
Land to the east of the M40 where development would be visually very prominent and breach the line of the M40 which provides a well defined and physical barrier limiting the eastward extent of the town. Development here would be remote from the town’s facilities and services.

b. Land to the east of the Oxford Canal and to the south-east of Grimsbury where the land is identified as an ecologically important landscape and which is liable to flood.

2.17
Setting aside the above two strategic areas, the report set out the following potential locations for accommodating the growth of the town.


i.
Land south of Bankside east of Oxford Road. (College Fields 



Banbury)


ii.
Land south of Saltway.


iii.
The western edge of Banbury.


iv.
Land to the north-west of Banbury.


v.
Land at Southam Road north of Banbury.

2.18
The areas are shown on the Alternative Sites Plan Appendix 2
2.19
In determining which urban extension site or sites should be allocated in the NSCLP the Council found as follows:

a.
There were compelling advantages in selecting one large site because this would deliver the new infrastructure and facilities necessary and new and enhanced services to support the incoming households. Overall this would be a relatively more sustainable approach than a more dispersed strategy.  The necessary investments would be provided by the developer.

b.
On that basis it was considered that the sites at Broughton Road on the western edge of Banbury and at Southam Road to the north, would not  be of a size able to provide key facilities such as primary schools or other community facilities.  There are limited local facilities in the vicinity of Broughton Road and the area around Crouch Hill to the west of the town is particularly sensitive in landscape terms.

c.
Development to the north-west of the town would be accessible to the main employment areas of Banbury and could take advantage of the spare capacity at the Drayton Secondary School. However the development would be bisected by the B4100 and would require a  breach of important landscape constraints.  Also the area is pre-dominantly Grade 2 agricultural land which is some of the best and most versatile and should not be developed if land of a lower grade is  available.

d. 
Development of land to the south of Saltway would also require the use of some of the best and most versatile agricultural land.   Development here would also involve a major incursion into an attractive area of rural landscape whose character is strong and worthy of protection.  As with  the sites to the west of Banbury this site is the least preferable in transport terms primarily because road access into the town centre along the Bloxham Road is poor and there are few, if any, opportunities for bus priority measures to enhance transport links.

e.
Development at Bankside (College Fields) is the Council’s preferred option for the growth of Banbury.  It is well located in relation to some of the town’s major employers such as the Council’s headquarters at Bodicote, the Horton Hospital, the Tramway Industrial Estate and Banbury Business Park. The site offers access to the town centre by more than one route and is adjacent to the most frequent bus services to and from Banbury along  the Oxford Road.  Development can be accommodated on land well setback from the Cherwell edge, behind the already urbanised frontage of Oxford Road.  The site has access to two of the town’s food super-stores without requiring journeys through the town centre.

2.20
The Council undertook a further appraisal for the options for locating an urban extension site around Banbury, following consideration of responses to the August 1999 report, in October 2000.  They concluded that their decision to allocate the land south of Bankside (College Fields) was robust and the other alternatives did not perform as well.

2.21
Consultation on the proposed allocation at Bankside (College Fields) took place following publication of the First Deposit Cherwell Local Plan 2011 in February 2001 and again in the revised Deposit Plan of September 2002.  On neither occasion were the Council persuaded to amend the Plan by way of reducing or deleting the proposed allocation.

2.22
The proposed development site at Bankside (College Fields) reflects the land which has been allocated in the NSCLP.  In taking decisions about the allocation of that land the Council undertook an exhaustive appraisal of the development options available for the growth of Banbury around the existing urban edge to the town.  A wide range of factors were weighed in the balance in reaching the conclusion that the more sustainable option for the expansion of the town was the development of the land south of Bankside and east of Oxford Road.  Here the scale of development will result in the provision of a wide range of local facilities and services to meet the needs of the incoming households.    This also provides the opportunity to create a Community Park area of benefit to the existing residents of southern Banbury and Bodicote, which in turn provide a link between the recreational and amenity asset of the Oxford Canal and the proposed new development.   The proximity and accessibility of the site to existing local facilities and services and the opportunity for access to the new facilities and services provided within the development from the existing built-up area of southern Banbury is shown within the Supporting Planning Statement.

2.23
In summary, the assessment of Alternative sites for development in Banbury have been thoroughly tested through the Local Plan process.


Assessment of Alternative Design Solutions

2.24 
A robust and thorough analysis of the site and its context, in terms of planning and environmental parameters has been undertaken, producing a variety of masterplanning options. These have been tested and evaluated. 

2.25
In addition, one output of the Community Design Workshop was the consideration of design alternatives across the site, leading to a general masterplannng concensus. This whole process has led to a preferred design solution and masterplan for the site, in terms of the disposition of land use components. 


Phasing & Construction 

2.26
If consent for planning permission was granted during mid 2006, the following programme would be anticipated.  Infrastructure and phased housing would begin in 2007, with full development completed in 2011 and full occupancy by 2012. 

3.0 
 PLANNING POLICY 

INTRODUCTION

3.1
The Development Plan for Banbury against which this application is to be considered consists of:

a.
Regional Spatial Strategy for South-East England as set out in Regional Planning Guidance for the South-East (RPG9) March 2001.

b.
Oxfordshire Structure Plan 2011 adopted in August 1998.   This is to be superseded by the Oxfordshire Structure Plan 2016 which was 


placed on deposit for consultation in September 2003.  An Examination in Public into the Plan was held in October 2004 and the report of the examining panel was published in December 2004. Modifications to the Plan have been published for consultation(May 2005).

c.
Cherwell District Local Plan adopted in November 1996.  The Plan dealt with policies and proposals for development in the District up to 2001.  The Council have prepared a review of this Plan: Cherwell Local Plan 2001, but work on the Plan has been halted in order to undertake the preparation of a series of Local Development  Documents (LDD’s) under the terms of the Planning and Land Compensation Act 2004. However, the proposals in the plan need to come forward in order to secure the delivery of new homes in Banbury to meet the requirements of the Oxfordshire Structure Plan. The Local Plan is now referred to as the Non Statutory Cherwell Local Plan (NSCLP)

3.2
The application site is shown on the Inset Map No. 1 of NSCLP,( Figure  6). and from this it may be appreciated that within it are two areas for development; the northern and southern sites. 

3.3
The application site has not been the subject of previous applications for residential or other large scale development proposals.

3.4
In addition to the Development Plan this application has been prepared and submitted having taken account of relevant National Planning Policy Guidance as set out below.


National Planning Policy Guidance
3.5 In the context of the proposed development at College Fields, the more relevant  planning policy guidance can be seen in the following DETR* Planning Policy Guidance Notes (PPG’s); and more recently Planning Policy Statements (PPS) published by ODPM. 

 * Department of the Environment, Transport and the Regions now superseded by the Office of the Deputy Prime Minister; ODPM. 

· PPS1 Delivering Sustainable Development (2005)

· PPG3 Housing (2000)

· PPG9 Nature Conservation (1994) (to be superseded by PPS9: Biodiversity and Geological Conservation)

· PPG13 Transport (2001)

· PPG16 Archaeology and Planning.

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

Department of the Environment, Transport and the Regions now superseded by the Office of the Deputy Prime Minister. (ODPM). 


PPS1 Delivering Sustainable Development

3.6
Planning Policy Statements set out the Government’s national policies on different aspects of land use planning in England.   PPS1 contains the overarching policies for the delivery of sustainable development  through the preparation of Development Plans and the decisions taken on planning applications.   Advice on the latter is of greater relevance in the context of this statement.

3.7
The Government are committed to promoting sustainable economic development which the PPS states can be achieved inter-alia through the provision of sufficient, good quality new homes (including a mix of housing and adequate levels of affordable housing) in suitable locations.  The aim is to ensure that everyone has the opportunity of a decent home in locations that reduce the need for travel.

3.8
Planning decisions should be taken in accordance with the Development Plan.  This is key to the delivery of sustainable development. In that context however the Government expects sufficient land to be brought forward, and of a suitable quality in appropriate locations to meet the expected need for housing.  Decisions should take account of issues such as accessibility and sustainable transport needs.   There is 

an over-riding aim to reduce the need to travel and encourage accessible public transport provision.   Proposals for development should aim to promote the more efficient use of land through higher density mixed use development.   They should also seek to enhance as well as protect, biodiversity, natural habitats, the historic environment, and landscape/townscape character.

3.9
Good design and a high quality of development is seen as integral to a sustainable pattern of urban development.  High quality and inclusive design should create well mixed and integrated developments with well planned public spaces that bring people together and provide opportunities for recreation.

3.10
Finally, community involvement is seen as vitally important for planning and achieving sustainable development. Local communities should be given the opportunity to be consulted on individual proposals. Further details about community involvement in planning are set out in the “daughter” document to PPS1:  Community Involvement in Planning.   This encourages developers to under-take pre-application discussions and early community consultation on significant applications, although the approach cannot be prescribed in any Statement of Community Involvement published by the Council.

3.11
As may be appreciated from the subsequent more detailed sections of this assessment and also from the Urban Design Framework (Appendix 1), the proposed development at College Fields will provide for a sustainable form of development consistent with most recent Government policy in the following way:

·        Through the development of a site which is identified and allocated for housing in NSCLP. Whilst a non-statutory document, the NSCLP has been the subject of public consultation at both the Deposit (2001) and Revised Deposit (2003) stages.  The analysis undertaken in the preparation of the NSCLP conducted with due diligence and is a material consideration in the determination of this application. In particular because it sets out the policies and proposals for the provision of new housing in Banbury beyond 2001 to meet the objective for sufficient good quality homes in suitable locations.  The proposal itself has also been the subject of extensive community consultation as detailed in the accompanying Planning Statement. 

·       The development site is accessible by public transport and a network of pedestrian links to and from the existing built-up area of Banbury; in particular nearby local facilities and services, employment areas and the town centre.  New local neighbourhood facilities will meet the immediate day to day needs of the new community and reduce the need for journeys into Banbury.

The new housing areas will provide a variety of new homes at densities ranging between 30 and 48 dph (net).  Provision of 30% affordable homes will be provided in accordance with the Local Authority’s requirements.


The high quality of the design and layout of the proposed development is reflected in the Urban Design Framework.  This has been informed in part by the Community Design Workshop, which provided a series of general design principles for the scheme.



Measures to protect and enhance the natural and historic environment are set out in this Environmental Statement.   Positive and negative impacts are fully documented and mitigation measures are outlined as appropriate.

PPG3 ‘Housing’ (March 2000)

3.12
This guidance has introduced a new approach to planning for housing, which, as a consequence requires the early review of, or alteration to, existing Development Plans.   On that basis the Council commenced a review of the adopted Local Plan in 1999.  (See para. 3.45 below).   In order to promote more sustainable patterns of development, Local Authorities are encouraged to make better use of previously developed land and to focus additional housing on existing towns and cities.  To enable a continuing supply of housing in that context, Local Authorities are asked to :

· Assess the capacity of urban areas, and to maximise the re-use of previously
developed (brownfield) land.

· Adopt a sequential approach to the allocation of land for housing development.

· Manage the release of housing land.

3.13
The guidance includes advice on the identification and allocation of land in Development Plans and on the determination of planning applications for housing.  In respect of the former, Local Authorities are required to follow a search sequence starting with the re-use of previously developed (or brownfield) land and un-used buildings within urban areas (as identified by an urban capacity study), then urban extensions, and finally sites around nodes in good public transport corridors.   (Para. 30 PPG3).  In deciding which sites to allocate, Local Authorities are advised to assess the potential suitability of sites against the following criteria:-

· Availability of previously developed sites.

· The location and accessibility of sites to jobs, shops and services by modes other than the car, and the potential for improving such accessibility.

· The capacity of the existing and potential infrastructure, including public transport, local services and social infrastructure (e.g. schools, hospitals).

· The ability to build communities to support new physical and social infrastructure.

· The physical and environmental constraints of the site.

3.14
There is separate advice on the determination of planning applications which is of particular relevance in the context of this proposal.   In considering applications in the interim period before Development Plans can be reviewed, Local Authorities must have regard to the advice set out in the guidance.   PPG3 is therefore of some relevance to the consideration of this application.   Where proposals for the development of a greenfield site are involved (as in this instance), a decision should be made on the basis of the policies of the PPG.   Comparison should be made with the available previously developed sites, and an assessment made against the criteria set out in para. 31 of the guidance.

3.15
Therefore in accordance with that advice, the application site has been evaluated against the criteria of para. 31 of PPG to assess its suitability for housing development, as follows:


Availability of Previously Developed Sites

3.16
The identification of the site accords with the sequential approach to the provision of housing land set out in paragraph 30 of the guidance.   Based on an assessment of the potential for the existing urban area to accommodate new housing, as set out in the Cherwell Urban Housing Capacity Study 2001, the Council have concluded that, in order to meet the housing requirements for Banbury set out in the Oxfordshire Structure Plan 2011, (see para. 3.36 below) a greenfield site in the form of an urban extension is needed.   The NSCLP identifies Bankside as the preferred urban extension site for Banbury. A review of the Urban Housing Capacity Study has now been undertaken (Urban Housing Potential Study 2005)  and on the basis of these more recent findings the allocations in the NSCLP are still needed  to meet the strategic requirement for new homes. The development of the site also accords with the Housing Delivery Monitoring Report  prepared by the council in May 2005 which looks at the progress made in securing the aims of the Interim Housing Delivery Strategy (January 2005).


Location and Accessibility

3.17
The accessibility of the site is dealt with in some detail in the Sustainability Audit of the proposals which can be seen in the supporting Planning Statement  Advice on convenient walking and cycling distances from the proposed housing to various destinations is set out in the audit and cross reference to this should be made as well as to the plan accompanying the audit. Differing levels of accessibility apply to the two development areas that comprise the overall site. The following is a summary of the audits findings.


a.
Employment
3.18
The southern allocated site (AREA B) is located about 1km and the northern site (AREA A) 1.7km from the offices of Cherwell District Council in Bodicote.  The Tramway Industrial Area is about 3km from AREA B and 1.1km from AREA A. The Town Centre is about 2.7km from AREA B and 1.6km from AREA A. These are accessible by local bus services and within convenient cycling distance.  In addition there is employment at the Horton Hospital on Oxford Road (2.3kmdistant from the southern area and 1.7km from the northern)) and at Sainsbury’s Superstore (1.5km distant from both sites), the latter being within walking distance of the site. The Morrisons Superstore also offers employment opportunities and is some 1.1km from the AREA A.   Some 2,200 sq.m. of employment (office) floorspace will be provided within the development


b.
Shops and Community Facilities

3.19
Within Bodicote there is a grocery store and petrol filling station at the Esso Garage on Oxford Road about 0.6km from the southern AREA B.  A post office, newsagent and tobacconist are located on Molyneux Drive in Bodicote. Local shops are located on Chatsworth Drive, Calthorpe, 1.7km from AREA B but only 0.6km from AREA A.  Land for new shops and local community facilities are incorporated as part of the development.


c.
Education

3.20
The applicants have agreed with Oxfordshire County Council as Education Authority to provide one new primary school within the new neighbourhood.   The school will be constructed during the Plan period, to 2011.  The nearest existing primary school is at the Bishop Loveday CE School situated on White Post Road Bodicote about 1km from the southern AREA B and 1.5km from the northern AREA A.      The nearest secondary school is at Banbury School and North Oxford College, which are about 2.3km from both development areas.


d.
Public Transport

3.21
Local bus services B1 and B2 provide a daily daytime hourly service along Bankside which operate on a loop basis clockwise and anti-clockwise via Easington. Some changes to these services are proposed and may soon be implemented by Oxfordshire County Council The opportunity will exist to divert the B2 service through the site and thereby Also provide a new service for Bodicote ( see Transport Assessment )..   In addition there is an hourly service between Banbury and Oxford along Oxford Road.


e.
Accessibility by modes other than the Car

3.22
The design and layout of the development will provide for enhanced levels of pedestrian and cycle access to facilities within and adjacent to the site and to the route of the diverted local bus services.


f.
Capacity of Existing and Potential Infrastructure

3.23
Elements of social infrastructure are already available in close proximity to the site as noted above.   New community facilities and a new primary school will be provided as part of the development.


g.
Ability to Build Communities

3.24
It is envisaged that the development will accommodate 1070 dwellings and house a population of about 2,600 (Based on Cherwell District Council’s house hold occupancy rate). This will create a sustainable neighbourhood capable of supporting and ensuring the viability of the local shops and community facilities.

3.25
Para. 10 of PPG3 states that one of the more important objectives for housing provision is the creation of mixed and inclusive communities which offer a choice of housing in terms of house types and tenure.   In determining the type and size of additional housing assessments of local housing need should be taken into account.   These assessments should take account of the full range of requirements, including the balance to be struck between market and affordable housing.  Where there is a demonstrable lack of affordable housing Local Plans should include a policy for seeking affordable housing in suitable housing developments, including the identification of suitable sites on which affordable housing is to be provided.

3.26
In line with the relevant policies in the Oxfordshire Structure Plan 2011 and the NSCLP, the proposed development incorporates a provision of 30% affordable homes, as further detailed in para. 3.50 et seq of this statement.

3.27
The development includes a new Community Park, as shown on the Assessment Plan and Concept Masterplan . (Figure 4 & 5).  This will provide a new open space facility available to residents of Banbury as well as those of the new development.   Within the open land south of Bankside, these proposals will incorporate public playing fields, (formal sports provision), which will be conveniently accessible to residents of Cherwell Heights as well as from the new development.


h.
Physical and Environmental Constraints

3.28
The principal physical and environmental constraint to development are the ‘valley’ slopes of the Cherwell Valley. However, the proposed development areas are either  located away from the valley sides,( the southern development AREA B) or are located on the lower land between Bankside and the Oxford Canal ( the northern development AREA A). See also Chapter 5: Landscape & Visual Resources.


 PPG9 ‘Nature Conservation’

3.29
The guidance sets out the Government’s objectives for nature conservation, which are to ensure that planning policies contribute to the conservation of the abundance and diversity of wildlife and its habitats, or minimise the adverse effects on wildlife where a conflict of interest is unavoidable.  The key to the conservation of wildlife is the protection of the habitats on which they depend, in particular the network of Sites of Special Scientific Interest (SSSI’s) and other site designations such as Local Nature Reserves and Sites of Importance for Nature Conservation.

3.30
It is however recognised in the guidance that the natural wildlife heritage is not confined to the designated sites, and may be found throughout the countryside.  The value of such areas should therefore be taken into account in the determination of applications, as well as the designated areas.

3.31
Planning Authorities should not refuse permission if development can proceed subject to conditions that will prevent damaging impacts on habitats and other important physical features.

3.32
There are no SSSI’s or sites which have a local designation within or adjacent to the application site.   However as shown in Schedule 2 following para. 3.62, full account has been taken of the Nature Conservation policies of the NSCLP in formulating the proposals for the site.  Refer to Chapter 6: Ecological Resources.


PPG13 ‘Transport’

3.33
The Government is committed to delivering an integrated transport strategy.   Planning can help reduce the need to travel, reduce the length of journeys and make it easier to access jobs, shopping, leisure facilities and services by public transport, walking and cycling through decisions about the pattern of development and the location of land uses.

3.34
When preparing Development Plans and determining planning applications, Local Authorities should accommodate housing principally within urban areas and plan for an increased intensity of development at locations that are highly accessible by public transport.

3.35
Detailed advice on planning policies for housing are set out in part 2 of the guidance and substantially reflect the principles set out in PPG3 which are outlined above.   Key objectives are to reduce car dependence and to facilitate more walking and cycling as well as improve linkages by public transport between homes, jobs, shops and local services.   The extent to which these objectives are reflected in the development proposals’ as set out in the Sustainability Audit of the site, Concept Masterplan and in the Transport Assessment. (Volume 2, Appendix 12)


PPG16 ‘Archaeology and Planning’

3.36
The guidance sets out the Government’s policy on archaeological remains on land, and how it should be preserved or recorded.   Paragraphs 17 – 30 deal with Planning Applications.   Developers and Local Authorities should take into account archaeological considerations and deal with them from the beginning of the development control process. Applicants are advised to undertake an initial assessment of whether sites are known or likely to contain archaeological remains.   As a consequence of the initial work more detailed desk based evaluation or geophysical survey of a site, may be necessary.

3.37
Where it is indicated that important archaeological remains may exist an archaeological field evaluation should be carried out to define the character and extent of any remains, and the weight that may need to be attached to their preservation.   The results of any assessments and evaluations should form a part of any planning applications where there is good reason to believe there are remains of importance.

3.38
The steps taken and recommendations made are in accordance with the advice set out in PPG16. Refer to Chapter 7: Heritage & Archaeology


PPG17  ‘Planning for Open Space, Sport and Recreation’

3.39
The Government consider that local networks of high quality and well managed and maintained open spaces, sports recreation facilities help create urban environments that are attractive clean and safe.   These facilities it is recognised, can act as a focal point for community activities, particularly where these are easily accessible by walking and cycling.  For the more intensively used facilities there should be access by public transport.

3.40
Assessments of the need for open space, sports and recreation facilities should be undertaken by District Councils. They should also undertake audits of existing provision to identify defects or surpluses of provision which should form the basis of effective local strategies for open space sports and recreation.  They should also inform local standards for the further provision of open space.

3.41
The guidance includes appropriate criteria for the identification of locations for new areas of provision.   Specific mention is made of urban fringe areas.  The countryside around towns is seen as valuable resource for the provision of sport and recreation, and Local Authorities are encouraged to locate facilities in such areas and also the development of areas of managed countryside such as Country Parks. The proposals for College Fields and the specific provision for open space, sport and recreation which include playing pitches, equipped Children’s Play Areas and a Community Park may be seen in those terms and consistent with the Government’s policy approach.

3.42
The provision of areas for open space, sport and recreation in association with proposed new development should be made on the basis of local standards, the adequacy or otherwise of existing provision and secured via planning obligations.

3.43
Cherwell District Council have undertaken an assessment of Recreation Open Space and the findings are referred to in Chapter 4. Provision for sport and recreation is detailed in paragraph 4.33 et seq including reference to the proposed Community Park.

Regional Spatial Strategy for South-East England
3.44
Regional Planning Guidance for the South-East (RPG9) was published in March 2001.  It deals with the scale and location of development throughout the region through to 2016.  On commencement of the Planning and Land Compensation Act 2004, the guidance became the Regional Spatial Strategy for the region (RSS).

3.45
The strategy sets out the main principles that should govern the continuing development of the region.   A key feature of the strategy is the concentration of development in urban areas.  This is reflected in Policy Q1, which advises inter-alia, that Development Plans should ensure that new development in and around urban areas are well designed and consistent with the overall strategy for urban renaissance and sustainable development.

3.46
In so doing, Plans should have regard to the advice in Planning Policy Guidance Note No. 3, Housing, (PPG3) about urban capacity studies and development in the form of extensions to urban areas.  After building on suitable sites within urban areas the next most suitable option is for development to take place on planned extensions to existing urban areas.  The more suitable locations, the strategy advises, are those areas accessible by public transport and where they can utilise existing physical and social infrastructure. Development should be located and designed to make better use of land by encouraging housing developments at densities of between 30 and 50 dwellings per hectare.

3.47
Policy H2 of the RSS states that Development Plans in Oxfordshire should make provision for 2,430 dwellings per annum (net of replacement dwellings) up to 2006 and beyond.  The distribution of the dwellings is to be set out in the Structure Plan.  Within this level of provision a range of dwelling types and sizes should be provided.

3.48
The development proposals at College Fields take the form of an urban extension site to Banbury, accessible by existing and proposed local public transport services and adjacent to the built-up area of the town where there is existing physical and social infrastructure.   The need for an urban extension site of this nature is supported by reference to the search sequence and the Council’s Urban Housing Capacity Study.   (See para. 3.16 above).  The overall average density of housing development will be 35 per hectare, within the range advised in RSS.

3.49
The RSS is to be reviewed over the next two years.   In January 2005 the South-East Regional Assembly published a Draft Consultation Plan for the region. This continues to focus development on the region’s urban areas and to prioritise the use of previously developed land, identified in Urban Capacity Studies, and at sustainable locations.  The overall regional target for housing densities is 40 dwellings per hectare.  The development at College Fields, remains consistent with the emerging review of RSS policies.


Oxfordshire Structure Plan 2011

3.50
The Oxfordshire Structure Plan 2011 was drawn up in the context of Regional Planning Guidance for the South-East (RPG9) published in May 1994.   The strategy of the plan identifies Banbury as one of the four main preferred locations for new development in the County.  The strategy also sought to concentrate development where it can be easily accessible to services, community facilities and public transport, and should be located and designed as far as possible to reduce the need to travel, especially by car, and to encourage the use of walking, cycling and public transport as alternatives to the car (Policy G1).

3.51
Policy H1 makes provision for 3,900 dwellings in Banbury.   Policy H3, reflecting the advice in RPG9 of March 2001, notes that the provision should include a variety of dwellings, according to the character of the site, its locality and local housing requirements.  Policy H4 confirms that affordable dwellings should be provided, in accordance with locally assessed needs, either through Local Plan allocations or through negotiations with developers in determining individual planning applications.

3.52
In so far as the site is concerned, this has been allocated to meet the housing requirements for Banbury set out in Policy H1 of the Structure Plan, and as noted at paragraph 3.16 above, the site has been allocated in the NSCLP having followed the search sequence for sites set out in PPG3 ‘Housing’. A schedule of the polices within the plan relevant to the site are included in Appendix 3.
Oxfordshire Structure Plan 2016

3.53
The review of the County Structure Plan, maintains the broad strategy of the adopted Structure Plan but sets out a level of housing provision which is based on the annual rate for Oxfordshire set out in RPG9, March 2001.   (Now RSS for the South-East).

3.54
The focus for development up to 2016 will continue to be on the existing larger urban areas including Banbury.  Emphasis continues to be placed on the re-use of previously developed land and buildings within the urban areas, before the development of urban extension sites.

3.55
Policy H1 makes provision for 3,700 dwellings at Banbury between 2001 and 2016; a similar rate of provision for the town to that set out in the adopted Structure Plan.   Development should take place at densities of at least 30 dwellings per hectare and up to 50 dwellings per hectare on sites that are or can be well served by public transport.

3.56
Policy H3 seeks a high quality of design for housing developments, reflecting the character of the sites and their surroundings.   A variety of dwelling types and sizes to meet all the needs of the community should be provided.   Where urban extensions are proposed, these should be planned as mixed communities and should provide the facilities and services needed to support them.

3.57
Policy H4 of the deposit plan requires that at least 50% of all new housing in Oxfordshire should be affordable including housing for key workers.   The examining panel (see para. 3.1 b. above) however have advised that the scale of provision should not be incorporated in the policy and that provision on individual sites should relate to an assessment of local need.


Cherwell District Local Plan 1996

3.58
The 1996 Local Plan is now time expired, having a time horizon of 2001 in so far as proposals for housing and other development is concerned.   It was to have been replaced by the Cherwell District Local Plan 2011, which would deal with the allocation of land to meet development requirements up to 2011.   In so far as the proposals for development at College Fields are concerned, the NSCLP is the more relevant plan, since it reflects the provisions of the adopted Oxfordshire Structure Plan 2011, and more recent national guidance on general planning policies housing and transport published since the adoption of the 1996 District Plan.


Non-Statutory Cherwell Local Plan (2011) (NSCLP)

3.59
This is a review of the adopted Local Plan and is based on the policies set out in the adopted Oxfordshire Structure Plan 2011.   Publication of a first deposit plan was preceded by public consultation on a series of issues reports including :

· Banbury Issues. 1999.

· Banbury 2011; Accommodating Necessary Development.
3.60
A First Deposit Plan was published for public consultation in February 2001.  Following consideration of all the representations received, the Council made amendments to the Plan and published a revised Deposit Plan in September 2002.

3.61
In November 2004 the Head of Planning and Development Services reported on the progress with the preparation of the Plan and the programme for its adoption to the Council’s Executive.   In the light of the delays that have occurred in the preparation of the Plan, the impact that this has had on the delivery of new homes in Banbury in accordance with Structure Plan Requirements, and the uncertainty that the Plan may not be adopted before 21st July 2006, when the Regulations concerning the Strategic Environmental Assessment of Plans comes into force, the Executive agreed to discontinue all work necessary to proceed towards the statutory adoption of the Plan. The Executive also resolved to put in place an interim strategy to ensure that housing completion rates increase such that the requirements of the Oxfordshire Structure Plan 2011 are met.

3.62
By reference to the the Oxfordshire Structure Plan 2011 and the NSCLP, the  schedules in Appendix 3 set out the policies relevant to the consideration of the proposals for Bankside (College Fields) . 

4.0
SOCIAL AND ECONOMIC ISSUES


INTRODUCTION

4.1
The development of 1,070 houses on the edge of Banbury will impact on the existing community services and facilities within the adjoining urban area through the planned growth of the local population.  Without the provision of some new or improved facilities the development may run the risk of local services becoming overloaded or inefficient.  Any new or expanded facilities should be provided to meet the new demands as they arise throughout the construction programme for the new development.

4.2
In anticipation of this, the NSCLP indicates in Policy H10 the need for the following service improvements to be provided by the development of the site at College Fields.

· Education and Library facilities commensurate with the need arising from the   development (H.10 iv).
· Social and Recreation facilities to community use including a community centre, a place of worship, sports pitches and play areas. (H.10v)
· The opportunity for appropriate medical facilities to be provided on a commercial    basis. (H.10 vi).
· The opportunity for an appropriate range of shopping facilities including a public     house to be provided on a commercial basis.
4.3
The provision of new facilities within the site and any improvements to existing facilities off site, will not only be of benefit to the residents of the new development but also to the existing community of Banbury.  A greater range of facilities will be available to them and there will be improvements to existing services.

4.4
Although the NSCLP has made certain assumptions about the need for new and improved facilities arising from the new development, the purpose of this Chapter is to assess the existing range of community facilities already available and to then assess the positive and negative impacts on these, taking account of the new services and facilities to be provided on site.


Methodology

4.5
The following bodies were consulted to establish the current levels of local service provision.

· Oxfordshire County Council: Environment and Economy Department,
 Education Department.

· Cherwell District Council Development Services Department;

   Leisure Services Department

· Cherwell Valley Primary Healthcare Trust
4.6
An analysis of the following documents has been undertaken :

· Census Data 2001.  Office for National Statistics

· Small Area Population Forecasts.  Oxfordshire CC

· Oxfordshire Schools Organisation Plan 2004 – 2009

· Banbury Town.  Outdoor Sports, Children’s Play Areas and Other    Residential Open Space Assessment 2001.

4.7
All distances which are referred to in assessing the accessibility of existing services and facilities are measured from the centre of the development area along Oxford Road.


Baseline Conditions

4.8
The proposed development sites falls within two wards of Cherwell District.

· 
Calthorpe Ward Banbury.  The covers the area of the proposed north eastern built development area, (the northern development area),  located adjacent to the Oxford Canal.

· 
Bloxham and Bodicote Ward.  This covers the proposed southern development area to the east of Oxford Road, 

a)
Demographics

4.9
At 2001, the population of the two wards was as shown below in Table. 4.1.  The figure also shows the anticipated growth in population and household numbers to 2011, by which time it is assumed that the development will have been completed.

	4.1 Population and Household Change 2001 - 2011

	
	Population

2001
	Households

2001
	Population

2011
	Households

2011

	Banbury Calthorpe
	5366
	2192
	5637
	2517

	Bloxham and Bodicote
	5860
	2258
	7274
	3073

	Source : Oxfordshire Small Area Population and Household Forecasts 2001 – 2011.  Oxfordshire


4.10
Over the period 2001 – 2011 the two wards show a growth of 1140 households, the majority of which will be from the College Fields development.  This is based on the NSCLP allocation for 950 dwellings.

b)
Education Facilities

4.11
There are five schools within the adjacent built-up area of Banbury.  The capacity of these schools and the forecast of surplus or insufficiency of capacity at 2005 and 2011, as set out in the Oxfordshire Schools Organisation Plan, is shown in Table.4.2 below.

	4.2 Primary and Secondary Schools and Further Education Establishments


 South Banbury

	
	Capacity
	2005

Surplus
	2011

Surplus

	Primary 

Bishop Loveday CE Primary, Bodicote.

The Grange School, Avocet Way, Banbury.

St. Joseph’s Catholic Primary, Avocet Way, Banbury

Secondary 

Banbury School, Ruskin Road.

Blessed George Napier Catholic School, Addison Road

Further Education

North Oxfordshire College, Broughton Road, Banbury
	336

226

228

1824

788

N/A
	-17

-38

-16

171

16

N/A
	-12

--26

--33

47

- 26

N/A


4.12
The Bishops Loveday Primary School is located in Bodicote about 1.0 km from the southern development area.  The Grange and St. Joseph’s Primary Schools are about 1.7km from the southern development AREA B  but closer to the northern AREA Aa ( 0.7km).

4.13
Each of the Primary Schools are forecast to have no space capacity to accommodate additional pupils beyond the growth in primary age children from within the existing population of Banbury and Bodicote, and taking account of sites which already have permission for housing in the relevant areas of the town.

4.14
Banbury School and the Blessed George Napier Catholic School provide secondary education.  They are located on adjoining sites about 2.3 km from the southern development AREA B.  The Banbury School is forecast to have some spare capacity to accommodate further pupils beyond the growth already forecast on the same basis as the assessment for Primary Schools.

c.
Community Facilities

4.15
There are two Community Halls within the adjacent built-up areas of Bodicote and Banbury :

· 
Bodicote Village Hall on White Post Road (0.7 km)

· 
Chasewell Community Centre, Avocet Way, Cherwell Heights (1.1km)

4.16
Banbury Rugby Club – Bannatyne Health Club, on Oxford Road (Bodicote Park) to the south of the development has function rooms available for hire as well as offering membership of the Rugby Club on a playing and social basis.

d.
Sport and Recreation

4.17
There are public recreation grounds at White Post Road, Bodicote, (1km from the southern AREA B) Whimbrell Way Calthorpe (1.3 km) and along Bankside and the Oxford Canal at Bankside Park adjacent to the proposed north eastern built development: (AREA A)

4.18
Adjacent to the recreation ground on White Post Road is the grounds of Banbury Cricket Club.

4.19
Banbury has two sport/leisure centres at Spiceball Park (to the north of the Town Centre about 3.5 km) and at Woodgreen, Woodgreen Avenue (off Park Road; west of the Town Centre about 3.3 km).  The Spiceball Park Centre includes a 25m swimming pool and indoor sports hall offering a wide range of activities.  A number of clubs meet at the centre.  The Woodgreen Centre has a main hall and meeting hall, and the centre also acts as the base for a number of sports and leisure clubs,

4.20
The Cherwell Recreational Open Space Assessment (May 2001) concluded that in Banbury there was a shortfall in the order of 6 (six) full sized sports pitches, which could rise to 8 (eight) by 2011.

e.
Medical Facilities

4.21
The nearest general practice surgery is at Hightown Gardens in Calthorpe.  This is about 2.1km from the southern AREA B. 

4.22
A Dental Practice is located off Chatsworth Drive in Calthorpe, about 1.7 km from the southern AREA B, but only 0.7km from the northern AREA A.

f.
Retail

4.23
Local shops are located on Chatsworth Drive, Calthorpe (Co-operative Store) ,1.7kmm from the southern AREA B,  but closer to the northern AREA A ;0.7km.

4.24
There is a Sainsbury Superstore on Oxford Road 1.8 km distant from the southern AREA B. The northern AREA A is about 1.1km from the Morrisons Superstore

4.25
A wide range of shops are available in Banbury Town Centre including more specialist retailers.

g.
 Employment

4.26
The nearest employment centres are at the offices of Cherwell Council in Bodicote (1km) from the southern AREA B and at the Tramway Industrial Estate about 1.1km from the northern AREA A.  


Impact on Existing Facilities and Services 


Education

4.27
The County Education Department estimate that the development of 1070 new dwellings will give rise to 267 additional primary school pupils.  Each of the nearest primary schools could not jointly or severally accept the pupil numbers generated by the development.

4.28
Within AREA B there will be a site of 2.09 ha for a new Primary School and associated playing fields.  This will accommodate the demand generated by the proposed development.  It would also provide some places to accommodate the forecast levels of demand which exceed capacity at the adjoining schools.

4.29
214 additional secondary school pupil are estimated to be generated by the development.  These will be accommodated at Banbury School where there is some forecast spare capacity; 171 at 2005 and 47 at 2011.  The education authority propose to consider changes to the catchment areas for secondary schools in the town in order to accommodate the anticipated growth in pupil numbers at the Banbury School.This can be achieved by re-directing some pupils within Banbury to the Drayton Secondary School which at 2005 is forecast to have 616 surplus spaces and 601 surplus spaces at 2011 under current management.

4.30
It is anticipated that the full impact on the development on the local schools can be mitigated by the provision of a new Primary School on site and the reorganisation of secondary school catchment boundaries. In addtion land for a Childrens Nursery will be provided within AREA B, close to the Primary School.


Community Facilities

4.31
The existing nearby community facilities at Bodicote and at Cherwell Heights are unlikely in terms of their size and location to be considered appropriate to meet the likely demands arising from the population growth of the new development at College Fields.   In line with Policy H.10 (v) provision will be made for land for a Community Hall-Place of Worship within the AREA B.  The facility will be available for use by existing residents in southern Banbury where there is only one Community Hall available to serve residents in the Easington and Calthorpe Wards.  

4.32
The growth in population from the development will not therefore place additional demands on the limited Community Hall spaces available in southern Banbury and Bodicote.


Sports and Recreation

4.33
Based on Cherwell District Councils occupancy rate of 2.43 per household, 1070 dwellings will generate a population of about 2,650.

4.34
Policy R8 of the NSCLP requires that all new housing developments should make provision for 2.43 ha of public outdoor recreational playing space per 1,000 persons.  This provision may be broken down into 0.8 ha per 1,000 of children’s playing space and 1.6 ha per 1,000 of outdoor formal sports provision.

4.35
The development will incorporate facilities to meet this requirement.  Equipped Areas of Play and informal play space will be included.

4.36
Outdoor formal sports provision will extend to 4.29 ha, and will be in the form of unlit grass pitches located on the land south of Bankside, to the north of the proposed southern development area (AREA B).

4.37
The NSCLP allocates land to the south of College Fields and to the north of Banbury Rugby Club to provide additional formal sports provision to redress the shortfall in southern Banbury as referred to in paras. 7.6 and 7.7 of the Plan.  This proposal does not however form part of the application, and is outside the application site.

4.38
Additional provision to meet the assessed shortfall in Banbury, which the Cherwell Recreational Open Space Assessment refers to, will be met in part by pitches planned as part of the Hanwell Fields development to the north of the town , the introduction of community uses at the playing fields of Blessed George Napier School and the proposals adjacent to Bodicote Park.

4.39
A particular feature of the proposed development will be the creation of a new Community Park within the valley slopes, between the two built development areas.  This will be primarily for informal recreation.  This will be a substantial area of public open space, accessible to all residents of Banbury.

4.40
Land for a new canal basin will be provided.  This will provide moorings for canal users which will in turn enhance the recreational value of the canal.

4.41
The development proposals incorporate the provision of significant areas of open space to meet the requirements generated by the growth in population from the new housing.  The will fully mitigate any adverse impact on existing outdoor sport and recreation facilities in nearby Bodicote and southern Banbury and enhance open space provision within the area.


Medical Facilities

4.42
The Cherwell Vale Primary Healthcare Trust advise that the Hightown Surgery is operating at or near capacity. However they do not consider that the population generated by the application proposals will support a new local practice and would at this juncture seek to expand the facilities available at the Hightown Surgery. A site however is identified within AREA B to allow for any changes to the anticipated forecasts of growth in the local population and it’s characteristics.

4.43 
Access to Dental Surgeries is subject to the policies operated by each individual practice.  The development proposals will not however preclude a new dental surgery being established.

4.44
The proposed development will facilitate the expansion and enhancement of existing primary healthcare services in the town, to the benefit of the new and existing population.


Retail

4.45
Provision is to be made for the provision of a local General Store, and additional retail units to meet day to day shopping requirements.  This would supplement existing provision and would primarily attract College Fields residents. The Retail elements will be provided for within the southern development area. Local shops at Chatsworth Drive and the Morrisons Store (Swan Close Road) are accessible to the northern AREA A.


Employment

4.46
Within the development some 2.200 sq.m of employment floorspace (B1 uses only) will be incorporated.  It is envisaged that this will provide for about 200 additional jobs, and will be located within AREA B.

4.47
Other employment opportunities will be available within the retail proposals as part of the Public House, the Primary School and at the new local primary healthcare facilities.

4.48
Construction of the site itself will also generate employment over the period of development programme to 2011.  It is anticipated this will attract local tradesmen and building related business from within Banbury and surrounding area.

4.49
College Fields will be accessible to other employment opportunities in Banbury – particularly at the Horton Hospital on Oxford Road, at Cherwell District Council’s headquarters, and at the Tramway Estate.

5.0
LANDSCAPE AND VISUAL ISSUES


INTRODUCTION / METHODOLOGY

5.1
A Landscape and Visual Impact Assessment of the proposed scheme has been conducted encompassing the “Guidelines for Landscape and Visual Impact Assessment” (GLVIA) published by the Landscape Institute and the Institute of Environmental Management and Assessment 2002, and Landscape Character Assessment ‘Guidance for England and Scotland’ (LCA) published by the Countryside Agency and Scottish National Heritage 2002.  The assessment methodology used is outlined in Appendix 5.A


PLANNING POLICY

5.2
In preparing the development proposals and the Environmental Statement, the planning policy framework has been considered in relation to landscape and visual matters.  This section provides a summarised review extracting key issues.  For this proposed development, the planning policy framework is provided principally by: -

· National Planning Guidance (PPG- PPS)
· Regional Planning Guidance (RPG-RSS)
· Oxfordshire Structure Plan
· NSCLP

 National Guidance

5.3
Planning Policy Statement 1: Delivering Sustainable Development (2005), sets out the governments policies on land use and also the delivery of sustainable development through the planning system. It emphasises a commitment to creating sustainable development and sustainable communities, following the principles established within ‘Sustainable Communities’ –building for the future (ODPM 2003).

5.4
Paragraphs on the Protection and Enhancement of the Environment state that planning policies should;

 
Seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as a whole.
In Delivering Sustainable Development it continues stating that development plans should seek to;

· Enhance as well as protect biodiversity, natural habitats, the historic environment and landscape and townscape character.
5.5
Design of developments should:

· Be integrated into the existing urban form and the natural and built environments; and
· Consider the direct and indirect impacts on the natural environment.
5.6
Sustainable development and conservation of the environment is further outlined in Planning Policy Statement PPS7 Sustainable Development in Rural Areas (2004).  In summary the Government’s principal objectives, are :-

·   good quality, sustainable development that respects and, where possible enhances local distinctiveness and the intrinsic qualities of the countryside; and continued protection of the open countryside for the benefit of all 
5.7
Paragraph 26: Countryside Around Urban Areas, states that Local Authorities should aim to secure environmental improvements and maximise beneficial uses for this land. This could include;-

· Improvement of public access (e.g. through support for Country Parks and Community forests) and facilitating the provision of appropriate sport and recreational facilities.

5.8               PPS7 advocates the use of Landscape Character Assessments to provide protection for valued local landscapes, without the need for rigid local designations, which may restrict sustainable development. Indeed Local authorities are expected to 

·  Rigorously consider the justification for retaining local landscape designations. They should ensure that such designations are base on a formal and robust assessment of the qualities of landscape concerned.

5.9             PPG3 - Housing, emphasises a need for good design in order to create attractive high quality environments, and for a ‘greening’ of residential developments within actual development areas ;

· Landscaping should be an integral part of new development and opportunities should be taken for the retention of existing trees and shrubs, for new planting. (Paragraph 52).
In designing for urban quality, Paragraph 56 outlines that:-

· Considerations of design and layout must be informed by the wider context, having regard not just for any immediate neighbouring buildings but the townscape and landscape of the wider locality.

Regional Planning Guidance 

5.10        Regional Planning Guidance for the South –East (RPG 9-2001) became the Regional Spatial Strategy for the region in 2004. An objective of the Strategy is to ensure well- designed sustainable communities in and adjacent to existing urban areas. 

5.11
An objective is that:-

· There should be continued protection and enhancement of the Region’s biodiversity, internationally and nationally important nature conservation areas, and enhancement of its landscape and built and historic heritage.

5.12           
Policy Q2 seeks to raise the quality of development, asserting that Development Plans should seek to :-

·  Maximise the positive contribution which trees, other planting and open spaces can make to urban areas in terms of their recreational, nature conservation and wider environmental and social benefits. And in addition:- 

· …maximise the essential contribution which open spaces, green corridors and trees can make to urban and rural areas in terms of their benefits for wildlife habitats, recreational and cultural value and wider environmental and social benefits.


Oxfordshire Structure Plan 2011 

5.13
The review of the County Structure plan 2016, reaffirms the broad strategy of the adopted Structure plan. The overall strategy is to provide a sustainable planning framework for housing and economic development.  The plan identifies Banbury, Bicester, Didcot and Witney as the preferred locations for new development.

5.14
General Policy G2 states that all development should;

· Be of a scale and type appropriate to the site and its surroundings;

· Incorporate a high quality of layout, design and landscaping; 
5.15
In conserving and enhancing the environment, Policy EN2 outlines that environmental measures should be sought which;

· Minimise the adverse effects of development proposals; and

· To maintain and enhance the landscape and the quality of the built environment

Non – Statutory - Cherwell District Local Plan 2011 (NSCLP)

5.16
Paragraph 3.12 of the NSCLP states there are restricted opportunities for new housing on previously developed land, with a quantum of greenfield land required to conform with the Structure Plan requirements.  

5.17
As such land at College Fields, off Bankside is allocated as a ‘Banbury Urban Extension’, to assist in conforming with the Structure Plan.  

5.18
Policy H10 deals specifically with the Bankside (College Fields) proposal.  Particular requirements in terms of landscape objectives are:- 

· Incorporate structural planting and landscape proposals to mitigate the visual impact of the development.

· Incorporate canal-side facilities to safeguard and enhance the amenities of the canal as a major recreational corridor.
· Provide high quality imaginative development that is locally distinctive in its form, materials and architecture.


· Incorporate a public park on the valley slope in the location indicated on the proposals map

· Ensure the protection of the amenity, ecology and water resources of the Cherwell Valley.

5.19
Development constraints and opportunities are identified in the supporting text. Paragraph 3.66 outlines that the;

· The valley slope is unsuitable for development due to its prominence.  Development should not be visible over the shoulder of the valley and landscape mitigation measures will be required to soften the impact of development particularly from the northeast and southeast. The creation of a public park on the most prominent part of the valley slopes will be sought… It will create a focus for the development, linking the canal-side development to that on the plateau, and it will make the canal and the Cherwell Valley generally more accessible to residents. The park is therefore required to facilitate the integration of the development into the existing urban fabric.

5.20
Paragraph 3.69; 

· The layout and design of the neighbourhood will be locally distinctive, specifically reflecting the character and appearance of Banbury. High design quality of buildings and public spaces will be expected. Existing hedgerows should be retained and supplemented by additional structure planting.
5.21        Indeed Policy R2: Open Space identifies the Country Park (Community Park) as forming part of a network of open spaces across Banbury, centred on the River Cherwell and Oxford Canal. 

5.22        The NSCLP sets out a series of policies, which seek to implement the environmental objectives set at Regional and Structure Plan level. These can be summarised as follows;

5.23
Policy EN22: The importance of nature conservation value within new developments;-  

· Development proposals will be expected to incorporate features of Nature Conservation significance within the site.  Features of value should be retained and enhanced wherever possible.
5.24
Policy EN34: conservation and enhancement of the districts landscape. 

· The Council will seek to conserve and enhance the character and appearance of the landscape through the control of development. Proposals will not be permitted if they would;-

· Cause undue visual intrusion into the open countryside;

· Cause undue harm to important natural landscape features and topography;

· Be inconsistent with local character;

· Harm the setting of settlement, buildings, structures or other landmark features;

· Harm the historic value of the landscape.

5.25
Policy EN35 reinforces this by supporting the retention of features important to landscape character and or ecological, historic or amenity value, such as woodland, trees, hedgerows and ponds.

5.26
Policy EN36 promotes landscape enhancement, identifying an opportunity for restoration, management and enhancement of the landscape by the appropriate planting of woodlands, trees and hedgerows. This is particularly important in urban fringe locations. Paragraph 9.73 states:

· Where new development is proposed in this Plan, which will extend the built up limits of a town, the council will seek, where appropriate, enhancement of existing hedgerows and woodlands and new areas of woodland planting and hedgerows to be implemented as part of the development to ensure the satisfactory transition between town and country.
5.27
EN37: Tree, Hedges and Landscaping promotes countryside management projects where: -

· All important trees, woodland and hedgerows are retained;
· The ecological value of the site will be enhanced; and
· New tree and hedgerow planting using species native to the area and of local provenance is encouraged and subsequently managed.
5.28
A series of key objectives are identified within Chapter 10 – Urban Design and The Built Environment. In relation to Banbury the principal aims are to;

· Ensure new development protects the strong local distinctiveness.

· Revitalise and enhance the river and canal corridor.

· Create new linkages and improve permeability.

5.29 
Policy D1 outlines that development should demonstrate local distinctiveness in terms of built development and landscape.  This is further supported by Policy D3, where development should;

· Respect the site’s landform and natural features

· Are well integrated into the landscape setting

· Reflect the traditional pattern of the arrangement of street blocks, plots and their buildings and spaces. 

· Relate well to the local palette of building and surfacing material

· Respect the scale, proportion, massing and height of adjoining buildings and the streetscene.

5.30
Policy D10 refers to development along the Oxford Canal, which should respect and enhance the character, natural environment and nature conservation value of the canal corridor. Whilst D11 relates to the protection of views, stating that in summary buildings will not be permitted whose height and appearance mar views within the Cherwell Valley.


Paragraph 10.80 concludes:

· New development visible from the M40, including junctions, and the rail lines will be expected to enhance the prospect of the district.
Summary

5.31
All of the relevant policies and guidance at a national, regional and local context have been carefully examined and addressed by the development proposals. All landscape and visual issues have been well considered, cross-referenced and evaluated during survey and assessment.


       BASELINE LANDSCAPE CONTEXT

National Context

5.32
The site lies within The Northamptonshire Uplands Character Area of England (No.  95) as described by the Countryside Agency’s Countryside Character Volume 4: East Midlands.  

5.33
This is identified as a large area of long ranging clay hills extending from the Cotswold and Cherwell valley in the southwest, to the Leicestershire Vales in the north. Overall characteristics of this area include;

· Rounded, undulating hills with many long, low ridgelines.

· Abundant and prominent ridge and furrow with frequent deserted and shrunken settlements.

· There is some residential development within the main settlements that is out of character, particularly in the large settlements to the south of Banbury.

5.38
The landscape strategy and key guidelines are in summary; to conserve and enhance the landscape character of the hedgerow network, and enhance tree cover through small scale woodland planting. 

5.39
The eastern part of the site towards the Oxford Canal falls within the ‘Farmland Slopes and Valley Sides’, which is defined as a landscape type with prominent slopes and valley sides of pasture and arable land. The area covers the steeper valley side of the Upper River Cherwell Valley.  Long distant views across the valley are characteristic. 

Local Context 

5.40
Cherwell District Councils: ‘District Landscape Assessment’ (1995) identifies the site within the broad rolling slopes of the ‘Cherwell Valley Character Area’ .In summary this is identified as;

· Rolling valley sides with open fields enclose tranquil watermeadows.  Settlements are served by roads running along the higher ground, the villages sitting just below the brow of the valley sides facing one another.

· River crossings are limited and the canal and its towpath are the only means of access too much of the valley floor, which is isolated and peaceful.

· The prevailing rolling arable landscape with weak field pattern is more open and unstructured, with long views across the valley.  

· The landscape to the east of Banbury is dominated by spreading urban fringes…  Development will result in a tightening up of the urban edge, with a more definite transition between urban and rural areas.

5.41
The assessment provided the background context for the Countryside Design Summary (1998), adopted by the Council as Supplementary Planning Guidance.

5.42
Landscape Character of the Cherwell Valley is described in brief as;

· A loose patchwork of fields remains with strong field patterns concentrated on steeply undulating land and close to villages. These fields are bounded by mixed thorn hedgerows many of which contain oak trees. Wet pasture on the valley floor gives way to arable farmland on the valley slopes and upland areas.

· The Cherwell valley offers extensive views across its rolling slopes from both sides, with those in the north being more distant and remote.

 5.43
The following are identified for  ‘Implications for New Development’;

· Trees, hedgerows and other features, which are important for their wildlife or landscape value, should be retained. In most cases new planting would assist the integration of new buildings in their landscape setting.

· New development should reflect the landscape setting of villages, by not encroaching beyond any topographical, visual or environmental limits e.g. beyond the valley slope onto the brow of the hill, or undermining important gaps between neighbouring villages. 

 5.44
The Landscape Assessment identifies four strategies for landscape ‘intervention’, in term of restoring or creating new landscapes.  The majority of the site, on the upper valley slopes, is defined as a ‘Restoration landscape’. This is an area where some remnants of former character remain, but typically it exhibits a degraded character and structure, often through intensive agriculture, resulting in loss of hedgerow and woodland structure. The report concludes that:

· Potentially these landscapes have a greater capacity to accommodate positive change because their former character has already been so substantially weakened.  Positive intervention should concentrate on strengthening the landscape framework in order to improve landscape quality and create a stronger sense of place.

5.45
The following landscape intervention measures are encouraged;

· Replanting of hedgerows and hedgerow trees where these have been removed should be encouraged, together with gapping up and improved maintenance of weakening hedges.

· Existing development should be contained within a strong distinctive landscape framework. There is considerable scope for tightening the landscape structure along road corridors and around the urban fringes.

· New development should be integrated with a strong landscape which should be based on features found within the relevant character area, and should respect long views over open countryside. 
 Site Features and Condition (Appendix 5, Figure 1)

5.46
The site represents an intensively managed agricultural landscape, characterised by a regular, predominantly large field pattern, segregated by low -cropped hedgerows.  Absent and fragmented hedgerows occur, although some hedgerows include semi mature /mature hedgerow trees.  Arable production has eroded much of the river valley character and diversity that once existed. A general absence of landscape features has also resulted in a limited wildlife resource. 

5.47
A large proportion of the site lies on a generally featureless plateau, above the Cherwell Valley to the west. Its immediate character is influenced by Banbury’s existing residential edge along the Oxford Road and specifically the residential area of the Cherwell Heights estate. Due to the fragmented and low cropped hedgerow structure, an abrupt urban edge results. The Cherwell Heights distributor road (Bankside) and housing, noticeably spills down beyond the plateau onto the valley slopes to the east. The valley slopes are identified in Appendix 5, Figure 1 and are shown as the land proposed for the Country Park (Community Park) on the NCSLP Proposals Map (Figure 6).
5.48
The slopes are characterised by an increase in tree and hedgerow cover, with small pockets of woodland, and a typically good hedgerow structure. The slopes roll down to the flatter land of the Cherwell Valley floor, with the Oxford Canal and beyond the River Cherwell, forming important landscape features.  

5.49
The Oxford -Birmingham railway line and embanked M40 motorway dissect the valley. The M40 and Banbury’s Industrial Area form prominent visual features within the valley landscape. 

5.50
Canal Lane (Public Bridleway) crosses the site providing a link from the Oxford Road to the Oxford Canal. This forms part of the Banbury Fringe Circular Walk, which connects with the Oxford Canal Walk and the Jurassic Way Recreational Path.

5.51
The centre of the village of Bodicote lies immediately to the west of the Oxford Road, whilst some 1.0 km to the south is the settlement village of Twyford (Adderbury).

LANDSCAPE CHARACTER & VISUAL CONTEXT

5.52
In order to inform the emerging masterplan process and the subsequent development, it is important to understand distinct and recognisable patterns arising from the interaction of geology, landform, soils, vegetation, land use and settlement influences, which all combine to generate a particular sense of place.  The historic evolution and current landscape condition can contribute further to the sensitivity of a landscape resource. 

5.53
An appraisal of visual resources has been undertaken in parallel with the analysis of landscape character, identifying what is considered as the visual envelope of the site, together with key viewpoints, which represent prominent vantage points for receptors that view the development proposals. 


Landform (Appendix 5, Figure 2)

5.54
The western part of the site lies on the upper plateau west of the Cherwell Valley floor, between 115 and -120m AOD. Banbury itself lies on this plateau, with a local high point at Crouch Hill (165m), on the southwestern edge of the town. Eastward, the plateau gently descends forming the valley slopes, before falling to the Cherwell Valley floor at 80-85m.

5.55
The River Cherwell creates a relatively broad valley north – south through the landscape. Tributaries form a series of more shallow valleys and rises, establishing a gently rolling landscape to the west of Bodicote. South of Bodicote the landform falls to the narrow valley of Sor Brook at 90-95m, before rising southward to a plateau at Bloxham at 115m.  Hobb Hill (166m) rises on the western edge of Broxham, some 4.4km west of the site.

5.56
East of the valley the topography slowly rises with settlements at Kings Sutton (95m) to the southwest, and Overthorpe (135m) and Lower Middleton Cheney (130-135m), some 2.8km to the north of the site.

Landscape Character and Sensitivity (Appendix 5, Figure 3)

5.57
A detailed site survey has been carried out to identify local landscape character areas, together with their sensitivity and capacity to accommodate change. The results of this assessment can be summarised as follows;


Character Area 1: Bankside Plateau

5.58
The area is defined principally by the upper plateau landscape above the Cherwell. The area is located between the urban edge of Banbury at Bankside and settlement of Twyford (Adderbury) in the south.  Its eastern fringes are defined by the descending valley slopes of the Cherwell Valley. 

5.59
Land use is primarily intensive arable production. Urban fringe uses influence the landscape. These are the Oxford Road: to include car showroom, Petrol Station, residential properties, Bannatyne Health Club –Banbury Rugby Club and associated sports pitches. Bankside distributor road creates an exposed urban edge to the north.

5.60
The field structure is predominantly large scale in pattern, generally defined by low-cropped hedgerows with intermittent hedgerow trees. Some absent and fragmented hedgerows occur. Individual farmsteads are located to the south at College Farm, Cotefield Farm and Manor Farm.


5.61
In addition to Canal Lane (Public Bridleway), a public footpath extends eastward from College Farm to the Oxford Canal.

5.61
Overall Landscape sensitivity is assessed as being low.

Character Area 2:  Valley Slopes

5.62
This areas character relates more to the characteristics of Cherwell Valley character area (Area 3), than that of the Bankside plateau. It represents the gently descending valley slopes, which form the transition from the higher plateau to the valley floor. The area affords extensive cross-valley views over the Cherwell Valley.

5.63
Land use is agricultural, with the field pattern defined by hedgerows, generally with good structure including semi mature/mature trees. This is particularly evident along Canal Lane bridleway. Small clumps of woodland occur on the lower slopes:  to the north of Manor Farm and around Sandhill Farm.  The embanked M40 motorway cuts through the edge of the slopes to the south, near Manor Farm. This, and large industrial units along Banbury’s eastern edge form distinctive intrusive features within the landscape. 

5.64
To the north, the residential area of Cherwell Heights spills over the plateau, onto the valley slopes.  It is widely visible as a result from the valley bottom. Overall landscape sensitivity is assessed as low medium.

Character Area 3:  Cherwell Valley Floor

5.65
The area represents the broad flat river bottom and associated valley landscape, which lies to the east of Banbury.  It is a generally open landscape bounded both to its east and west by the gently rising valley slopes. 

5.66
Landscape features include the Oxford Canal, which broadly follows the course of River Cherwell.  Two swingbridges are located on the Canal, which are Grade II Listed.  An intrusive feature dissecting the valley is the embanked M40 motorway, which crosses both the River and Canal.

5.67
The M40 (Junction 11) and Grimsbury Industrial Estate lie to the north. Recent large-scale industrial units are prominent urban features in the landscape east of Banbury. 

5.68
Tributaries are found to the east of the Cherwell, with Farthinghoe Stream and valley entering the Cherwell Valley from the northeast. Rising land occurs to the west with the settlements of Warkworth and Overthorpe on the ridge some 1.8km north east of the site.

5.69
Land use is typically agricultural with a more irregular field pattern of arable production and pasture. In general the valley has greater tree cover than surrounding landscape, although still limited. Scattered woodland plantations occur, notably adjacent to the Canal and to the south west of Overthorpe. Further tree cover is located along the Cherwell and the railway line, whilst relatively recent planting occurs on the motorway embankment.

5.70
The Jurassic Way recreational path crosses the valley landscape, from the Oxford Canal to the higher valley slopes at Warkworth. A further right of way skirts the M40 and a disused railway line to the north. 

5.71
Overall landscape sensitivity is assessed as low medium, with higher sensitivity (medium) attributed to the more diverse character of the undulating river and canal corridors.  Sensitivity is however reduced to low in proximity to the M40 corridor and Banbury’s Industrial Area.


Character Area 4:  Sor Vale & Rises

5.72
This is a broad predominantly rural landscape defined by the Sor Brook, which creates an attractive steeply sided and relatively confined narrow valley, south of Bodicote. The area is characterised by a more intimate valley landscape. 

5.73
The gentler slopes are under arable cultivation, with the steeper smaller fields generally utilised for pasture.  Typically flatter land occurs to the south of Bloxham Grove Road, forming a plateau at Wayhouse Farm, before descending again towards the village of Adderbury in the south.  

5.74
The field pattern is defined by hedgerows and hedgerow trees of varying quality, with pockets of woodland cover at Bloxham Grove, Bodicote Mill House and along the brook itself.   Scattered farmsteads and properties occur to include Upper Grove Mill, Bodicote Mil House and Windmill Hill Farm.  

5.75
Numerous public rights of way traverse the landscape, typically connecting Adderbury and the valley farmsteads to Bodicote and Banbury in the north.  

5.76
Adderbury itself is largely introverted, enclosed by rising land above the Sor to the north and woodland planting at East Adderbury.  The adjacent built area of Twyford faces Adderbury on the rising slopes above the Sor.  

5.77
Overall landscape sensitivity is assessed as medium to high.

Character Area 5:  Wykham Farmland

5.78
This area is located on the largely flatter agricultural land, above the Sor Valley. It is bound to the north by the existing southern residential edge of Banbury at Easington.  The area is influenced by urban fringe uses located on the edges of Bodicote and Easington, with allotment gardens, horse paddocks and sports grounds.  However, these are well contained within in the broader landscape.  

5.79
Medium-large scale arable fields are typically defined by low-cropped hedgerows with occasional hedgerow trees.  Historic Parkland vegetation occurs to the north of Wykham Park, and Wykham Lane itself is an attractive rural route.  

5.80
Public rights of way cross the area, extending southward from the historic Salt Way Track (Public Bridleway), towards the Sor Valley.    Salt Way forms an important landscape heritage feature. It currently successfully defines the urban edge of Banbury.

5.81
Landscape sensitivity is assessed as medium. 


Character Area 6:
Banbury 

5.82
The area is defined by the urban extents of Banbury and its immediate fringes, which includes ribbon development along the Oxford Road and settlement to the south at Bodicote.  Typically, the southern areas of Banbury are largely characterised by nondescript suburban development. This includes the residential area of Cherwell Heights. 

5.83
Banbury’s eastern and northeastern fringes close to the transport corridors of the M40 and railway are characterised by a mix of residential and industrial use. Grimsbury Industrial Estate lies within the valley.  

5.84
Immediate open views are afforded across the lower lying areas of the Cherwell Valley form the edges of the Character Area.  However, the majority of the town is largely introverted in character and contained by local topographic variations.  

5.85
Despite being part of the overall urban fabric, Bodicote’s historic core, (which lies on the western side of the settlement) has retained a distinctive ‘village’ character that sets it apart from the residential expansion along the Oxford Road.  There is indeed a strong sense of place resulting from the attractive arrangement of spaces and vernacular buildings. This results in a high sensitivity and is acknowledged by its designation as a conservation area. 

5.86
Sensitivity within the area is dependant on its context, but overall is assessed as medium.


Character Area 7:
Cheney-Sutton Uplands

5.87
This is a large area defined by the valley slopes and upper landscape, which rise above the Cherwell and Farthinghoe Valleys, to the north and east.  It forms an undulating, predominantly undisturbed rural landscape of agricultural land and farmsteads.  Settlement occurs on the rising slopes at Kings Sutton, and at the ridges at Overthorpe and Warkworth. The larger village of Lower Middleton Cheney lies beyond, further north.  

5.88
Individual farms and properties include Sutton Lodge Farm, Burton Farm, and Middleton Lodge Farm.  

5.89
Hedgerows are of varying quality, with a large-scale field pattern on the upper flatter landscape north of Kings Sutton. Pockets of scattered woodland occurs, specifically north and east of Kings Sutton at Cobbler’s Pits Spinney and Rowdon Plantation. 

5.90
A number of public rights of way cross the area, north of Kings Sutton, and in the vicinity of Overthorpe.

5.91
Landscape sensitivity is assessed as medium. 

Visual Resources

5.92
Despite the somewhat fragmented landscape and urbanising influence of the M40 (and Banbury's recent eastward expansion towards Junction 11 at Grimsbury) the bulk of the Cherwell Valley east of the town remains predominantly rural in its character.  

5.93
It has long been recognised that the landscape character and visual integrity of the Cherwell Valley is worthy of protection and enhancement.  In particular, the eastern rising flanks of the valley are attractive in their own right, and provide panoramic views across the open valley where public access exists. 

5.94
Any proposal for new development should fully respect the valley slopes of the Cherwell Valley and be designed to create an appropriate graduated transition between a new urban environment, and an enhanced river valley landscape character area.  

5.96
These concerns have already been recognised in the NSCLP, specifically Paragraph 3.66 of Policy H10. In addition the sensitivity of the valley slopes is acknowledged in the 1991 Banbury Local Plan Review. It prepared a preliminary comparative assessment of alternative development growth options which stated:-

“It is imperative that development is not allowed to spill down the sides of the valley thereby compounding & accentuating the urban sprawl visible to the west when approaching Banbury by motorway and by rail from the south east.”
5.97
It has been an essential part of the iterative design process, to avoid built development visually intruding onto the slopes and repeating the "Cherwell Heights" effect.  In this instance, insufficient consideration was paid to the rural interface; with residential areas encroaching upon the visually prominent and sensitive break of slope.  The building form and elevation style, is itself visually intrusive. The western built development area (AREA B) has been designed to be located on the plateau area, avoiding the break of slope.

5.98
A detailed site analysis of the interaction of the sites landform and vegetation has been prepared to inform the masterplan process and to ensure that the objectives set out above are effectively met.  


5.99
To summarise this process, a series of representative photo panoramas has been prepared. These illustrate the visual character and context of the site.  Both summer and winter shots are included.  (Appendix 5, Figures 4-7). 

· View One demonstrates the visual separation between the plateau and the Cherwell Valley.   From the public footpath adjacent to Banbury Rugby Club, the valley is completely obscured.  Only the distant higher land east of the valley at Warkworth is visible.  Locally, College Farm House on the Oxford Road and properties on Canal Lane are also visible.  Trees lining the open track heading towards the valley provide a prominent landscape feature.

· View Two demonstrates that the plateau extends well beyond the allocation built development boundary, particularly in a north-easterly direction.  Only the new white roofs of recent employment development around Junction 11 (M40) helps identify the Cherwell Valley.  The small plantation in the foreground illustrates how effective mitigation planting along the edge of the plateau would be.

· View Three: To the east of the plantation, the landform falls away more rapidly, and there is a corridor of visibility across the Cherwell Valley towards the M40.  However the plateau extends further to the southeast, and again hedgerow planting and woodland provide an effective screening effect.

· View Four illustrates an old established access track, which runs northeast down the valley slopes beyond the plantation.  The hedgerows on either side are species rich and attractive, and the track is reminiscent of the character which once persisted across the valley slopes prior to agricultural intensification.
· Views Five and Six are taken from a mid point on the valley slopes, just north of a defunct hedgerow.  Here, there is significant intervisibility across the Cherwell Valley, with new development at Junction11/Grimsbury and the M40 clearly visible. In the foreground maturing tree planting along the Oxford Canal helps to filter views.

· View Six illustrates the sharp transition at the crest of the valley slope.  It also shows how planting along that crest would be in effectively screening development beyond - the existing small plantation and scattered hedgerow trees provide strong landscape features.  Cherwell Heights is just visible to the northwest through a gap in the valley slope hedgerow by Canal Lane, and is identified primarily by its white timber cladding.

· View Seven is taken from Canal Lane around the point of transition from valley slope to plateau, at the 115m contour line.  A significant hedgerow with two mature ash trees lies just below the crest of the valley slope.  

East of this hedgerow the landform falls away progressively to the northeast, and there are comparatively open views towards Cherwell Heights and employment buildings west of Junction 11.  The Oxford Canal is visible in the middle distance, although some gentle rising ground to the east combines with mature vegetation to provide screening.

The western built development boundary lies some 200 metres south west of this point, well beyond the plateau edge.   Care will be required in this location to ensure that there is a satisfactory urban / rural interface. 

· View Eight, taken just east of the built development boundary on Canal Lane, demonstrates this situation.  Views northeast are filtered by hedgerows and trees, which provide a good framework for enhancement and reinforcement.  View Nine, looking south west towards the Oxford Road and Bodicote, shows that virtually all existing development is completely hidden by a comparatively sparse framework of hedgerows and hedgerow trees. Only lighting and higher roof structures at the Bannatyne Health Club are visible.


This visual appraisal confirms that the built development areas; AREA A and B, are sympathetic to the landscape character and visual sensitivities of the locality.  The proposed footprint for the western built development area (AREA B) has consequently been very carefully refined to ensure that a robust green edge can be created along the critical break of slope. Built development will not therefore encroach upon the potentially vulnerable transition zone, between the flat visually contained plateau and the open exposed valley slopes. 


THE DEVELOPMENT PROPOSALS

5.100
The Assessment Plan (Figure 5 and the subsequent Concept Masterplan Figure 6) has been carefully developed to accommodate a wide range of environmental constraints identified by the ongoing baseline work. This includes the treatment of the break of slope between the plateau and the valley side. The development proposals have been developed to protect and enhance the character of the area, whilst retaining and reinforcing nature conservation assets, such as the site hedgerows. This forms the basis for a robust landscape framework.

5.101
The findings of the landscape, visual and ecological appraisals have had a particular bearing on the development proposals and masterplanning solution. This seeks to ensure that built development is sensitively assimilated into its surrounding landscape and urban fabric, whilst minimising potential adverse effects, and maximising enhancement opportunities. 

5.102
Indeed the College Fields development provide an opportunity for considerable environmental enhancement of the area.

5.103
There is excellent scope within the designated Community Park to build upon the existing but fragmented landscape framework. In particular, along the valley slopes and the transition zone to create an appropriate filtering of views, from and to the built development areas, by the use of new hedgerows and woodland.  This should not be a "Green Wall" approach, but instead provide an overlapping succession of hedgerows, trees and copses. 

5.104
A Landscape Concept was presented in the ‘Community Park Consultation Exercise’ (May 2000) and illustrated how these principles could be established.  The Community Design Workshop (March 2005) further explored these design principles. This has evolved into the landscape structure and Community Park as illustrated on the Concept Masterplan (Figure 5). A cross section of the development would show the development progressing from built development use, through to active sport and play, then passive low key recreation, filtering out towards the Cherwell Valley. The objective being to : "grade out" urban influences.

5.105        Key objectives of the proposed development can be summarised as follows:- 

· A Community Park located on the valley slopes between the western and north –eastern built development areas; (AREA A and B). Overall objectives for the park are to enhance biodiversity and habitat creation, and a restoration of the landscape.

It would provide informal recreational open space for both the new development and the existing wider community. 

The proposed landscape framework will provide a significant enhancement of the local landscape character. 

The park would be set within an overlapping framework of grassland and woodland.  The existing hedgerows would be retained and reinforced with additional planting, together with new hedgerow and woodland planting as part of the structural mitigation strategy.  This would include planting of new hedgerows, groups of individual trees and a series of woodland copses.  This would replicate the traditional landscape character of the Cherwell Valley. 

Creative conservation techniques will be used throughout, with appropriate native broadleaved woodland species of proven local compatibility as the planting palette.  The design of which will be based on forestry methods to provide rapid establishment, with a structure of upper canopy and shrub understorey, and a mixed woodland edge to increase visual and ecological diversity.  

This approach to the valley slopes would effectively safeguard and enhance views to and from the Cherwell Valley.  It would create a filtered transition between Banbury’s current urban edge and the valley floor. Structural Planting initiatives within the Park provide an excellent opportunity in which to screen the exposed façade of Cherwell Heights. This will help soften the existing urban edge and assimilate the existing development into the landscape. 

Grass areas will be carefully designed depending on their character, use and size to include for instance, compartments of short mown grass, native wildflower mixes, and areas of natural undisturbed grass areas. 

 Balancing facilities in the form of detention basins will be located within the Park. These will be periodically wet and will be sensitively designed to include shrub and tree planting to encourage the passive treatment of waters through biodegradation, and to maximise biodiversity of the site.  These will be connected by a series of shallow periodically wet swales, allowing for increased habitat creation and nature conservation value. 

 Clear direct linkages will seek good connectivity between the development areas, Cherwell Heights, Banbury and the wider countryside. A footway-cycleway will run through the park providing a direct link between Area A and B. The existing informal footway routes – which are well used – are retained.  The character of the existing Canal Lane Bridleway will be safeguarded as an important feature.  Further informal routes will be created across the park to provide increased accessibility, with linkages to Cherwell Heights and the Oxford Canal Walk. 

· Retaining - where practicable - the existing site hedgerows/trees within the built development areas (AREA A & B). These will be important features within the built layout, fully protected within an appropriate buffer zone. Where appropriate they will be enhanced with new hedgerow and tree planting and grassland edges.  This will form ‘green corridors’ of nature conservation value across the site, increasing habitat creation and providing movement and connectivity into the Park for wildlife. 
· Enhancing the Oxford Canal in the north eastern built development area, through the establishment of a broad corridor of open space.  The corridor would contain a footway cycle link, new hedgerow planting and intermittent feature tree planting.  The existing trees would be retained.  This will provide an appropriate setting to the Canal side built development area. Proposed planting will assist in filtering views of Cherwell Heights and sensitivity assimilate built development into the landscape.
·  An area for community formal sports provision will be located on the plateau, to the north of AREA B. This will be carefully assimilated within the landscape with the use of hedgerow and tree planting. This will reinforce the “green gap” that is associated between Banbury and Bodicote. 
·  Canal Lane will be designed within a green landscape corridor of hedgerow and tree planting. This will establish a character for the route, similar to a ‘Green Lane’.  New properties will be sensitively set back from the route, to create a semi-rural character. The Bridleway will be retained and provide connections in the Park.
·  A high quality built environment.  A well-considered layout, in terms of: sitting, built form and fenestration, scale, height, mass, materials, colour and landscape details. AREAS A and B will include new street trees. Development generally not to exceed three storeys, and relate in form and layout to local distinctiveness and best practice urban design.


LANDSCAPE EFFECTS

5.106
The proposed site is allocated within the NSCLP for development and is not located within a landscape area that includes any statutory designations for landscape character, value or quality.  The assessment of the site and immediate surrounds reveals a landscape that is generally fragmented, in need of restoration and enhancement and influenced by urban fringe uses. 

5.107
With the exception of the existing hedgerows (which are to be retained and protected where practicable), the built development areas of the site have limited features of landscape value, and is characterised by intensively managed agricultural farmland.  Of landscape value is the valley slopes, which are to be protected and enhanced. The proposals for the Community Park would significantly improve the sites overall landscape structure. As planting and habitats mature the magnitude of landscape change across the site would be medium – high beneficial. 

5.108
More direct impact on the landscape would be restricted to a component of Character Area 1, (Bankside Plateau), and a minor components of Character Area 3 (Valley Floor). Neither of these Character areas is of high sensitivity to change.  They show evidence of alteration and degradation of landscape character and are influenced by urban fringe uses of the Oxford Road, Cherwell Heights, and intrusive features within the valley such as the M40 motorway and industrial units.   These areas are assessed as being tolerant of change and would clearly benefit from enhancement, reinforcement and restoration of the landscape structure. 

5.109
Clearly proposed built development on the plateau and abutting the Canal will result in a high magnitude of landscape change over a localised area.  However, the creation of a high quality mixed use development set within a well landscape setting, to include the Community Park, will ultimately be beneficial to the locality and landscape. 

VISUAL ASSESSMENT (Appendix 5, Figure 8)

5.110
In order to illustrate potential visibility of the development, a zone of visual influence has been prepared.  This provides a representative boundary and representative area of visual influence. Within this zone existing landscape and physical features provide localised screening effects, curtailing the extent of visibility.  Further distant views may occur outside the zone boundary, but are of negligible significance.

5.111
Significant visibility of the site is restricted to a fairly limited visual envelope, with few significant views beyond the immediate environs of the site.  The local topographic variations, vegetation, and the existing urban edges of Cherwell Heights and Oxford Road (Bodicote) curtail the extent of visibility.   

5.112
The gently falling valley slopes are an important local landscape feature, and are visually sensitive.  They afford cross-valley views.   Whilst views are possible from the rising ground east of the Cherwell Valley, these are generally in excess of 2 km in distance, and consequently are of limited significance. The rise of the land westward to the plateau edge at the 115m contour, defines the eye line and restricts the extent of visibility to the west.

5.113
Key representative locations were selected which were considered as representing receptors of varying sensitivity, ranging from passengers in vehicles (low-sensitivity), through users of public rights of way (medium sensitivity), to residents in local properties (high sensitivity). Inevitably the actual sensitivity of each receptor varies depending upon their particular context and location. A series of 22 Viewpoints has been formally agreed with the District Council.  They are included within Appendix 5 together with a full Visual Impact Schedule. Below is a summary of the visual effects.


Viewpoint A: A4260 – Bankside Overbridge

5.114
An artificially elevated viewpoint from which transient localised views are provided southward.  The visual context is influenced by urban fringe activity along the A4260 Oxford Road, to include the Renault garage and residential properties.  Glimpsed, channelled views are afforded into the site. 

5.115
Restricted and heavily filtered views would be afforded parts of the of the development, which would be a minor component of the overall view.  This is a consequence of the existing embankment vegetation in the foreground and the proposed structural woodland planting on the sites northern and western edge, which would create further significant screening.  There would be limited visual effects, with the magnitude of change to the view assessed as low with visual impact negligible.


Viewpoint B & C: Bankside

5.116
Residential properties on the most southerly extent of Bankside (Cherwell Heights) have relatively open ground and first floor views southward across the site and the plateau. This is not only due to their close proximity to the site but the absence of hedgerow/planting alongside the distributor road (Bankside).  The viewpoint includes filtered views of properties along the A4260 Oxford Road.  Viewpoint C includes more distant views beyond the valley slopes to the M40 and across the Cherwell Valley. 

5.117
Some views would be possible of parts of the built development from a limited number of properties.  However, the remedial planting along the Bankside distributor Road and overlapping hedgerow and woodland planting within the Community Park would filter views across and into the site, largely screening views of the built development areas.  Although the level of impact would be initially be slight adverse, the visual effect would however ultimately be beneficial as the new landscape and Community Park matures. First floor views would still be afforded of the distant views across the Cherwell Valley.


Viewpoint D & E: Farm Way and Woodend, Bankside

5.118
Residential properties on the very eastern edge of Bankside roll over the plateau and are located on the lower valley slopes, above and facing the Cherwell Valley. Due to the fragmented hedgerow network and the landform character, they have open views across the valley. Notable features of the view include large industrial units and the M40 motorway.  Intermittent roadside trees and planting within Bankside Park creates some filtering of the view.  

5.119
As a consequence of their location- immediately adjacent to the site, some properties on the edge of Bankside would afford views the canal side development area: (AREA A). The plateau edge and associated structural planting would restrict the extent of visibility to the west, largely screening the western built development area: (AREA B). Although the magnitude of change for a limited number of properties would initially be high, potential adverse impact would be offset by maturing woodland within the Community Park, and by the high quality urban design proposed for the canal side development area. The careful detailed design for the structural landscape would allow properties to still experience distant views beyond across the valley.


Viewpoint F: Bankside Park/Oxford Canal

5.120
The viewpoint represents the view from the Oxford Canal and Canal Walk, near Bankside Park. The northern fringes of the site are visible. The visual context is strongly influenced by urban fringe uses, to include open views of the housing on Bankside, and Bankside Park. The viewpoint readily demonstrates the abrupt urban edge that currently exists. The rising valley slopes restricts and curtails visibility to the west.

5.121
The new canal side built area will be sensitively designed to respect and enhance the character of the canal corridor. Its setting will be designed to include a landscape zone’ of open space along the canal side. This would include the provision of a new footway/cycle link, new hedgerows and intermittent feature tree planting. This structural landscape will assist in filtering views of AREA A, from users along the Oxford Canal Walk and users of the Canal. Due to proximity, visual impact would initially be slight adverse. However the significance of impact would reduce to negligible once the landscape structure matures. Indeed, built development within a well- landscaped setting will provide positive enhancement benefits for the Canal; its associated walking routes, and the immediate landscape. In addition this corridor of planting will filter views of the existing edge along Bankside, improving the urban-rural interface.


Viewpoint G - H : Oxford Canal Towpath & Drawbridges

5.122
The canal towpath (Oxford Canal Walk) and its swingbridges provide open views up the valley slopes towards the plateau.  Whilst the Cherwell Heights development is prominent, development along the Oxford Road is not visible, due to the rising valley slopes and the plateau edge. Further south, viewpoint H demonstrates the gently rolling slopes.  Open views area afforded across the valley beyond the M40 to the rising landform to the east.

5.123
Proposed hedgerow and woodland planting along Bankside would greatly improve the existing interface between the urban edge and rural landscape. Ultimately, this would soften the existing edge at Cherwell Heights. Further planting within the Community Park would enhance the landscape structure and reinforce the ridgeline to the west. This would screen views of the built development area on the plateau. 

5.124
Structural perimeter planting would be designed around AREA A, filtering the built development. As a consequence of Viewpoints G’s location some initial views would be afforded of built development as the viewer moves northward. These would however, be seen against the backdrop of Cherwell Heights, and would be heavily filtered by new planting.  Overall, a mix of open grassland, hedgerows, tree planting and woodland blocks would progressively enhance the visual scene. The areas landscape character and biodiversity would be positively enhanced. Impact would be negligible adverse.


Viewpoints I & J – Canal Lane
5.125
Canal Lane bridleway extends from the Oxford Road across the plateau and down the valley slopes to the Oxford Canal, providing potential access to the eastern towpath via a Listed swingbridge.  The bridleway continues eastward as part of the Jurassic Way with a footbridge over the Cherwell.   Character varies along its route from the bland expanse of the plateau to the more diverse nature of the canal corridor.  On the valley slopes open distant views are afforded across the Cherwell Valley, with notable features of the view including Grimsbury Industrial Area, M40 motorway and properties within Cherwell Heights. The route appears to be well used, and provides connections to informal paths along the Canal and into Bankside.

5.126
As part of the proposals, on the approach to the break of slope the vista would open out to provide a panoramic view across the valley, whilst the route down the slope would retain its rural, agricultural context. 

5.127
The section of Canal Lane within AREA B would be retained within a landscape corridor, establishing a “Green Lane”.  Some properties would typically front onto the route, but would set back to allow for hedgerow and feature tree planting.  Properties would be sensitively designed in terms of from, scale and massing and respect the existing character of the route.  The strong vista towards the Cherwell Valley would be retained. 

5.128
The frontages of existing properties along the lane are defined by low-cropped hedgerows and some coniferous and ornamental garden planting. Generally, ground floor views are restricted, with more open first floor views afforded across the plateau. This includes urban fringe activity on the Oxford Road, and the Cherwell Heights estate to the north.

5.129
Due to their context the existing properties would inevitably experience some initial slight-moderate adverse impact. However, this would be off set by the high quality landscape treatment proposed along the lane and the high quality urban design of the built development. Over time any impact would reduce to negligible. Users of the right of way would experience some initial slight adverse impact within the built development area. But again the level of impact would diminish as the landscape framework matures. Indeed the enhancement of the route through new hedgerow and tree planting, together with informal connections into the Community Park, would clearly have a long term beneficial impact. 


Viewpoints K & O Oxford Road
5.130
The A4260 (Oxford Road) is a comparatively busy arterial route into Banbury, with a strong urban fringe context, which commences with Bannatyne Health club -Banbury Rugby pitches on the southern edges of Bodicote. In general most properties front onto the road. 

5.131
Their visual outlook is influenced principally by the road and its activity.  The frontage of the development site itself is defined and visually contained either by ribbon residential development or by an overgrown hedge (south of Canal Lane).  The latter filters views of the site from both the road and the properties opposite- even in winter. 

5.132
A limited number of the existing properties will afford views of the built development area. These would however be heavily filtered by the existing reinforced hedgerow and a broad area of open space to include new tree planting. This would largely screen views of built development development. Significance of visual impact would be negligible. 

5.133
North of Canal Lane, existing properties to the east of the road back onto the site. Dwellings have deep rear gardens, typically 18-25m+. A combination of garden planting and the existing boundary hedgerow restricts visibility to the east. Some first floor views are afforded across the immediate plateau area and towards properties at Cherwell Heights.

5.134
Any initial adverse impact would reduce to negligible as the landscape framework matures. 


Viewpoints L, M, N & P The Countryside Towards Adderbury

5.135
Public footpaths traverse the open intensively farmed countryside between the Rugby Club and Twyford Road to the south.  As a result of the landform character and low -absent hedgerows views are afforded across the plateau area. Viewpoint L taken from a public footpath near College Farm, includes filtered views of properties along Canal Lane. 

5.136
Viewpoint M includes more open views across the plateau and the Cherwell Valley. The industrial area of Grimsbury and M40 are components of the view. 

5.137
Filtered views are afforded of the sites southern edge although these diminish rapidly with distance. Very little existing detail (such as the Health Club itself) is significantly discernable from Twyford Road for instance. (Viewpoint P)

5.138
The proposed belts of perimeter woodland planting along the sites southern edge would provide effective reinforcement to the existing intervening hedgerows and successfully prevent visual intrusion. Some glimpsed transient views of the built development area would be afforded from Viewpoint L, although significance of impact would be negligible.  


Viewpoints Q,R,S U and V– Eastern Cherwell Valley Slopes-

5.139
Long ranging views are possible from the elevated publically accessible vantage points on the eastern slopes of the Cherwell Valley towards the site. However, these are generally in excess of 2Km away and little detail is visually discernable.  Furthermore, from the limited number of closest vantage points at Overthorpe (Viewpoints Q,R,S), the foreground context includes large-scale industrial buildings the M40 corridor, and the urban area of Banbury. 

5.140
The landscape and masterplanning strategy to contain development on the plateau behind a robust green edge and planting with the Community Park will largely screen views of the western built development area. This will successfully prevent a repeat of the “Cherwell Heights effect”.  Some distant glimpsed views would be afforded of built development although these would be largely indistinct, filtered by overlapping vegetation and seen as a minor component of the overall view which includes the M40, the Industrial Area and the town of Banbury itself. Visual impact is assessed as negligible. 


Viewpoint W - M40 Motorway

5.141
The embanked motorway dissects the Cherwell Valley and provides views across the valley, including the western valley slopes, plateau edge and Banbury’s urban fringe (Cherwell Heights –Bankside).  Views are filtered somewhat by embankment planting and intervening hedgerow, and tree cover. Viewpoint W is a representative view from the embankment edge. 

5.142
The proposed landscape framework would provide screening effects, with the plateau edge reinforced by the structural landscape.  In addition, this would assimilate overtime the abrupt urban edge of Cherwell Heights into the landscape. Clearly, as a result of the motorways elevation, some transient views would be afforded of the built development area. However, sensitivity is assessed a low and considering the existing visual context, overall visual impact would be negligible. (Impact on rail users is included within Appendix 5).


Construction Effects

5.143
Inevitably some short term landscape and visual impact will occur during the construction phases of development. This will commence at the outer edge of the development in the form of new junction arrangements and access roads into the site from the Oxford Road and along Bankside. These will be sensitively designed to include appropriate landscape treatment. Although there are some localised receptors, impact is assessed as being transitory and of limited overall significance. Losses in any vegetation will be fully mitigated by the provision of compensatory new woodland, hedgerow and tree planting across the development. All construction works will be carried out in accordance with good practice procedures to minimise any impact on the existing retained vegetation.


Night Time Impact
5.144
The urban fringe of Banbury is already brightly illuminated, often with infrastructure dating back to a period when light pollution was not significantly addressed. The new development will be illuminated in accordance with lighting best practice to minimise spillage and pollution levels. The provision of the structural landscape will further protect the open countryside, providing a high degree of natural screening.


CONCLUSIONS

5.145
The preceding analysis has identified a limited landscape and visual impact (both direct and indirect) arising from proposed development.  The existing local landscape is already influenced by the context of Banbury’s urban fringe with features of Cherwell Heights, Oxford Road, and beyond within the valley: the M40 motorway and Grimsbury Industrial Estate. 

5.146
The site is not covered by any formal landscape designation. The built development areas are located away from the more sensitive valley slopes, which are well protected by the design proposals. 

5.147
Localised landscape impacts are restricted to the built development; AREAS A & B, which is assessed as having limited features of landscape and ecological value, and is only of low-medium landscape sensitivity.  The proposed new landscape framework, to include the retention and reinforcement of these existing features together with substantial areas of new hedgerow, tree and woodland planting will provide a significant enhancement of the local landscape character. Conserving the existing vegetation, respecting the valley slopes and Oxford Canal will provide a positive contribution to the local landscape and the Cherwell Valley. A high quality mixed use development set within a quality landscape setting will not result in a significant landscape impact.

5.148
The visual assessment identified a relatively restricted numbers of significant receptors.  This is due principally to the existing screening features of the local landform, and the existing residential edges of Bankside and Bodicote, which restricts the visual envelope to the immediate low lying areas of the Cherwell Valley. Many of the views of the proposed development are predominantly local or internal, where inevitably there will be a degree of initial adverse impact . These effects will ultimately be mitigated by a high quality urban design and a robust network of retained and enhanced landscape features. New planting would heavily filter and restrict views of the development.

5.149
A small number of receptors’ east of the Cherwell Valley afford relatively open views of the landscape.  Very minor indistinct views, would be observed of the built development and these would be a small component within the overall view, which includes urban fringe uses of Banbury's eastern townscape, Grimsbury Industrial area and the M40 corridor.  In addition, receptors are some 2 Km in distance from the site.  A combination of existing screening effects and the proposed landscape framework would heavily filter views.

5.150
The proposed landscape structure would sensitively assimilate the development into the landscape, whilst fully protecting and considerably enhancing the local landscape, and visual amenity of the valley slopes and the Cherwell Valley. 

6.0
ECOLOGICAL RESEOURCES

INTRODUCTION

6.1
The site is characterised by intensively managed arable crop systems with a small area of unmanaged grassland.  Hedgerows of varying structure and management typically dominate field boundaries.  

6.2
The baseline ecology of the site and its surrounds has been reviewed and the character and nature conservation value of habitats and species assessed.  The potential direct, indirect, integrated and cumulative impacts of the proposed development in both the construction and operational phases of development are assessed and appropriate mitigation and compensatory measures, to offset these impacts, identified.

6.3
       The aims of the assessment are:

· To characterise all habitats present at the site which could include woodland, scrub, grassland, hedgerows, fields, open water, water courses and areas of dereliction

· To compile species lists for semi-natural vegetation in and around the site.

· To assess species distribution and diversity

· To review habitats of nature conservation value in a local, regional and national context and within the context of current and emerging nature conservation policies

· To assess the impact of the development on the existing ecology

· To identify areas of ecological interest and make recommendations to minimise the potential impact of development and where feasible to consider opportunities for additional habitat creation

6.4
Reporting is based on the guidelines as set out in the Guidelines for Ecological Impact Assessment (IEEM, Amended Pilot 2002).  This includes an evaluation of habitats and species present on site including an assessment of their importance at local, regional, national and international level. 


METHODOLOGY


Desk Study

6.5
In order to identify the ecological receptors of nature conservation value, including populations, communities and sites that may be affected by the proposals, consultation for existing data for the site, and up to 2km surrounding the site has been undertaken.  Statutory and non-statutory nature conservation organisations that were consulted include:

· English Nature

· English Nature (Invertebrate Site Register – ISR)

· Environment Agency

· Berkshire Buckinghamshire and Oxfordshire Wildlife Trust

· Northamptonshire Wildlife Trust

· The Thames Valley Environmental Records Centre (TVERC)

· Banbury Ornithological Society Bird Recorder (BOS)

· The Royal Society for the Protection of Birds – Central England Office (RSPB)

· Oxfordshire Bat Group

· Oxfordshire Badger Group

· Oxfordshire Amphibian and Reptile Recorder

6.6
Further information contained within the Cherwell Local Plan: Ecological Surveys Final Report (Scott Wilson 2001) was also assessed for relevant information.


Field Survey


Habitats

6.7
Habitats were classified using extended Phase 1 Survey methodology (JNCC, 1990) during August and October 2004.  The recommended survey period for Phase 1 surveys is between April and mid-October.  Target notes, with accompanying species lists, were used to record habitats or features considered as being of nature conservation interest.

Hedgerows

6.8
Hedgerows were surveyed initially using the Hedgerow Evaluation and Grading System (HEGS) (Clements and Toft 1993). This method of assessment includes recording: canopy species composition, associated ground flora and climbers; structure of the hedgerow including height, width and gaps and associated features including number and species of mature trees and the presence of banks, ditches and grass verges.

6.9
Using the HEGS methodology each hedgerow is given a grade.  These grades are used to assign a nature conservation value to each hedgerow, as follows:


Grade 1, - or +: 
High to Very High Value


Grade 2,- or +:  
Moderately high to high value


Grade 3,- or +:
Moderate Value


Grade 4,- or +: 
Low value

Hedgerows graded above 2 are suggested as being a nature conservation priority.


Mature Trees

6.10
The assessment was based on features included within the English Nature Veteran Tree Initiative methodology.  The approach used was to identify all trees in the review area with a girth of greater than 15cm d.b.h. and record the following:-

· State of development

· Diameter at breast height, approximate height and canopy spread

· State of health in terms of crown density, leaf colour and presence/signs of rot

· Presence of epiphytes or symbionts

· Presence and size of cavities


Fauna

6.11
Throughout the walkover survey consideration was given to the potential presence of species protected under the Wildlife and Countryside Act 1981 (as amended), the Protection of Badgers Act 1992 and the Conservation (Natural Habitats & c.) Regulations 1994.  Subsequently, and as a result of consultation responses, detailed surveys were undertaken for a number of species/groups including:

· Badgers

· Water vole

· Otter

· Bats

· Dragonflies and damselflies

· Over-wintering birds

· Reptiles

· Amphibians

6.12

Details of the survey protocols/methods followed are provided in Appendix 



6.

 
Nature Conservation Evaluation and Impact Assessment Methods

6.13
 Methods used to identify impacts and their potential significance are provided in Appendix 6. 


ECOLOGICAL BASELINE


Desk Study

6.14
A response for existing information was received from the TVERC, the Banbury Ornithological Society, the RSPB, the Oxfordshire Badger Group, the Oxfordshire Amphibian and Reptile Recorder, the ISR, and the Berkshire Buckinghamshire and Oxfordshire Wildlife Trust.

6.15

The TVERC searched records for legally protected and notable/rare species and designated sites within 2km of the site.

6.16
Designated sites were confined to The Saltway County Wildlife Site (CWS) (Grid Reference: SP 431 391), a non-statutory designated site which lies some 700m west of the western site boundary.  The site citation describes the site as:

The Saltway is an ancient trackway running along the south-eastern edge of Banbury.  It is called a Saltway because in Roman times it was important for transporting salt.   The hedge-lined track has verges of rough grassland.

The site supports a good range of generally common butterflies although the uncommon white-letter hairstreak is present.  This butterfly requires elm and declined greatly in numbers when elm trees were lost to Dutch elm disease.  There is much suckering elm along the Saltway.

6.17
Legally protected and notable species information included records for three statutorily protected species and four notable species within the area of search.  This information is provided in table 1 below:

Table 1: Statutorily Protected and Notable Species (TVERC)

	Species 


	Record
	Status

	Statutorily Protected Species



	Grass snake Natrix natrix
	Bodicote (Aug 2000) grid ref: SP 459 377 & 459 375.  Both sites lie over 700m from the site boundary.
	Partially protected from killing and injuring Schedule 5 Wildlife and Countryside Act 1981 (as amended (Sch. 5 WCA). 



	Water vole Arvicola terrestris
	Oxford Canal (1980) grid ref: SP 481 382.  Lies 1km to south east.

Sor Brook (1988) grid ref: SP 450 373 lies 1.5km to south west.


	Habitat partially protected (Sch. 5 WCA), 

National and Oxfordshire BAP Priority Species 



	Brown Long-eared bat Plecotus auritus
	Land to northeast grid ref: SP 47 39.
	Fully protected (Sch. 5 WCA), Oxfordshire BAP Priority Species group.

Widespread in Oxfordshire.



	Notable Non-statutorily Protected Species (TVERC)



	Tortula virescens a moss
	Bodicote churchyard grid ref: SP 459 376.
	Nationally scarce (recorded from fewer than 100 10km squares in Britain.

	Megatoma undata Larder beetle
	Oxford Canal (1980) grid ref: SP 470 390.
	Notable Nb

	Platyrhinus resinosus Fungus weevil
	Oxford Canal grid ref: SP 470 390.
	Notable Nb

	White-letter hairstreak

Satyrium w-album
	The Saltway grid ref: SP 453 387
	Notable – Local and uncommon.


6.18
The Oxfordshire Badger Group provided the details of two setts within the search area.  The first, an active sett, lies approximately 250m from the site boundary in Bodicote.  The second lies some 2km outside of the site to the south.

6.19
Ornithological records were provided by both the RSPB Central England Office and the BOS.  Notable bird species records, made by these organisations, include Kingfisher and Hobby on the site boundary.  Further records from the local area are provided in Appendix 6.

6.20
The English Nature Invertebrate Site Register and Berkshire Buckinghamshire and Oxfordshire Wildlife Trust confirmed that they hold no records or do not have any reserves within the search area respectively.

6.21
Previous surveys were undertaken by Scott Wilson in order to assess ecological constraints to developments for a number of sites including the College Fields, Banbury. The summary description for the site concluded:

· This large site east of Banbury is composed of mainly arable fields, which are considered to be of very limited value for nature conservation. One field of poor semi-improved grassland dominated by false oat grass, is present but of greater significance is the network of hedgerows that divide the fields, some of which contain a high diversity of woody species.  Such hedgerows contained large mammal paths indicative of badgers and although a search was undertaken no setts were recorded.  Several mature trees present within the hedgerows also offer some potential as bat habitat

6.22
and:

· the canal also represents a habitat of significance and is considered of local (parish) importance for wildlife…Such a habitat is likely to provide suitable habitat for aquatic invertebrates, particularly dragonflies and damselflies (odonata).



FIELD SURVEY


Flora


Improved grassland

6.23
A small horse paddock adjacent to Deerfields farm is dominated by close-grazed improved grassland.  Abundant and dominant species included perennial rye grass Lolium perenne, common bent Agriostis capillaris and annual meadow grass Poa annua.  Herbs observed were generally typical of close grazed areas and indicative of heavy grazing and disturbance such as creeping thistle Cirsium arvense, creeping buttercup Ranunculus repens, common field speedwell Veronica persica, dandelion Taraxacum officianale and ragwort Senecio jacobaea.

6.24
Improved grassland occurs to the northeast of the Oxford Canal and appears to be currently unmanaged.  Coarse grasses such as meadow foxtail Alopecurus pratensis, cock’s-foot Dactylis glomerata and common couch Elitrigia repens dominate heavily with tall ruderal species such as thistles Cirsium spp. and hogweed also present in abundance.


Semi-improved Grassland

6.25
Neutral semi-improved species poor grassland, denoted by Target Note 1, (Appendix 6, Figure 1) occurs in the extreme north of the site on disturbed ground.  Coarse grasses and tall ruderal herbs typically dominates; with the latter particularly dominant in the north of the field compartment.  Locally dominant species included false oat grass Arrhenatherum elatius, common couch Elitrigia repens, perennial rye grass Lolium perenne and cock’sfoot with nettle urtica dioica and cow parsley Anthriscus sylvestris dominating in the north.  Additional species of lower frequency within the field compartment included very locally dominant red fescue Fustuca rubra and tufted hair grass Deschampsia cespitosa, which occurred more frequently in the area adjacent to the canal.  Scattered herbs included occasional black knapweed Centaurea nigra, yarrow Achillea millefoliumand creeping cinquefoil Potentilla repens.  Scattered shrubs included dog rose Rosa canina and hawthorn Crateagus monogyna.

6.26
The topography of this field compartment is variable with a fall in level to the surrounding fields and some past disturbance or tipping may have occurred, although there is no factual evidence to support this. 

6.27
Semi-improved grassland occurs in a thin strip northeast of the Oxford Canal in association with an informal footpath (Target note 2).  The sward included red fescue, perennial rye-grass and cock’s-foot.  Herbs included abundant pignut Conopodium majus and yarrow Achillea millefolium with occasional meadow Ranunculus acris and creeping buttercup R. repens.


Marshy grassland

6.28
Wet grassland (Target note 3) occurs between the Oxford Canal and River Cherwell and is likely to be periodically waterlogged during winter flood events.  Course grasses dominant around the dryer edges of this area included meadow foxtail, Yorkshire fog Holcus lanatus and tufted hair grass Deschampsia cespitosa.  Towards the wetter areas rushes, including hard Juncus inflexus, soft J.effusus and jointed rush J. articulkatus, dominated.  Additional species, such as silverweed Potentilla anserine, cuckooflower Cardamine pratensis, marsh thistle C. palustris and ragged robin Lychnis flos-cuculi, were typical to marshy and inundation grassland.

6.29
Further neutral grassland occurs adjacent to the Oxford Canal in association with an informal footpath.  The species composition was similar to that noted above with the addition of some wetland species associated with the marginal habitats noted below.


Marginal vegetation

6.30
The Oxford Canal lies on a proportion of the north-eastern boundary (Target Note 4). Vertically sided concrete and steel sheet piling occurs throughout its length, largely containing the canal.  Small areas with shallower and more vegetated banks are scattered and mainly associated with the northeastern bank, where present they support a marginal flora.  Heavy boat traffic was observed during summer visits.

6.31
Locally abundant marginal species included reed sweet grass Glyceria maxima, flote grass G.fluitans, greater willowherb Epilobium hirsutum, reed canary grass Phalaris arundinacea, meadowsweet Filipendula ulmaria, branched bur reed Sparganium erectum and bulrush Schoenoplectus lacustris.  Scattered bankside trees and shrubs, including grey and crack willow Salix cinerea and S. fragilis, occur in the north of the survey area.

6.32
Target Note 5 indicates a small strip of marginal vegetation associated with a spring and shallow stream.  The streambed is a mixture of deep silt with occasional gravels.  Reed sweet grass generally dominates at its confluence with the Oxford Canal with lesser water parsnip Berula erecta, water mint Mentha aquatica and greater willowherb occurring upstream.

6.33
Marginal vegetation on the River Cherwell at the proposed new foul sewer crossing point is largely dominated by common reed Phragmites australis although areas of greater diversity were observed further up and downstream.  Aquatic vegetation comprised broad-leaved pondweed Potamageton natans.


Hedgerows

6.34
Hedgerows formes the majority of field boundaries within the site.  The management of hedgerows is variable with those associated with arable field compartments heavily managed.  Canopy species diversity was generally high and includes local species such as Midland hawthorn Crataegus leavigata and those of generally more calcicolous habitat such as buckthorn Rhamnus catharticus, wayfaring tree Vibunum lantana, spindle Euonymus europaea and dogwood Cornus sanguinea.  Mature standard trees were infrequent with oak Quercus robur and ash fraxinus excelsior present occasionally.  A summary of hedgerow features and HEGS values are provided in Table 2 below:


Table 2: Hedgerow Summary

	Hedge ref.
	Canopy es
	Notes
	HEGS Value 

	H1
	Cm, Ps, Fe, Ap, Sn, Ug.
	Tall wide unmanaged hedge.
	2

	H2
	Cm, Sn, Fe, Qr, Ps, Rc, Ug.
	Associated climbers include Hl  and Lp.
	2-

	H3
	Sn, Fe, Ps, Rca, Ap, Ms, Ia.
	Tall grown out hedge with many immature trees.
	1-

	H4
	Cm, Sn, Usp, Fe, Rc, Rca, Ms, Ac, Ps, Vl, Ug, Ap.
	High canopy species diversity and mixed throughout.
	1-

	H5
	Cm, Sn, Usp, Cl, Cs.
	Gappy and leggy hedge probably suffering from adjacent arable management (some spray drift evident).
	4+

	H6
	Ps, Sn, Cm, Fe, Ms.
	Boundary hedge (supports protected species)
	2-

	H7
	Cm, Sn, Rc, Ac, Ug, Ms, Ps, Rca, Fe, Ca, Fe, Qr.
	High species diversity with associated ditch.
	2

	H8
	Sn, Usp, Ps, Ap.
	Low diversity and of poor vigor (overshaded by fence).
	3

	H9
	Sn, Usp, Ps, Ap, Rca, Fe, Cm, Ac, Qr,
	Tall unmanaged hedge on bank.  Many immature fe.
	1-

	H10
	Sn, Cm, Ap, Rc, Fe.
	Trackside hedge.
	2

	H11
	Sn, Usp, Cm, Ap, Rc, Fe, Ps, Ac, Vl, Ca, Qr.
	Highly diverse given length.  Much rabbit acitivity.
	2+

	H12
	Sn, Cm, Ca, Rc, Ac, Fe, Cl.
	Tall hedge on bank.
	2-

	H13
	Sn, Ca, Cm, Ac, Usp, Fe.
	Tall hedge on bank with much mammal activity.
	3-

	H14
	Sn, Cm, Fe, Ps, Ac, Rc, Ca, Vl, Qr, Ee, Usp, Rca, Ap, Ms.
	Highly diverse managed hedge.
	1-

	H15
	Usp, Sn, Ac, Ms, Ps, Fe, Ap, Ca.
	Trackside hedge with some adjacent structure planting.
	3+

	H16
	Fe, Rc, Ps, Cm, Qr, Sn.
	Associated mammal activity.
	2-

	H17
	Fe, Cm, Ee, Usp, Ac, Rc, Ps, Lv, Ms, Ca, Rca, Cl, Qr.
	Highly diverse trackside hedge.
	1-

	H18
	Cm, Sn, Rca, Fe, Rc, Ms, Fe, Usp, Ac, Ap.
	Trackside hedge
	2

	H19
	Fe, Cm, Ps, Ag, Ac, Lv, Rca.
	Tall but thin hedge with some recent planting.
	2

	H20
	Fe, Ap, Ac, Cm, Ps, Usp, Rca, Ca.
	Tall wide grown out roadside hedge
	1-

	H21
	Ps, Cm, Ac, Ca, Fe, Qr.
	Unmanaged hedge
	2

	H22
	Cm, Sn, Qr 
	Well managed hedge by towpath
	2-

	H23
	Ac, Cm, Mdom, Ps, Rc, Usp, Fe
	Tall wide unmaged hedge.  Some past undergrazing probable
	-1


Key: Cm Crateagus monogyna, Sn Sambucus nigra, Fe Fraxinus excelsior, Ia Ilex aqufolium, Ac Acer campestre, Ps Prunus spinosa, Qr Quercus robur, Rc Rosa canina, Ca Corylus avellana, Ms Malus sylvatica, Mdom Malus domestica Rca Rhamnus cathartica, Ug Ulmus glabra, Usp Ulmus sp., Ag Alnus glutinosa, Ap Acer psuedoplatanus. Ee Euonymus europaea, Lv Ligustrum vulgare, Vl Viburnum lantana, Cs Cornus sanguinea, Qr Quercus robur, Hl Humulus lupulus, Lp Lonicera periclymenum.


Mature Trees

6.35
Mature trees are scattered throughout the site and are generally found in association with hedgerows as standards or along the northern section of the Oxford Canal adjacent to the site boundary.  Hedgerow standards are predominantly mature ash or oak.  Mature trees associated with the canal are confined to crack willows Salix fragilis with occasional shrubby osier S. viminalis or goat willows S. caprea also present.   Over-mature specimens are absent although canopy dead wood and rot holes are frequently associated with mature hedgerow specimens.


FAUNA


Badger

6.36
Evidence of some badger occupation within the local area was observed in the form of setts, pad prints, dislodged guard hairs and latrines.  All setts were observed outside the proposed built development areas: AREAS A & B.  Further information is available on request. (Please contact FPCR 01509 672772)


Water Vole

6.37
No evidence of water vole was observed.


Otter

6.38
Habitats were considered suitable for foraging and as corridors of movement.  Evidence that the River Cherwell lies within the home range of at least one otter was observed in a number of locations downstream from the proposed new foul water pipeline and comprised a number of spraints in three sprainting stations and many prints.  Potential resting points (couchs and hovers) were observed in association crack willow Salix fragilis trees approximately 100m downstream of the proposed crossing point.  No signs of otter use or presence along the Oxford Canal was observed throughout.


Bats

6.39
During the survey the presence of 45KHz pipistrelle bats Pipistrellus pipistrellus foraging along the canal was confirmed within the site.  Two further unidentified species were observed in the southwest.  Further ongoing survey work is programmed to identify individual foraging areas and corridor routes.


Amphibians

6.40
Habitats, located both in the site and within 500m of the site boundary, were assessed for its suitability to support a breeding population of great crested newts.  This species generally favours still or very slow moving water with abundant vegetation or egg laying substrate in which to breed.  The presence of fish, particularly where sufficient vegetation cover is absent, reduces the suitability of waterbodies to this species.

6.41
Whilst the Oxford Canal supports some suitable scattered marginal vegetation, anecdotal evidence suggests the presence of a number of predatory fish species such as perch Perca fluviatilis and pike Esox lucius, which are likely to prey on amphibian.  The canal is therefore considered to be sub optimal for this species.  At the time of survey no evidence of Great Crested Newts was observed.

Reptiles

6.42
Anecdotal evidence suggests the presence of a possible grass snake in the area denoted by Target Note 1.  


Odonata

6.43
Through direct observation and aquatic sampling of aquatic nymphs a total of 5 species was recorded.


6.44
Direct observation throughout the length of the Oxford Canal as it passes adjacent to the site yielded both banded and beautiful demoiselle Calopteryx splendens and C.virgo in low numbers.  These species were confined to localised patches of lush Glyceria maxima growth.

6.45
Through aquatic sampling of larval instars, a further 3 species were identified including, the southern hawker dragonfly Aeshna cyanea and white-legged and common blue damselflies Platycnemis pennipes and Enallagma cyathigerum.  The white-legged dragonfly was mainly confined to patches of submerged G. maxima and occurred in large numbers.


Breeding Birds

6.46

A total of 17 species of bird were identified within the site to date, which represents early breeding species and residents.  

6.47
Table  3 lists the bird species recorded during the early visit.


Table 3: Bird species recorded.

	Species
	Breeding status on site
	Status

	Blackbird Turdus merula
	Pr
	

	Blue tit Parus caeruleus
	Pr
	

	Chaffinch Fringilla coelebs
	Pr
	

	Dunnock Prunella modularis
	Pr
	A

	Great tit Parus major
	Pr
	

	House sparrow passer domesticus
	Ps
	R

	Kestrel Falco tinninculus
	Ps
	A

	Linnet Carduelis cannabina
	Pr
	P, R, C

	Long-tailed tit Aegithalogus caudatus
	Ps
	

	Pheasant Phasianus coilchicus
	Ps
	

	Pied wagtail Motacilla alba
	Ps
	

	Robin Erithacus rubecula
	Pr
	

	Skylark Alauda arvensis
	Pr
	P, R, C

	Songthrush Turdus philomelos
	Pr
	P, R, C

	Starling Sturnus vulgaris
	Ps
	R

	Wood pigeon calumba palumbus
	Pr
	

	Wren Troglodytes troglodytes
	Pr
	



Key: Pr = Probable breeding species, Ps = Possible breeding species.  


P = UK BAP Priority Species, C = Cherwell BAP Priority Species, R = UK Red List Species of Conservation Concern, A = UK Amber List Species of Conservation Concern.

6.48
Species observed were generally species of widespread and common occurrence in the wider countryside.  The list doe suggest that the bird diversity within the site is impoverished given the relatively large scale of the area covered.  This is likely to be as a direct result of the current land management operating within the site, which includes the intensive management of both agricultural crops and field boundaries and a lack of or scarcity of mature habitat features and structural diversity.  Areas of greater bird diversity included the semi-improved fields and associated hedgerows and tall less heavily managed hedgerows.

6.49
Additional species including migrant and late breeding species are likely to be recorded within the site and will be reported within supplementary information.


Incidental records

6.50
Further evidence of mammals included high levels of rabbit activity associated with hedgerows within the site.  

6.51
During newt surveys conducted within the canal one crayfish, assumed to be a signal crayfish Pacifastacus leniusculus due to its large size (>150mm) was observed during the torching exercise.  The individual was too large to be a native white-clawed crayfish Austropotamobius pallipes and, given its presence, white-clawed crayfish are unlikely to be present due to the effects of competition or the spread of crayfish plague.


NATURE CONSERVATION EVALUATION


Habitats

6.52
Habitats present on the site are consistent with those recorded during earlier surveys.  Intensively managed arable land dominates the site; a consequence of this is an overall low floral and related faunal diversity.  There are no field ponds within the area and wetland habitats are confined to the Oxford Canal and a small watercourse associated with a spring.  

6.53
The rough semi-improved grassland located at the extreme north of the site is of restricted botanical diversity and size and as such is not of significant nature conservation value.  However, rough unmanaged grassland does provide possible habitat for small mammals and hunting for birds of prey.  As such this habitat type is included under the Grassland Habitat Action Plan of the Cherwell Biodiversity Action Plan (BAP) and is considered as being of local value.

6.54
Hedgerows within the site support a number of more local woody species and are generally of high diversity and as such are likely to be of importance for a number of species and have a long continuity of habitat type.  Hedgerows H3, H4, H9, H14, H17 and H20 are all graded 1- in the HEGS methodology and their retention highly desirable.  Hedgerows H1, H2, H6, H7, H10, H11, H12, H16, H18, H19 and H20 are all graded at least 2-.  Their retention is desirable.

6.55
Further hedgerows, whilst degraded through a lack of management or as a result of unsuitable management, are of limited nature conservation value, although do realise some potential value, due to the benefits gained from sympathetic management and gap planting with suitable local species.

6.56
Hedgerows within the site also provide good connectivity across the site and are likely to facilitate the movement of wildlife and plants through the landscape; particularly given the highly disturbed nature of the adjacent arable habitats. As a result of the decline in hedgerows from a lack of appropriate management, ancient and species-rich hedgerows are included as a priority habitat type in the Oxfordshire Biodiversity Action Plan (BAP) and are included within the Farmland Habitat Action Plan in the Cherwell BAP.

6.57
Mature trees increase the structural diversity of the site, given its otherwise relatively uniform nature.  Furthermore, mature trees provide a diverse array of available niches for wildlife and as such are generally considered to be of some local nature conservation value.

6.58
The Oxford Canal supports only a limited diversity of species and is heavily used by boat traffic, which was observed to increase suspended solids within the Canal during survey.  Furthermore, the structure of the canal (being predominantly deep, vertically sided and containing only limited marginal vegetation) was of limited diversity for flora.  However, some patches of wetland vegetation were observed and could provide some potential refuge for a number of species.  The Oxford Canal is included within the Oxfordshire Wetlands Habitat Action Plan and Cherwell Aquatic Habitats Action Plan.

6.59
No important habitat features are likely to be affected as a result of the possible foul water pipeline.  However, the River Cherwell is a priority habitat under the Cherwell BAP Aquatic Habitat Action Plan.


Fauna

6.60
Specially protected species associated with the site and immediate surrounds include badger, which is principally afforded protection under the Protection of Badgers Act 1992 and Schedule 6 of the Wildlife and Countryside Act 1981  (WCA).

6.61 
It is likely that the hedges are of some minor importance as both badger foraging habitat, and as corridors through the local badger social group’s home range.  The vast majority of the site is unlikely to provide an important foraging resource due to the dominance of arable habitat although, some seasonal use of this habitat by badgers may occur.

6.62
The Oxford Canal supports only a limited diversity of species.  However, additional interest associated with the canal includes, two nationally notable beetle species and white-legged damselfly, which was confirmed during survey and is of some interest due to its uncommon (although increasing) status in the UK.  This species is also noted as being a local Character Species within the Cherwell Aquatic Habitats Action Plan.

6.63
Suitable habitat for white-legged damselfly is limited to a few areas with suitable submerged and emergent vegetation within the canal.  The two notable beetles recorded are typically associated with mature trees and associated dead wood.  The habitat type available for the latter species is relatively rare within the site.

6.64
Otter has been identified as present along the River Cherwell and is likely to occur occasionally along the Oxford Canal.  This species is fully protected under both European and national legislation.  This species is a priority species under the Cherwell BAP Aquatic Habitats Action Plan.

6.65
During the survey and during the data search a number of bird species of conservation concern were highlighted as occurring within the site (as identified within Table 3).  These species are considered to be common and widespread in the wider countryside but has undergone a population decline within the last 50 yrs.  Two species, which have been identified as occurring occasionally within the site by consultees include the specially protected Schedule 1 species: hobby and kingfisher.  Both are unlikely to breed within the site but considered likely to forage along the canal: the former on dragonflies and small birds and the latter on small fish.  Wintering species include golden plover, which, as a wintering species occur scattered throughout the midlands and are associated largely with open farmland.  

6.66
The presence of grass snake has been identified during consultation and anecdotally as occurring along the canal.  Some suitable habitat does exist; primarily in the form of the canal and fringing marginal vegetation and the area of semi-improved grassland denoted by target note 1.


Overview of Nature Conservation Value

6.67
Table 4 summarises the nature conservation value of habitats within the site.


Table 4: Summary Nature Conservation Values

	
Habitat type
	Nature conservation value
	Notes

	Arable
	Low
	Some use skylark and wintering golden plover.

	Improved grassland
	Negligible
	Minimal value and small scale.

	Semi-improved grassland
	Low/Moderate
	Local BAP habitat and may provide suitable habitat for herpetofauna and birds of conservation concern

	Marshy grassland
	Low/moderate
	Local BAP habitat type and is likely to provide a habiotat for a number of species

	Oxford Canal
	Moderate
	Is likely to provide habitat for a range of species and is known to support species of interest and is a local BAP habitat type.

	River Cherwell
	Moderate/high
	Provides habitat for otter and is a Cherwell BAP Priority Habitat.

	Hedges
	HEGS Grade 1 Hedgerows
	Moderate
	Includes hedges H3, H4, H9, H14, H17 and H20.  Generally important for wildlife and is likely to meet the criteria of an important hedgerow under the hedgerow Regulations 1997

Local BAP habitat type and may support birds of conservation concern.

	
	HEGS Grade 2 hedgerows
	Low
	Includes H1, H2, H6, H7, H10, H11, H12, H16, H18, H19 and H20 hedgerows Generally important for wildlife.

Local BAP habitat type and may support birds of conservation concern.

	
	HEGS Grade 3 hedge
	Negligible
	Includes hedgerows H8, H13 and H15. 

Local BAP habitat type

	
	HEGS Grade 4 hedge
	Negligible
	Includes hedge H5. 

Local BAP habitat type

	Mature trees


	Low

Low
	Rare within site and provides additional structural diversity.

Could provide habitat for notable invertebrates.



IMPACT ASSESMENT

6.68
The legislation requires that attention be paid to all likely forms of impact.  These may be:

· Direct or indirect,

· Short or long-term,

· Intermittent, periodic or permanent,

· And/or cumulative.

6.69
       The development of site could be expected to involve:

· Land-take/removal of habitats and vegetation.

· Habitat fragmentation.

· Disturbance/disruption of species.



Habitats

6.70
The development of the site will lead to the direct total loss of 100% of the existing arable land and improved and semi-improved grassland, and approximately 915m of hedgerow, which comprises 250m of grade 1- hedgerow, and 665m of grade 2-/2.  Mature trees will be retained as greenways and habitat corridors. 

6.71
The construction of the possible new foul water sewer will cause the loss of areas of semi-improved and marshy grasslands along the working corridor.  

6.72
As part of the provision for the canal basin, a small length (approximately 100m) of canal bank would be lost.

6.73
Habitat fragmentation may impact on local fauna and flora, which currently use the site or may colonise from adjacent areas through linear features or suitable habitat.   However, this impact is limited due to the retention of the majority of hedgerows within the development layout and the intensively managed and disturbed nature of much of the site.  The overall majority of hedgerows are to be retained intact and the development is located adjacent to existing residential areas, no more than minor to insignificant impacts can be expected.   The disruption will be caused by severance of hedgerows by internal access roads. 

6.74
Proposals include for the provision of a canal basin, which is likely to increase the level of boat activity within the canal and some associated disturbance to wildlife.

6.75
Significant beneficial nature conservation impacts would occur as a result of the retention of hedgerow habitats and the significant areas of open space (Community Park), and new areas of hedgerow and woodland habitats.

Fauna


Badgers

6.76
Potential for long term impacts associated with this species will only be disclosed to bona fine organisations.  


Bats

6.77
Some disruption to foraging routes and corridors of movement may occur for this group due to the bisection of and some limited loss of hedgerows.  However, impact would be limited as a result of the proposed new tree and woodland habitats.

Otters

6.78
The River Cherwell is used by otters and is relatively secluded as a result of the isolation provided by the Oxford canal and railway line to the north.  The construction of the possible foul sewer pipeline could lead to a very limited disturbance of this species from its normal whilst occupying a place of rest of shelter 

6.79
The value of existing habitats present along the Oxford Canal to otters is considered to be limited due to the lack of suitable cover throughout the canal and the high level of existing disturbance.  The provision of the canal basin may attract an increase in boat use of the canal and therefore further reduce the suitability of the canal to this species.  However, as the site lies close to the River Cherwell, which provides plentiful alternative and more suitable habitat for this species.  The impact on this species is considered to be slight negative.

Reptiles

6.80       
Suitable habitat exists in association with the canal bank-side habitat, semi-improved grassland in the north of the site and improved grassland north of the canal.  Impacts resulting from bank side habitat loss are unlikely to be significant however.   Impact on the semi-improved grassland to the north of the canal would be negative short term reversible slight.

6.81
Any potential impact on reptiles from the loss of semi-improved grassland in the north of the site would be long-term and of slight significance.

Odonata

6.82
Construction activities have the potential to reduce the available foraging habitat for odonata in leading to the loss of semi-improved grassland, which is likely to support a number of prey species.  However due to the small scale of this habitat the impact is likely to be no more than slight.

6.83
Construction activities also have the potential to reduce water quality through surface water run off which may have an increased silt load.  The white-legged damselfly and other invertebrates associated with the canal, which require aquatic habitats with a low level of suspended silt may therefore be negatively affected.  The impact is likely to be slight and local in occurrence.

Breeding birds

6.84
Consultation has identified that the Oxford Canal and site provides foraging habitat for kingfisher and hobby respectively.  The loss of foraging habitat for both species is unlikely to be significant.  Additional species of conservation concern will also be affected by development.  Most species, such as linnet, dunnock, songthrush, house sparrow and starling are likely to benefit, as much of the land is too be taken out of intensive management which is likely to enhance the suitability of foraging and nesting habitat.  The impact on these species is likely to be slight positive overall.  Furthermore, all bird species are protected from harm whilst on the nest, which includes nest abandonment resulting from disturbance.

6.85
Ground nesting species such as the skylark which are associated with arable fields are likely to be negatively affected as a result of development due to the loss of arable farmland and increase in disturbance caused by public access the Community Park.  The impact on this species is likely to be slight negative.


Mitigation and Enhancement

6.86
Overall, the nature conservation value of the site is relatively low, however some features are present, which are considered to be of enhanced value, such as hedgerows, marshy grassland, River Cherwell and the Oxford Canal, and as such mitigation will focus on reducing the potential for impacts associated with these.  Furthermore, some species and species groups identified within the site require measures to ensure that potential impacts are mitigated due to the statutory protection they receive. 

 6.87      
All retained habitats will be safeguarded within an appropriate buffer zone during the construction phase of development to ensure that disturbance is minimal and sensitive species retained.  

6.88
All existing hedgerows are retained where practicable as key features within the layout.  Some lengths of hedgerow are to be removed to enable the construction of the internal and site access roads.  The affected lengths would be coppiced and translocated to other areas within the Community Park, where new hedgerows are proposed.  The Community Park will also include a series of new hedgerows, broad-leaved woodland copses and groups of individual trees to fully compensate for any loss of hedgerow.

6.89
On site- disturbance impacts are likely to occur on birds of conservation concern, which are using the site for foraging and breeding.  Construction works likely to cause disturbance to birds (such as piling), should be undertaken outside of the bird-breeding season.  Furthermore, any length of hedgerow to be removed will be checked by a suitable qualified ecologist and removed outside of the bird – breeding season, which lasts from March to August.  

6.90
The proposed landscape structure across the site will have a beneficial impact in terms of creation of increased areas for badger foraging. 

6.91
Both the Oxford Canal and River Cherwell may be at risk of pollution during construction works.  To reduce the silt load of runoff settlement, ditches on the canal side of the northern east built development area will be constructed prior to the main construction activities to allow suspended silt to settle.  Ensuring that canal/River-side grassland habitat is also maintained as tall grass will also ensure that most suspended solids settle prior to entering the canal.  The proposed landscape corridor along the canal to include grassland, hedgerow and tree planting will increase nature conservation value and enhance the character of the canal. Best practice construction site management will be followed.  The Environment Agency produces guidelines for works near watercourses. These would be adhered to.

6.92
To ensure that otters -if any are sighted- are not disturbed while resting or sheltering close to the site working area, a suitably experienced and qualified ecologist will ensure that no potential holts, couches or hovers have been formed/used prior to works commencing.  Surveys will be undertaken prior to all works within 50m of the River Cherwell.  


 General Considerations for Developmental Design

Habitats and Features

6.93
The loss of any habitats would be fully compensated for, and further significantly increased by the creation of areas of new habitat. This will fully enhance the overall nature conservation value of the site and surrounding area and help in reaching Cherwell BAP targets. 

6.94
Compensatory habitats include:

· New native hedgerow and broadleaved woodland planting. 

· Areas of semi-natural grassland of varying management regimes within the Community Park to compensate for that lost in the north of the site and enhance the site for some species of conservation concern.

· Wetland areas adjacent to the canal, which should include areas of open water and marsh to provide areas of lower disturbance than the canal.

· Vegetated swales and periodically wet detention basins providing habitats for wildlife. 

6.95
A habitat creation and management plan produced in consultation with the local planning authority and wildlife organisations will be produced to ensure that the nature conservation value of compensatory and retained habitats is enhanced or maintained.

Summary

6.96
The nature conservation value of the site is considered to be limited by the dominance of intensive agriculture.  All existing habitats of value and worthy of retention are retained and safeguarded within the scheme.  The establishment of the Community Park will provide a significant long term benefit to the local ecology, providing a variety of wildlife habitats.  

7.0
HERITAGE AND ARCHAEOLOGY


INTRODUCTION

7.1        A heritage and archaeology assessment of the proposed scheme has been conducted. The aim of this section is to provide a summary of known archaeological and other heritage information for the area based on existing data and fieldwork.  Work involved desk-top assessment for the site and the surrounding area and the results of geophysical survey.  This archaeological information forms the basis for an analysis of the potential impact of the proposed development and consequently informs a mitigation strategy.

Assessment Methodology

7.2
In April 2001 Archaeological assessment was completed for the site and its surrounding area.  This was primarily a desktop exercise and the main sources consulted consisted of the Sites and Monuments Record held by Oxfordshire County Council (OSMR), comprising information relating to sites and findspots in the area, as well as air photographic information.  The Oxfordshire Record Office and Oxford Local Studies Library were consulted for further records relating to the area.  Information consisted of early maps, as well as local archaeology and history books.  The National Monuments Record in Swindon was also consulted for further information.  A location map of the archaeological sites and findspots and extracts of historic maps dating to the nineteenth and twentieth centuries are presented in Appendix 7.
7.3
Archaeological fieldwork was completed in January and February 2005 by Archaeological Services WYAS (see Appendix 7). Initial scanning across the wider proposed development area was followed by detailed survey of areas which were identified as having potential for sub-surface archaeological remains.

7.4        
Having identified the likely nature of the archaeology and cultural heritage within the study area, a professional judgement has been made as to the relative importance of the features and structures.  National designations (e.g. Scheduled Ancient Monuments, listed buildings) can aid this process for some sites and buildings.  However, most of the historic features and archaeological sites located within, or in close proximity to the site, are not designated.  For these elements of the archaeological resource, which do not have official designations, relevant criteria produced by the Secretary of State to assess the suitability of a site for scheduling were referred to (Annex 4 of PPG16 - DoE 1990 – see below).  These include rarity, group value, survival/condition and fragility/vulnerability. 

7.5
Having ascribed a level of importance to each element of the historic resource, the development proposals have been considered to confirm the nature of any impact upon the resource.  The significance criteria table below was then referred to, to confirm the significance of the potential, unmitigated impact.  In keeping with advice provided in PPGs 15 and 16 (see below), suitable mitigation and any residual effects have been identified (DoE 1990 and 1994):

· Severe Adverse:  Loss of integrity of nationally important archaeology/cultural heritage including Scheduled Ancient Monuments, Grade I/II* registered parks and gardens and registered battlefields.  Demolition of a Grade I/II* Listed Building.  Dramatic adverse change in the setting or visual amenity of the feature/site.

· Major Adverse:  Land take resulting in the degradation of a cultural heritage site of national importance and/or extensive change to the setting or visual amenity of such a site e.g. intrusion into the setting of a Scheduled Ancient Monument.  Loss of integrity of sites of archaeological interest of regional value, or Grade II registered parks and gardens, e.g. a dramatic change in the setting or visual amenity of a regionally important site such as a Conservation Area.  Adverse effects on the setting or structure of a Grade I/II* Listed Building.  Demolition of a Grade II Listed Building.

· Moderate Adverse:  Land take resulting in the degradation of a cultural heritage site of regional importance and/or extensive change to the setting or visual amenity of such a site.  Extensive change to the setting or structure of a Grade II Listed Building.  Demolition of a locally listed or other historically important building.  Encroachment upon a Conservation Area, historic parkland or other historic landscapes where the quality of the setting or its amenity would be noticeably impaired.  Slight change to the setting or structure of a Grade I/II* listed building.  Removal of a historically important hedgerow (after the Hedgerows Regulations).

· Minor Adverse:  Loss of integrity of an area where common archaeological features/areas have been identified.  Slight change to the setting or structure of a Grade II Listed Building.  Limited encroachment upon a Conservation Area or historic parkland where intrusive views are created or slight affects upon its integrity would result.

· Not Significant:  Landscape or ecological planting on an area where common archaeological features have been identified.  Removal of common hedgerows and limited damage to important hedgerows where no replacement proposed.

· Minor Beneficial:  Perceptible improvement in the setting of a Grade II Listed Building, Conservation Area or Grade II historic parkland. Improved management of locally/regionally important archaeological site.

· Moderate Beneficial:  Perceptible improvement in the setting of a Grade I/II* listed building, Conservation Area or Grade I/II* historic parkland.  Improved management of nationally important archaeological site.


Planning Policy

7.6
In preparing the development proposals and the Environmental Statement, the planning policy framework has been considered in relation to archaeology and heritage.  This section provides a summarised review extracting key issues.  For this proposed development, the planning policy framework is provided principally by :-

· National Planning Policy Guidance Note 15 – Planning and the Historic Environment (PPG 15), 1994

· National Planning Guidance Note 16 – Archaeology and Planning (PPG 16), 1990

· NSCLP


Planning Policy Guidance Note 16 – Archaeology and Planning (PPG16)

7.7
Archaeology is a material consideration in the planning process and government guidance stresses the important role that LPA’s have in safeguarding the archaeological heritage through the development control process. 

7.8
Planning Policy Guidance: Archaeology and Planning (PPG16) sets out the Secretary of State’s policy on archaeological remains on land and provides recommendations, many of which have been integrated into local development plans.  The key points in PPG16 (DoE, 1990) can be summarised as follows :-

· Archaeological remains should be seen as a finite and non – renewable resource and in many cases highly fragile and vulnerable to damage and destruction.  Appropriate management is therefore essential to ensure that they survive in good condition.  In particular, care must be taken to ensure that archaeological remains are not needlessly or thoughtlessly destroyed.  They can contain irreplaceable information about our past and the potential for an increase in future knowledge.  They are part of our sense of national identity and are valuable both for their own sake and for their role in education, leisure and tourism. 

· Where nationally important archaeological remains, whether scheduled or not and their settings, are affected by a proposed development there should be a presumption in favour of their physical preservation.  These remains are assessed in terms of the Secretary of State’s Criteria for Scheduling Ancient Monuments : Period, Rarity, Documentation, Group Value, Survival / Condition, Fragility / Vulnerability, Diversity and Potential. 

· The key to informed and reasonable planning decisions is for consideration to be given, before formal planning applications are made, to the question of whether archaeological remains are known to exist on a site where development is planned and the implication for the development proposal. 

· When important remains are known to exist, or when archaeologists have good reason to believe that important remains exist, developers will be able to help by preparing sympathetic designs using, for example, foundations which avoid disturbing the remains altogether, or which minimise damage by raising ground levels under a proposed new structure, or by careful siting of landscaped or open areas.  There are techniques available for sealing archaeological remains underneath buildings or landscaping, thus securing their preservation for the future even though they remain inaccessible for the time being. 

· If physical preservation in situ is not feasible, an archaeological excavation for the purposes of ‘preservation by record’ may be an acceptable alternative. From an archaeological point of view, this should be regarded as a second best option. 

· Agreements should also provide for the subsequent publication of the results of any excavation programme. 

· Development plans should reconcile the need for development with the interests of conservation – including archaeology.  Detailed development plans should include policies for the protection enhancement and preservation of sites of archaeological interest and their settings.  

· Decisions by planning authorities in the face of proposed development, on whether to preserve archaeological remains in situ, have to be taken on merit, taking account of development plan policies and all other material considerations – including the importance of the remains – and weighing these against the need for development. 

· Planning authorities, when they propose to allow development which is damaging to archaeological remains, must ensure that the developer has satisfactorily provided for excavation and recording either through voluntary agreement with the archaeologists or, in the absence of agreement, by imposing appropriate condition on the planning permission.

7.9
PPG16 has been supplemented by Planning Policy Guidance 15 : Planning and the Historic Environment (PPG15).  PPG15 is to be used in conjunction with PPG16, as expressed in PPG15 1.  PPG15 sets out the Secretary of State’s policy on the historic built environment and provides recommendations, many of which have been integrated into local development plans.  The key points in PPG15 (DOE 1994) can be summarised as follows :-

· There is a presumption against the demolition of Listed Buildings.

· The desirability of preserving and enhancing the character and appearance of Conservation Areas is stressed. 

· Alteration and change of use of historic buildings must be appropriate.  Applicants need to justify needs for development against the significance and value of historic features. 

· Planning authorities, where they propose to allow development, which is damaging to the historic built environment, must ensure that the developer has satisfactorily provided for a programme of building recording or other appropriate works, either through a voluntary agreement with the archaeologists, or, in the absence of agreement, by the imposition of an appropriate condition on the Planning Permission. 

Local Guidance (NSCLP)


Listed Buildings

EN39
Development should preserve listed buildings, their features and settings and preserve or enhance the character or appearance of designated conservation areas, as defined on the proposals map.  Development that conflicts with these objectives will not be permitted. 

Archaeology and the Built Heritage -: Applications

EN47
The council will promote sustainability of the historic environment through conservation, protection and enhancement of the archaeological heritage and its interpretation and presentation to the public.  In particular it will :-

(i) Seek to ensure that Scheduled Ancient Monuments and other unscheduled sites of National and Regional Importance and their settings are permanently preserved;

(ii) Ensure that development which could adversely affect sites, structures, landscape or buildings of archaeological interest and their settings will require an assessment of the archaeological resource through a desk – top study and where appropriate a field evaluation;

(iii)  Not permit development that would adversely affect archaeological remains and their settings unless the applicant can demonstrate that the archaeological resource will be physically preserved in – situ, or a suitable strategy has been put forward to mitigate the impact of development proposals;

(iv) Ensure that where physical preservation in – situ is neither practical nor desirable and sites are not scheduled or of National Importance, the developer will be responsible for making appropriate provision for a programme or archaeological investigation, recording, analysis and publication that will ensure the site is preserved by record prior to destruction.  Such measures will be secured either by a planning agreement or by a suitable planning condition. 


Baseline Conditions

7.10
Desk top assessment has confirmed that the site contains no Scheduled Ancient Monuments, nor any locally designated archaeological sites or features. No part of the site lies within a Conservation Area or registered park, garden or battlefield.

7.11    
There are several prehistoric cropmark sites recorded on the OSMR, however, none of these lies within the site area (see Appendix 7, Figure 7.1).  Aerial photographs indicate a cursus like cropmark [1] approximately 1.5 km to the southeast of the site, west of Manor Farm which is likely to be of Neolithic date, whilst the site of a Neolithic causewayed enclosure exists approximately 1.5 km to the west of the site [2], near Wykham Farm.  Approximately 1.5 km east of the site near the Cherwell lie two Bronze Age ring ditches with small concentric circles within them [3].  They are visible on air photographs and may represent the remains of barrows – Bronze Age burial mounds. A further Bronze Age ring ditch/barrow ditch visible as a crop mark is recorded approximately 1.5 km to the west of the site [4].  During the site visit, a prehistoric flint tool [16] was found in a ploughed field, on the very edge of the site, immediately south of Canal Lane bridleway.  The scraper is likely to date to the Neolithic or Bronze Age.

7.12
Evidence of Romano-British settlement has been found between Bodicote and Adderbury approximately 1.3 km south of the site [5], east of the Oxford Road.  Another possible Roman site, not recorded on the OSMR, exists to the south of Bodicote Mill and Sor Brook.  Here, in fields around Bloxham Grove, the OS map of 1882 shows a number of sites where Roman coins were found in 1835 and where Roman remains were found in 1852 and 1854.  This is approximately 2km to the south west of the site. 

7.13
The name Bodicote probably derived from the Anglo-Saxon personal name Boda.  Late Anglo-Saxon courseware pottery sherds were discovered in Clay Close, on Bodicote’s western edge at Paddock Farm in September 1964, approximately 1.2 km to the southwest of the site [6].  

7.14
Air photographs dating to the 1940s show an extensive system of ridge and furrow and other earthworks which are probably a relic of medieval and early post-medieval field systems. More recent photographs and the site visit suggest that only faint traces of these features now survive above ground.   These have mostly been ploughed out (see Appendix 7) and are located largely outside the site boundary, or within the land for the Community Park.

7.15
The site of the medieval Weeping Cross stood on the Oxford Road until 1803 [7]. Immediately south of the southern boundary was the site of a tollhouse at Weeping Cross Gate [8]. The main road from the Midlands (via Banbury to Oxford) ran through Bodicote and was turnpiked in 1755.  Davis’ 1792 map shows the site area composed of a number of enclosed arable fields and there are no buildings evident on the site at this time.  Although the Oxford Canal, which was completed in 1790, is illustrated none of the bridges on the eastern boundary of the site are shown on this late eighteenth century map. 

7.16
The first edition Ordnance Survey map of 1882 provides a more detailed picture of the site (see Appendix 7).  The site has changed from 1792 and shows a more divided and regular field system, typical of areas subject to enclosure by Act of Parliament.  Hawthorn hedgerows survive across the site defining these fields. New College Farm and Bodicote Grounds Farm had been constructed just beyond the site boundary and a number of isolated barns lay within.  A trackway, now Canal Lane, bisected the site.  The field names from the 1833 parish map included a field in the south that was named after Weeping Cross and may have medieval origins.  The northernmost field is shown as “hovel ground” which means land containing a shed for implements or a framework on which a stack (haystack) is built. No other field names suggest any archaeological potential at the site.  

Listed Buildings

7.17
There are two Grade II Listed swing bridges across the Oxford Canal on the boundary of the site [9,10] (see Appendix 7, Figures 1 and 2 ).  Swing bridge No. 170 [9] was Grade II listed in 1992.  The swing bridge was constructed in the eighteenth century with 19th and 20th century alterations.  It has a wooden plank deck with wooden handrails and two balance beams set at raking angles.  There are brick abutments with concrete sills and brick wing walls. Foxes swing bridge No. 171 [10] and Haddons swing bridge No. 173 [12], both Grade II listed, are of the same design as No. 170. These bridges are located within the Community Park.  The remains of a further swing bridge, No. 169, exist in the northernmost corner of the development site.  This is not listed and only the brick abutments survive.

7.18
The conventional arched bridge No. 172 [11] was constructed across the Oxford Canal in 1788 and opened in 1789.  Grants Lock [13], Grade II listed, is a single chambered narrow lock opened in 1789.  

7.19
The nearest Listed Building is the Church of St John the Baptist which is Grade II* Listed [14] and lies approximately 1.2 km to the south west of the site area.  A Methodist chapel was constructed in 1845.  It was Grade III listed but has now been de – listed [15].  The core of Bodicote is designated as a Conservation Area. 

7.20
No additional sites or features of interest were identified through analysis of air photographs held at the National Monuments Record or the site visit. It was noted that the field adjacent to Bankside in the northern area of the site contains demolition material in the form of bricks and pieces of concrete suggesting modern deposition or made ground.  An earth bund runs parallel to the Oxford Canal and was probably constructed as flood defence in the modern period too.

Archaeological Evaluation

7.21
Given the absence of past archaeological investigation within the site and the suggestion of some archaeological potential from nearby known sites, further archaeological evaluation has been completed across the site development area.  Geophysical survey was completed in January and February 2005 by Archaeological Services WYAS (see Appendix 7).

7.22
An initial scan across the wider development site was completed to identify anomalies in the magnetic alignment of the soils which could then be subject to more detailed survey. A total of 10% of the site area was then covered by detailed survey. The survey work took account of the varied geology and topography of the site.

7.23
Very few areas of interest were recorded by either the scanning or the subsequent detailed survey. The commonest archaeological response was from land drains or the vestiges of ridge and furrow. More amorphous responses were interpreted as geological in the main, although one area was tentatively identified as the remains of extraction activity, given a location above ironstone bearing rock.

Baseline Conclusions  

7.24
There are two Grade II Listed swing bridges over the Oxford Canal located adjacent to the eastern boundary of the site area. These structures would rate as of regional importance.

7.25
A system of enclosure hedgerows also survive across the site which are likely to date from the late eighteenth century. They are likely to qualify as important hedgerows under the archaeology and history criteria of the Hedgerows Regulations.

7.26
A small area of ridge and furrow and relict field boundaries survives on the very eastern edge of the site, the vast majority of which is located beyond the site boundary.  These features would rate as of local importance only. The only other known archaeological remains within the site would be the now demolished sites of post-medieval agricultural buildings, ploughed out ridge and furrow and sub-surface land drains. Such remains would not rate as significant.

7.27
There remains potential for hitherto unidentified sub-surface remains relating to post-medieval and earlier exploitation within the site area. However, site wide geophysical survey has not indicated any likely significant archaeological remains. One area of activity which was suggested is likely to reflect quarrying activity and any remains of this nature would rate as of local importance only. 

7.28
Assessment and non-intrusive evaluation have confirmed that the site has low potential for archaeological remains. Any remains which have not been detected would certainly have been damaged by the later arable agricultural regime across the site which will limit their potential importance.


Potential Impacts

7.29
The proposed buildings, facilities and infrastructure relating to the development has the potential to damage or destroy sub-surface archaeological deposits and also to adversely affect the structure and setting of listed features.  Historic field boundaries could also be removed or truncated.  Landscaping associated with the development, also has the potential to damage archaeological deposits.  Archaeology is likely to be most seriously affected during the construction phase of development. Once completed, further serious damage to sub-surface deposits is unlikely.

7.30
Sub-surface deposits also face destruction or damage where groundworks or construction activity occurs.  However, no significant deposits have been identified in the site, but experience suggests that there may be as yet undiscovered archaeological deposits that could also be affected by development.  Given the work completed to date across the site, the potential impact on sub-surface archaeological deposits can be assessed as between moderate adverse and negligible.

7.31
The structure and setting of the listed swing bridges will not be directly affected by the built development areas.  Their character and setting is safeguarded.  Their ongoing maintenance post development would continue to be the responsibility of British Waterways.  Removal of historic hedgerows would also rate as a minor adverse potential effect.  However, all existing hedgerows where practicable are to be retained and reinforced with new planting.  

Mitigation and Enhancement Measures

7.32
A range of mitigation measures, aimed at avoiding, minimising or compensating for potential impacts can be employed during the design, construction and post-implementation stages of the project.

7.33
The majority of surviving historic hedgerows are to be preserved by incorporation into the overall design of the site.  The small area of extant ridge and furrow would also be preserved within the Community Park.  Long term preservation of earthworks and hedgerows incorporated within the development would be ensured through an ongoing landscape management regime.

7.34
Archaeological investigation completed to date suggests there is extremely low potential for significant remains of national or regional importance. However, further investigation will be required in order to make a record of any locally important sub – surface archaeological remains. 

7.35
The design of new development and landscape structure will have regard to the setting of the swing bridges in order to minimise the adverse effects on them.

Residual Effects and Any Proposed Monitoring

7.36
Given implementation of the mitigation measures outlined above, there will be no significant adverse effects on archaeology or cultural heritage resulting from the proposed development of the site.

Summary and Conclusions

7.37
Archaeological and cultural heritage assessment and field evaluation has been completed across the proposed development area.  Available sources and original fieldwork results suggest that the area has been in agricultural use since at least the medieval period.  A limited range of historic features now survive including some post-medieval hedgerows, ridge and furrow and two listed canal bridges.  Vestigial remains of earlier activity may survive as sub-surface deposits, although geophysical evaluation does not indicate any such remains of note.

7.38
No designated remains survive within the site itself, and any archaeological deposits are likely to rate as of local importance only.  The setting of listed structures will be fully ` protected  and safeguarded.  The majority of surviving hedgerows and ridge and furrow is preserved within the development and enhanced through suitable management.  Consequently, no significant adverse effects on archaeology or cultural heritage will result from the development.

8.0
GEOLOGY, HYDROLOGY, HYDROGEOLOGY


Overview

8.1        This section discusses the issues in the following sequence:

· Geology & Hydrogeology

· Hydrology

8.2               The format of this section follows a standard study pattern, by setting out an appraisal of the baseline conditions, followed by an identification of potential environmental impacts due to the proposed development.  The importance of each mechanism and an assessment of each potential impact is then considered along with mitigation measures and recommendations for further investigations where necessary.

8.3              During the development of this report, the following statutory bodies and interested parties have been consulted regarding the proposals:

· Environment Agency

· Thames  Water

· British Waterways

· Cherwell District Council (land drainage authority)

8.4
In summary the following information has been available during the preparation of this report:

· Ordnance Survey Superplan



Ordnance Survey 2001

· Site Level Survey Plan
Triway Consultants, 



2003

· Borehole Records - SP/43NE/20, SP/43NE/16
British Geological 



Survey

· Land-use calculations
John Thompson & 



Partners

Baseline Conditions – Geology & Hydrogeology


 Background: 

8.5
 SEQ CHAPTER \h \r 1The land is historically undeveloped and is currently in arable agricultural usage.

8.6
 SEQ CHAPTER \h \r 1The Cherwell Valley is the natural channel forming the catchment of the River Cherwell, which flows in a north west to south east direction.  Over the higher plains of the site, the land generally has gentle falls in a south-easterly direction.  Towards the east, the natural fall in the land first steepens and then eases slightly in a north-easterly direction towards the canal bounding the lower regions of the site, where a series of low frequency undulations can also be observed.  Levels within the site range from the highest of approximately 123m AOD to the west of the site adjacent to the Oxford Road, to approximately 90m AOD to the east of the site adjacent to the canal.  A plan showing site survey contours (1071/SV/01) is included in Appendix 8.

8.7            
 SEQ CHAPTER \h \r 1Once beyond the site and east of the canal, the ground profile continues to fall, albeit at a shallower gradient across the floodplain, to meet the River Cherwell some 300-400m away.

8.8
 SEQ CHAPTER \h \r 1To the eastern boundary of the site, the canal has two swing (lift) bridges, both appearing to be in serviceable order.  There is also evidence of a former bridge near to the northern boundary of the site where brick piers remain, narrowing the sectional width of the canal.  The formal tow path for the canal lies to the east of the waterway.

8.9
Published information has been obtained in the form of:

· Historical land use

· Published geology

8.10
Additional information has also been gathered in relation to:

· Environmental statutory registers


Geology
8.11
Published geology (source – British Geological Survey)  SEQ CHAPTER \h \r 1for the site suggests a solid geology of Liassic clays of the Jurassic Period.  There is no evidence of drift deposits, except for alluvium in the region of the River Cherwell.

8.12
 SEQ CHAPTER \h \r 1Record borehole logs have been obtained from the British Geological Survey for the higher areas of the site, adjacent to the A4260 Oxford Road.  The stratum adjacent to the site may be characterised from the following two borehole records:

	 SEQ CHAPTER \h \r 1BH SP/43NE/20
	Thickness (m)
	
	BH SP/43NE/16
	Thickness (m)

	Topsoil
	0.23
	
	Topsoil
	0.15

	Ironstone
	0.18
	
	Clay
	0.25

	Clay
	0.48
	
	Limestone
	0.02

	Clay & Limestone
	0.70
	
	Clay
	0.43

	Ironstone
	1.50
	
	Light Brown Clay
	0.20

	Clay
	0.40
	
	Clay & Rotten Ironstone
	0.30

	Clay & Ironstone
	0.84
	
	Ironstone
	2.44

	Siltstone
	0.28
	
	Micasaeous Silty Clay
	0.76

	 SEQ CHAPTER \h \r 1Sandy Clay 
	1.00
	
	Ferr Siltstone
	0.38

	Hole terminated
	
	
	Light Brown Sandy Clay
	0.96

	
	
	
	Ferr Siltstone
	0.07

	
	
	
	Siltstone
	0.50

	
	
	
	LB Sandy Clay
	0.13

	
	
	
	Hole terminated
	



Table 8a & 8b: Borehole Records

8.13
All available historical Ordnance Survey mapping, dating from the 1880s through to that most recently available, has been examined and shows no evidence of previous use or development on site differing from that at present.  A selection of the historical Ordnance Survey mapping is contained in Appendix 8.  It is concluded that the planned development area is unaffected by historic development.

8.14
A review of statutory registers, with the base information sourced from organisations such as the Environment Agency, the Coal Authority, British Geological Survey, Centre for Ecology and Hydrology, English Nature, and the National Radiological Protection Board, in relation to the area of the site, and the surrounding land for a distance of 600m beyond the site boundaries, revealed the following relevant to geology:


Waste

· Local Authority Recorded Landfill Sites
1 outside site 

(ash & bottles, 

Tramway Road)


Geological

· Radon Affected Areas
10-30% above action level

· Radon Protection Measures
Full protective measures


 recommended

Industrial Land Use

· Contemporary Trade Directory Entries
15 outside site

· Fuel Station Entries
2 outside site
(Oxford Road – 1 open)
8.15
The searches of statutory registers returned fifteen entries in the Contemporary Trade Directory (twelve active, three inactive) located outside the site boundaries, but within 600 metres of the site, typically located as one would expect along the developed area around Oxford Road and Cherwell Heights to the west of the site.  None of the Contemporary Trade Directory entries are considered to have a material impact on the baseline site conditions for the development.

8.16
The review of statutory registers showed no records for the following, either on site, or within 600m relevant to geology:

· Contaminated Land Register Entries and Notices

· Enforcement and Prohibition Notices

· Integrated Pollution Controls

· Integrated Pollution Prevention and Control

· Substantiated Pollution Incident Register

· Prosecutions Relating to Authorised Processes

· Registered Radioactive Substances

· BGS Recorded Landfill Sites

· Integrated Pollution Control Register Waste Sites

· Licensed Waste Management Facilities (Landfill Boundaries)

· Licensed Waste Management Facilities (Locations)

· Registered Landfill Sites

· Registered Waste Transfer Sites

· Registered Waste Treatment or Disposal Sites

· Control of Major Accident Sites (COMAH)

· Notification of Installations Handling Hazardous Substances (NIHHS)

· Planning Hazardous Substance Consents

· Planning Hazardous Substance Enforcements

· BGS Recorded Mineral Sites

· Coal Mining Affected Areas

· Shallow Mining Hazards

· Ground Dissolution Subsidence Hazards

· Mining Instability

· Natural and Mining Cavities

8.17
Additionally, enquiries have been made for any waste and land-fill site records held by the Environment Agency, Oxfordshire County Council & Cherwell District Council (CDC) that may not appear on the statutory registers.  The following is identified within 1km of the site:

· Waste Management Licence 


W. M. Company based in  

                                                                                    Thorpe Mead

· Closed Landfill Sites



three off site – see below

· Local Authority Recorded Landfill Sites
five off site – see below

· Report of previous tipping

             potential on site –  see below

8.18
Cherwell District Council has advised that previous tipping is thought to have occurred at the canal side element of the development, close to Bankside.  No documentary evidence is available.  However, CDC’s Environmental Protection Manager believes that the land was used for the deposition of canal dredging material, although it is not recorded nor treated as contaminated, nor is it displaying any evidence of contamination, either directly, or indirectly by the surrounding conditions and indicators.  Such arisings from the canal are unlikely to present material risk to the development proposals or the geology and hydrogeology of the land.  Nonetheless, it will clearly be necessary to complete a thorough site investigation prior to development of the land and implement remediation measures, as are necessary, to ensure the protection of end users and the environment.

8.19
Given the distances of all other landfill sites and environmental hazards from the boundary of the site, and indeed the surrounding geology, these are not considered to present any direct risk of contaminative influence on the baseline site conditions.

8.20
With the exception of the reported tipping close to the canal, no information has been identified to suggest that a geology differing from natural, uncontaminated ground is likely to be found across the site.  Accordingly difficult ground conditions are not considered likely.

 
Hydrogeology

 8.21
As described earlier, terrain across the site is categorised by a generally sloping topography, exhibiting steepest falls in a north-easterly direction.  The three dimensional level survey completed by Triway Consultants in June 2003 shows that the site falls from a plateau area adjacent to A4260 Oxford Road at about 123m AOD at a fairly steady gradient to a level of approximately 90m at the canal edge.  (See drawing 1071/SV/01 in Appendix 8A for site level contours.)  Some open channels bisect the site, conveying surface waters in a north-easterly direction to meet either the canal at the site limit or the River Cherwell approximately 300 - 400m further east of the site.  The proposed development site lies within the catchment of this main river.

8.22
Hydrogeological ground water flow paths are postulated to extend generally in the north-easterly direction, towards the River Cherwell.

8.23
A review of statutory registers, with the base information sourced from organisations such as the Environment Agency, the Coal Authority, British Geological Survey, Centre for Ecology and Hydrology, English Nature, and the National Radiological Protection Board, in relation to the area of the site, and the surrounding land for a distance of 600m beyond the site boundaries, revealed the following relevant to hydrogeology:

Hydrological

· Pollution Incidents to Controlled Waters
6 outside site – see below

· Prosecutions Relating to Controlled Waters
1 outside site (fuel into

                                                                                                 storm drain

· Water Abstractions
1 outside site (agricultural use to south)

· Groundwater Vulnerability


Minor Aquifer

(Intermediate leaching 

potential soil)

Waste & Industrial Land 

use

· See geology, above

Sensitive Land Uses

Environmentally Sensitive Areas
River Cherwell Floodplain – Adjacent to site

Nitrate Vulnerable Zones



Across site

8.24
The review of statutory registers showed no records for the following, either on site, or within 600m relevant to hydrogeology:

· Integrated Pollution Controls

· Integrated Pollution Prevention and Control

· Substantiated Pollution Incident Register

· Prosecutions Relating to Authorised Processes

· Water Industry Act Referrals

· Source Protection Zones

· Control of Major Accident Sites (COMAH)

· BGS Recorded Mineral Sites

· Nitrate Sensitive Areas

8.25
Of the six Pollution Incidents to Controlled Waters within 600m of the site, two were categorised as significant and four minor.  Three were related to the Banbury STW, one was at Tramway Road to the North, and the remaining two located south of the site in Bodicote.  Only four had dates provided, which ranged from 1993 to 1998.  None of these records contained any indication of a direct risk of residual contaminative influence to the baseline site conditions.

8.26
Environment Agency record groundwater vulnerability beneath the site has a geological classification varying between Non Aquifer (Negligibly permeable) and Minor Aquifer (Variably permeable), with the general soil classification in the minor aquifer regions of Intermediate Leaching Potential – soils which can possibly transmit a wide range of pollutants.  The site does not lie within a Ground Water Source Protection zone, but does lie within a Nitrate Vulnerable Zone.  However, being within a Nitrate Vulnerable Zone is not considered to present a potential environmental constraint on development.

8.27
One ground water abstraction licence has been granted by the Environment Agency within 600m of the site boundary, south of the site at Cotefield Farm, for the purpose of general agricultural usage.

Potential Impacts – Geology & Hydrogeology

8.28

Three principal environmental impacts exist relating to geology and hydrogeology that potentially result from development of the subject site.  These mechanisms are as follows:

· Direct contamination of the soil and potential groundwater contamination due to leakages of fuel oils, general spillages and other contaminants from within the development and the associated collection of surface water drainage from hardstanding areas

· Direct contamination of the soil and potential groundwater contamination due to the mobilisation of existing contaminating materials

· Reduction in ground water flows and recharge of aquifers due to hard paving of the site

Assessment and Mitigation of Impacts – Geology & Hydrogeology

Contaminative SPR (Source-Pathway-Receptor) Assessment

8.29
While site specific potential impacts are identified above, in appraising the baseline conditions and suitability of the site for development, during the  SEQ CHAPTER \h \r 1early stage of site planning and study, it is common to outline a preliminary conceptual site model of possible environmental contaminative risks.  This assessment is based on the evidence identified during the baseline search and the planned development proposals.

8.30
Guidance published by the Department of the Environment, Transport and the Regions (DETR Circular 02/2000) 'Environmental Protection Act 1990: Part 11A - Contaminated Land (20th March 2000) promotes the 'suitable for use approach'.  The DETR note 'The "suitable for use" approach focuses on the risks caused by land contamination.  The approach recognises that the risks presented by any given level of contamination will vary greatly according to the use of the land and a wide range of other factors, such as the underlying geology of the site.  Risks therefore need to be assessed on a site-by-site basis.

8.31
Also addressed within the DETR guidance is the issue of 'contaminated land'.  'Before the Local Authority can make the judgement that any land appears to be Contaminated Land on the basis that Significant Harm is being caused, or that there is a Significant Possibility of such harm being caused, the authority must identify a Significant Pollutant Linkage.


This means that each of the following has to be identified:

· A Contaminant (or Source)

· A Pathway

· A Receptor

and that:

· The Contaminant is causing Significant Harm to that Receptor.

or

· there is a Significant Possibility of such harm being caused by the Contaminant to the Receptor.

8.32
Where any of the three elements of the SPR are not present, there is no risk and therefore land cannot be classified as statutory 'contaminated land'.


The potential sources of contamination at the site are primarily:

· Made ground (e.g. tipping)

· Natural soils

· Ground gases (e.g. carbon dioxide)

The potential receptors at the site are:

· Construction personnel - typically short term exposure

· End users / site occupiers

· Controlled waters (rivers, aquifers, etc.)

· Flora and fauna

· Buildings & construction materials

The potential pathways at the site are primarily:

· Direct ingestion of soil

· Inhalation of dust

· Direct skin contact with the ground

· Regression of plant growth due to phytotoxic contamination

· Intake of contaminative material from edible plant growth

· Vertical and lateral migration of contamination

· Vertical and lateral migration of hazardous ground gas

Based on the above, a preliminary conceptual site model has been developed and is summarised as Table 8c.

	Potential Source
	Potential Pathway
	Potential Receptor
	Appraisal finding
	Link

	Contaminated soils
	Direct Ingestion & contact
	Site workers
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Inhalation of dust
	
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Direct & indirect Ingestion & contact
	Residents
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Inhalation of dust
	
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Vertical & lateral migration
	Controlled waters
	If soils found to be contaminated.  No known history apparent from water quality testing and other records.  Mitigation possible if identified.
	Very unlikely

	· 
	Direct uptake
	Flora
	If soils found to be contaminated.  Land currently in use for agriculture with no problems revealed suggesting flora unaffected.  Mitigation possible if identified.
	Very unlikely

	· 
	Direct contact
	Building materials
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	Contaminated groundwater
	Direct Ingestion & contact
	Site workers
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Inhalation of dust
	
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Direct Ingestion & contact
	Residents
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Inhalation of dust
	
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	· 
	Vertical & lateral migration
	Controlled waters
	If soils found to be contaminated.  No known history apparent from water quality testing and other records.  Mitigation possible if identified.
	Very unlikely

	· 
	Direct uptake
	Flora
	If soils found to be contaminated.  Land currently in use for agriculture with no problems revealed suggesting flora unaffected.  Mitigation possible if identified.
	Very unlikely

	· 
	Direct contact
	Building materials
	If soils found to be contaminated.  No site contamination indications found from records and current use.  Mitigation possible if identified.
	Very unlikely

	Elevated gas
	Vertical & lateral migration
	Site workers
	If site found to be gassing (radon not considered a risk for construction).  Mitigation possible if identified.
	Very unlikely

	· 
	· 
	Residents
	Radon, plus if site found to be further gassing. Mitigation possible if identified.
	Very unlikely



Table 8c: Site SPR summary

8.33
It may be concluded that the preliminary SPR assessment identifies no constraint on development of the site for residential and commercial end usage without the need to implement means of mitigation measures for soil or gaseous contamination, other than possible radon protection measures.  The Conceptual Model will be updated with site specific information as this becomes available and mitigation measures implemented as are necessary to reflect the site specific requirements.  No conditions can be foreseen where measures cannot be implemented to fully mitigate against identified contaminative risks.

Assessment of Site Specific Development Impacts:
8.34
Having considered the preliminary SPR assessment above, the specific potential impacts identified earlier for Geology and Hydrogeology can be considered.

8.35
Direct contamination of the soil and indirect contamination of ground water may arise from accidental spillages of chemicals and the leakage of fuel oils from vehicles.  Such spillages can result in major pollution incidents, but are normally associated with industrial or commercial developments where large volumes of chemicals are stored and where HGV vehicles are used.

8.36
In development being primarily of a residential end usage, the volumes of chemicals being stored are such that an accidental pollution incident is highly unlikely.  The volume of fuel oil washed from cars also represents a far lower pollution risk to the soil or groundwater.

8.37
In mitigation of the remaining risk, it is proposed to implement a best practice surface water management scheme to ensure that the soil and ground water quality environment is not degraded.

8.38
All parking areas and garaging within the development will have hard paved surfaces to avoid the direct spillage of materials to ground.  Water discharged from paved surfacing within vehicle parking areas and roadways will be collected efficiently and receive passive treatment to improve water quality as part of a sustainable urban drainage system before discharge to any watercourse.

8.39
As will be outlined under hydrology, a system for the collection, conveyance, treatment and disposal of surface water will be designed, in accordance with latest recommendations, thereby minimising the risk of leaching potentially contaminated materials to the soil and ground water.

8.40
Development works have the potential to change hydrogeological conditions across a site and this combined with general earthworks operations have the potential to mobilise existing contamination within the ground.  However, the historic map search has identified no previous use likely to have resulted in direct soil or ground water contamination.  The reported tipping area next to the canal is displaying no evidence or record of contamination.  Accordingly, this potential 


mechanism is not seen as a material risk.  In the unlikely event that contaminative materials are present, the mitigation measures would be treatment, or removal as appropriate.

8.41
Hard paving of the site and positive drainage systems can reduce infiltration of rainwater to ground and so reduce hydrological ground water flows.  However, the prevailing ground conditions at the soil surface appear to be predominantly clays, which represent relatively impermeable formations, and hence the development presents a lower potential risk than if the site were being built directly in contact with a permeable formation over an aquifer.  The normal course of mitigation for this potential impact is the implementation of ground water recharge systems within the proposed site drainage.  However, the cohesive ground conditions are likely to make the use of soakaways, infiltration basins and the like unviable.  Clearly, the proposed development will have substantial areas of soft landscape, including gardens and open space, which will return an element of water back to ground.  In further mitigation, porous pavements will also be considered on private driveways and parking areas, which can be designed for relatively impermeable formations.  Such will be designed to avoid the discharge of contaminating waters to ground.

8.42
As the ground conditions appear favourable from the information gathered, it is likely that conventional strip foundations for housing, or pad foundations for any larger associated ancillary development, will suffice, without the need for deeper support.  This will, of course, need to be confirmed by suitable ground investigation at the appropriate time.

Summary – Geology & Hydrogeology

8.43
Information forming the baseline site conditions, when considered in the context of the planned development activities and assessed in with the outlined procedures, do not identify any potential environmental risk or constraint on development.

8.44
The development proposals will not materially impact on soil or ground water quality, nor be detrimental to the hydrogeological flow conditions. 

Baseline Conditions - Hydrology

Background

 8.45
 SEQ CHAPTER \h \r 1The majority of the site lies within the catchment of the River Cherwell. Storm water is generally conveyed from land towards both the canal and the River Cherwell, with the exception of the western extent of the land, near to Oxford Road, which lies within the catchment of the Sor Brook.  

8.46
 SEQ CHAPTER \h \r 1Within the site boundary, managed drainage by way of watercourses or sewers is limited.  Where such are present, the majority take the form of watercourses discharging in a north easterly direction into the canal.  However, surface water is not exclusively discharged to the canal.  At one location, an existing watercourse is seen to discharge into a grated gully near to the eastern boundary of the site.  Water collected from this point is discharged to a manhole, adjacent to canal, before passing beneath the canal and through the land to the east to reach the River Cherwell.   SEQ CHAPTER \h \r 1The indicative catchment areas and each identified outfall are shown on drawing 1071/LP/02 in Appendix 8.
8.47
 SEQ CHAPTER \h \r 1Thames Water has provided basic details of their storm water network in the vicinity of the site.  Adopted sewers are present within the carriageways of the Cherwell Heights development.  These sewers generally convey flows in a northerly direction and towards Bankside to reach an off-site main discharging flows to the River Cherwell. The main outfall pipe is 1070mm diameter.

8.48
A review of statutory registers, with the base information sourced from organisations such as the Environment Agency, the Coal Authority, British Geological Survey, Centre for Ecology and Hydrology, English Nature, and the National Radiological Protection Board, in relation to the area of the site, and the surrounding land for a distance of 600m beyond the site boundaries, revealed the following relevant to hydrology:-

· Discharge Consents



14 outside site – see below

· River Quality Sample locations

            
3 outside site – see below

· River Quality Biology Sampling locations

1 outside site – see below

· Fluvial Indicative Floodplains


adjacent to site – see below
8.49
The review of statutory registers showed no records for the following, either on site, or within 600m relevant to hydrology:

· River Quality Chemistry Sampling Points

· Nitrate Sensitive Areas

· Ramsar Sites

Land drainage consents
8.50
Of the fourteen land drainage Discharge Consents granted within 600m of the site, six appear active (revocation date noted as not supplied).  Two relate to private residential properties in Oxford Road discharging to Sor Brook. The remaining four are Thames Water discharges from three pumping stations to Sor Brook, the Oxford Canal and the River Cherwell, and their final treated discharge from their Banbury (Spital Farm) Sewage Treatment Works to the River Cherwell.

Water quality

 8.51
River Quality is regularly measured by the Environment Agency for stretches of water near the site – In the year 2000 the 11.3km stretch of the Oxford Canal (from Banbury southwards) was recorded as GQA grade D - Fair, and the River Cherwell as GQA grade B - Good (3.1km stretch north of to the STW) and GQA grade D – Fair (7.3km stretch from the STW south).  The latter stretch also has River Quality Biology sampling, which in 2000, 2002 and 2003 was recorded as Grade A – Very Good.  The 2002 GQA levels are contained in Table 8d below.  The Environment Agency also publishes river chemistry quality targets for each recorded location.  In 2001, this reach met the RQO target chemistry objectives.

	 SEQ CHAPTER \h \r 1Determinant
	Description
	Notes

	Chemistry
	Good
	BOD  - grade B
   - Grade B
- Grade B

Ammonia - Grade A

Dissolved oxygen - Grade A

	Nitrate
	High
	-

	Phosphate
	High
	-


Table 8d: River Quality Standards

 SEQ CHAPTER \h \r 1Note:
There are no set ‘good’ or ‘bad’ concentrations for nutrients in rivers (nitrates & phosphates) in the way the EA describe chemical quality. Rivers in different parts of the country have naturally different concentrations of nutrients.

Flood Risk: In terms of fluvial flooding, PPG25: Development & Flood Risk categorises flood zones as three levels of risk, as follows:

	 SEQ CHAPTER \h \r 1Flood Zone
	Annual Probability of flooding

	1
	Little or no risk


	<0.1 %



	2
	Low to medium risk
	0.1 - 1.0 %

	3
	High risk
	> 1.0 %


Table 8e: PPG25 Flood Risk Zones

8.52
Under normal circumstances, development of a residential or commercial end use should occupy land in either Flood Zones 1 or 2.  Put simply, the development should lie outside the 1 in 100 year flood event.

8.53
The Environmental Agency have, as part of their River Cherwell hydrological studies, published definitive 1 in 100 year event fluvial flood levels across the catchment and a corresponding floodplain envelope.  These levels have been used to plot a definitive 1 in 100 flood envelope in the region of the site and to support a Flood Risk Assessment (FRA) to accord with the requirements of PPG25: Development and Flood Risk.  The FRA also outlines the proposed surface water drainage strategy for the site.  The document is published as Brookbanks report number 1071/DFS/01, (Appendix 8).

8.54
All available evidence suggests that the site lies outside the High Risk - Zone 3 as defined by PPG25: Development & Flood Risk, such that the annual probability of flooding on the site is less than 1%.  A plan showing the extent of the EA draft S105 floodplain is shown on drawing 1071/FL/01 in Appendix 8.

8.55
While completing baseline searches, Cherwell District Council highlighted the two stretches of the site next to the Oxford Canal, which form into minor shallow ponds from time to time.  This ponding is simply trapped water at the discharge point into the canal and represents a local drainage deficiency rather than a flooding problem.  The site drainage will be enhanced to provide satisfactory performance in the completed development and as such this minor problem will be resolved – the assessment element of this section refers.


Foul Drainage

8.56
Thames Water have provided basic details of their foul sewerage system near to the site. A plan showing the existing drainage infrastructure is contained in the Services Infrastructure Appendix 13.

8.57
Flows from the south of Banbury and Bodicote are treated at Spital Farm Sewage Treatment Works.

8.58
To the north of the site, the Cherwell Heights development is serviced by a series of 150 and 255mm diameter sewers generally conveying flows in a northerly direction.  Bankside, which bounds the site, has a 300mm diameter foul sewer also flowing in a northerly direction.  To the west, properties fronting Oxford Road are serviced by a 150mm diameter foul sewer that transports flows in a south easterly direction before being carried west and into Bodicote.

8.59
A 500mm diameter rising main, from Adderbury pumping station, traverses the lower reaches of the site, pumping foul flows in a northerly direction to the Banbury – Spital Farm Sewage Treatment Works.  Approximately 400m of main crosses the eastern corner of the site near to the canal.  At this location the main heads towards the canal before passing beneath the waterway and then in a northerly direction towards the Sewage Treatment Works.  The main generally lies outside areas of proposed built development, although it may conflict with the proposed location of the canal basin. 

Potential Impacts - Hydrology

8.60
The potential hydrological impacts are as follows:

· Direct contamination of surface water and deterioration of water quality standards in surrounding watercourses, the canal and/or the River Cherwell due to surface water discharges

· Direct and indirect flooding of surrounding watercourses, the canal and/or the River Cherwell, adjacent land and property due to increases in surface water runoff from hardstanding areas

· Direct contamination of surface water, soil and potential groundwater contamination due to surcharging of the foul water network or the discharge of treated foul flows

Assessment & Mitigation of Impacts – Hydrology

Water Quality

8.61
In assessing the environmental impact of the development in terms of pollution prevention, a preliminary water impact appraisal has been completed to assess the potential pollution receptors.  Of prime concern is the canal and the River Cherwell, to which the existing watercourses crossing the site are tributaries.  While the urban nature of the River Cherwell currently results in a somewhat degraded water quality environment, same will be improved in time through the implementation of various guidance and national objectives.  Accordingly, if the potential impact of development activities is to be avoided, water discharged from the development will need to be treated to improve water quality.

8.62
Surface water run-off from development sites routinely contains a series of contaminants, including petrochemical compounds, heavy metals and suspended solids.  The direct discharge of such to adjacent watercourses would potentially result in a degradation of water quality with associated ecological impacts.  Typical chemical concentrations are as follows:-

	 SEQ CHAPTER \h \r 1Water Source
	Mean Pollutant Concentration (mg/l)

	
	Solids
	BOD
	COD
	NH4
	Pb
	PAH

	Rainfall
	8 - 80
	1 - 15
	2.5 - 32
	-
	0.024 - 10.4
	-

	River Cherwell 2002
	-
	1.94
	-
	0.09
	-
	-

	Typical residential areas
	112 - 1,104
	7 - 56
	37 - 120
	0.3 - 3.3
	0.09 - 0.44
	0 - 400


Table 8f: Typical pollutant concentrations

8.63
In mitigation of the foregoing, it is proposed to passively treat and remove pollutants associated with the storm water run-off as part of the sustainable drainage system.  This approach is recommended in the Environment Agency documents Pollution Prevention Guidance - Prevention of Pollution (PPG1) and Use and Design of Oil Separators in Surface Water Drainage Systems (PPG3).

8.64
Current guidance published in CIRIA C522, SUDS Design Manual for England & Wales, recommends that surface waters from development primarily of a residential nature have at least one stage of treatment through an appropriately sized sustainable drainage feature. Similarly, at least one treatment stage should be provided on a non-trunk road. The preliminary proposals shown in Appendix 8D envisage that two stages of treatment will generally be provided before water is discharged from the site.  Waters will firstly be discharged to one or more new open channels traversing part of the development area.  Any such channel will flow through an online detention basin near the boundary of the site before discharging out of the site.

8.65
While no procedure is available to accurately predict the extent of removal of contaminants in sustainable drainage schemes, research shows that the incorporation of a treatment train as part of a sustainable urban drainage system provides the most effective method of removing polluting materials from surface water.  Removal of between 80 - 100% of the suspended solids, heavy metals and oils can be achieved.  Corresponding reductions in Chemical Oxygen Demand (COD) and Biological Oxygen Demand (BOD) can also be achieved.


 Flood Risk 

8.66
The previously cited flood risk assessment report for the site has demonstrated that all proposed development units will be afforded the level of flood protection recommended by PPG 25: Development and Flood Risk.  By virtue of the lowest ground levels, all buildings will have a floor slab level at least 1.5m above the predicted 1 in 100 year flood level.  This will afford each building a significant degree of security in terms of elevation above the predicted 1 in 100 year event.  The Environment Agency, in preparing their detailed hydraulic flood model for the Banbury area to predict the extent of flooding, have advised a maximum flood level of 88.3m for the 1 in 100 year event.

8.67
Apart from some drainage outfalls, construction activities will take place wholly outside the envelope of the 1 in 100 year floodplain.

8.68
Hydrological impacts in terms of flooding and the like arise from changes in the catchment drainage characteristics.  Urbanisation of a catchment can increase peak storm water discharge from an area due to the accelerated run-off and reduced times of concentration associated with hard paved areas. 

8.69
In mitigating against the potential impact of any development on the baseline hydrological characteristics, it is important that the site drainage provision is designed to reflect the pre-development conditions as closely as possible.  Both the maximum rate of run-off and the total direct discharge to adjacent watercourses needs to be controlled if the potential impact of the site is to be minimised.  The FRA refers.

8.70
It is proposed to discharge surface water from the proposed development to the River Cherwell, via existing and proposed watercourses servicing the land.In mitigation of the potential changes to the site hydrological characteristics, it is proposed to incorporate best practice surface water management techniques in providing a sustainable urban drainage scheme compatible with the recommendations of PPG25 and associated guidance.

8.71
A preliminary scheme to drain surface water from the site has been outlined employing sustainable drainage features by way of open channels and detention basins to collect, convey and treat water, and are shown in Appendix 8.  The proposed system will attenuate peak discharges from the development to a rate no greater than the baseline conditions and extend detention times of storm waters to closely reflect the existing site discharge characteristics.  Where practicably possible, the final scheme will be extended to include source control measures by way of rainwater harvesting and ground water recharge systems. The scheme is also outlined in the Flood Risk Assessment.

8.72
The final drainage scheme will give preference to sustainable methods that are readily accepted for adoption by the relevant authorities in discharging their maintenance responsibilities.  Careful consideration will also need to be made to public safety of such features. It is envisaged that the development drainage will be adopted and maintained by the drainage authority Thames Water up to the discharge points into open channels and basins. Adoption (and future maintenance) of the open channels and detention basins will be offered to the local authority.

8.73
A drainage solution can be implemented to ensure that peak flow rates discharged to surrounding watercourses are no greater than the baseline conditions.  Accordingly, surface water drainage from the site will not exacerbate flood risk nor affect the existing land drainage rights of the adjacent occupiers.  The preliminary drainage proposals are shown in Appendix 8.
Foul Drainage

 8.74
In assessing potential impacts of the foul drainage, it is important that the proposed system is designed to convey foul waters safely from the site to a suitable treatment facility, without overloading the existing sewerage systems.  Furthermore, it is also important that the treatment facility is designed to accommodate the load from the proposed development and that same achieves a discharge quality that does not impact on water quality standards in the receiving watercourse.  In mitigation of the potential impact of the proposed development, it is proposed to provide a positive drainage system to convey foul flows from the site to the nearest suitable treatment facility.

8.75
DETR Circular 3/99 and Building Regulations state that the first presumption when considering new development is to provide positive drainage from that development in conjunction with the local sewerage undertaker.  Accordingly Thames Water has been involved in investigating the impact of the proposed development on their existing sewerage infrastructure and treatment facilities.

8.76
It is anticipated that the development will produce a peak flow discharge of approximately 89 l/s including the commercial and ancillary uses. 

8.77
Thames Water confirms that the foul network adjacent to the site is at capacity.  However, their nearby Spital Farm Sewage Treatment works does have capacity for the additional flows and water quality from the works can be maintained to avoid detrimental environmental impacts as a result of the development.

8.78
Thames Water has identified Spital Farm as the worst case in terms of point of adequacy on their network to take flows from the development.  Connecting to this point will require an off- site pumping main in the order of 700m in length to be constructed to convey foul flows to the works.  However, various other, less onerous, options have been broached by Thames that may be available – subject to final appraisal.   A detailed foul network analysis is to be completed by Thames Water, which will consider options to convey flows to a more local point of adequacy on the network.

Summary - Hydrology

8.79
Hydrological appraisals have been completed and preliminary drainage proposal developed to ensure that the site does not materially affect either the canal or the River Cherwell.

8.80
The proposed built development will be wholly accommodated outside the envelope of the 1 in 100 year fluvial floodplain.

8.81
All infrastructure and building units are significantly higher in elevation (by at least 1.5m) than the predicted maximum flood levels, thereby providing a substantial freeboard and factor of safety.

8.82
Surface water discharges from the site will closely reflect the baseline conditions, by reducing total storm water discharged from the site through the implementation of a best practice surface water management system to control peak discharges to the pre-development conditions and provide passive treatment of the collected waters.

8.83
Foul water discharges from the site will be efficiently conveyed to the most appropriate point of adequacy on the public sewerage network for treatment at Thames Water’s facilities.

Statement of Effects – Geology, Hydrogeology & Hydrology


Construction Effects

 8.84
Generally, the topography of the site will permit the design of gravity surface water drainage. Therefore, major earthworks are not required, apart from minor  SEQ CHAPTER \h \r 1‘cut and fill’ earthworks to ameliorate as necessary the intermittent rainwater ponding next to the canal.  Accordingly, there will not be a need to remove or import any substantive volume of sub-soil material for the building development.

8.85
Disturbance of the ground during construction operations has the potential to contaminate the soil and both ground and surface waters due to discharge of solids into water or by the short term mobilisation of any background contaminants within the soil matrix.  The discharge of suspended solids to watercourses and ground waters will be avoided by prohibiting any temporary construction discharge without the prior approval of the Environment Agency.  Discharges of waters resulting from construction activities will generally be directed to foul sewers, subject to approval of the drainage authority.  In terms of contamination, this can clearly only occur where elevated levels of contamination are present, which have not been indicated.

8.86
Earthworks may be necessary within the reaches of the local watercourses.  These works will be completed in a manner that, wherever possible, protects the water quality environment and ecological interest of the watercourse.  The nature of the works and the proposed implementation methods will agreed with the Environment Agency in advance and all works will accord with the recommendations of EA Pollution Prevention Guidance for Works in, Near or Liable to Affect Watercourses.

8.87
Other potential construction effects relate to the contractor’s working practices.  For example, there is the potential for fuel oil spillage from stored materials supplying site plant.  This potential impact will be controlled by storing such materials within bunded tanks.  The works will be completed in a manner that is consistent with the need to protect the surface and ground water quality environment.  Proposed implementation methods will be developed and agreed with the Environment Agency in advance of all works.

8.88
It will be incumbent on the selected contractor to assess working practice related risks and impacts before implementation and control such by employing industry good practice techniques.  Furthermore, the contractor will be required to develop emergency spillage, flood, fire and contamination control procedures such that any inadvertent incidents are immediately controlled to minimise the potential impact.

8.89
All works will be completed in accordance with the Environment Agency documents, PPG 6 Working at Construction and Demolition Sites and PPG21 Pollution Incident Response Planning together with current best practice measures for the management of construction activities. 

Long Term Effects

 8.90 
It has been demonstrated that careful development of the site infrastructure proposals, including suitable mitigation measures, will ensure that the proposed site does not materially impact on the geological, hydrogeological or hydrological conditions.

8.91
The widespread implementation of sustainable development measures and a holistic approach to building and site design will ensure that the site harmonises with the local environment and minimises demands on resources in terms of embodied heat and operational energy and supplies, including water.

8.92
Impact Matrices: The following tables summarise the geological, hydrogeological and hydrological impacts:

	Construction Impacts
	None
	Low
	Moderate
	High
	-ve, neutral +ve impact

	Excavation works         
	
	!
	
	
	-ve short term

	Spillage, flood, fire etc
	!
	
	
	
	Neutral



Table 8g: Matrix of Construction Impacts

	Operational Impacts
	None
	Low
	Moderate
	High
	-ve, neutral +ve impact

	Contamination of soil and ground water
	!
	 SEQ CHAPTER \h \r 1
	
	
	neutral

	Contamination risk to occupiers
	!
	
	
	
	neutral

	Reduction in ground water flows
	!
	
	
	
	neutral

	Flooding                             
	!
	
	
	
	neutral

	Contamination of surface water
	!
	
	
	
	neutral

	Discharges from foul flows
	!
	
	
	
	neutral


Table 8h: Matrix of Operational Impacts

Agriculture and Land Quality


INTRODUCTION

9.1
The assessment of environmental effects on soils, land use and agriculture has been undertaken by CPM Environmental Planning and Design to identify and describe the baseline agricultural conditions, which would be subject to potential impacts arising from the construction of the proposed development at College Fields, Banbury.  This chapter identifies the types of potential impacts and predicts the nature and scale of these impacts in association with proposals for specific and general mitigation measures to assist in mitigating any impacts.

9.2
When considering development involving agricultural land, national policies require that the agricultural implications be considered together with environmental and economic effects on rural areas.  Within the light of the current high productivity and decreasing returns from commercial agricultural production systems, the countryside is considered to have an importance in its own right, which is worthy of protection, as well as having a value for food production.

9.3
Overall, national agricultural land use policy places an emphasis on safeguarding “best and most versatile” agricultural land in the long-term interests of national food production.  This is land classified as Grade 1, 2 or 3a in accordance with the Ministry of Agriculture, Fisheries and Food (MAFF) Agricultural Land Classification system (1988).

National Planning Policy

9.4
Policy relating to development in rural areas was previously set out in Planning Policy Guidance Note 7 (PPG7): The Countryside - Environmental Quality and Economic and Social Development (1997).  This has been superseded by Planning Policy Statement 7 (PPS7): Sustainable Development in Rural Areas adopted and published in August 2004.

9.5
PPS7 closely reflects much of the previous PPG7 guidance.  With regard to development in relation to best and most versatile land, agricultural land classification Grades 1, 2 and 3a are still recognized as the key categories.  PPS7 includes some new advice on the identification of any major areas of agricultural land that are planned for development within relevant 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.

9.6
As set out in PPS7 (paragraph 28) the occurrence of higher grade agricultural land is recognised as an important factor, but needs however to be reviewed and assessed alongside other sustainability considerations:

· The presence of best and most versatile agricultural land (defined as land in grades 1, 2 and 3a of the Agricultural Land Classification), should be taken into account alongside other sustainability considerations (eg biodiversity; the quality and character of the landscape; its amenity value or heritage interest; accessibility to infrastructure, workforce and markets; maintaining viable communities; and the protection of natural resources, including soil quality) when determining planning applications.  Where significant development of agricultural land is unavoidable, local planning authorities should seek to use areas of poorer quality land (grades 3b, 4 and 5) in preference to that of a higher quality, except where this would be inconsistent with other sustainability considerations.  Little weight in agricultural terms should be given to the loss of agricultural land in grades 3b, 4 and 5, except in areas (such as uplands) where particular agricultural practices may themselves contribute in some special way to the quality and character of the environment or the local economy.  If any undeveloped agricultural land needs to be developed, any adverse effects on the environment should be minimised.”

9.7
Paragraph 29 goes on to say:

“Development plans should include policies that identify any major areas of agricultural land that are planned for development.  But local planning authorities may also wish to include policies in their Local Development Documents (LDDs) to protect specific areas of best and most versatile agricultural land from speculative development.  It is for local planning authorities to decide whether best and most versatile agricultural land can be developed, having carefully weighed the options in the light of competent advice.”

9.8
In June 2001, the Department for Environment, Food and Rural Affairs (DEFRA) took over all of the responsibilities of the former Ministry of Agriculture, Fisheries and Food (MAFF) and its executive agency, the Farming and Rural Conservation Agency (FRCA).  This report continues to refer to MAFF and FRCA in relation to the relevant policy documents and publications that predate their dissolution.

Local Planning Policy

9.9
The NCSLP closely reflects National Planning Policy.  Policy EN16 states that:

“Development on Greenfield land including the best and most versatile (Grades 1,2 and 3a) agricultural land will not be permitted unless there is an overriding need for the development and opportunities have been assessed to accommodate the development on previously developed sites and land within the built up limits of settlements.

If development needs to take place on agricultural land, then use of land in

Grades 3b, 4 and 5 Should be used in preference to higher quality land except where other sustainability considerations suggest otherwise.”

9.10

Accordingly, the assessment covers the quality of agricultural land within the Application Site and the impact of development upon the occupying farm businesses.

Methodology and Technical Assumptions


Agricultural Land Quality: Methodology

9.11

The MAFF system of measuring land quality for land use planning purposes is known as Agricultural Land Classification (ALC).  This divides farmland into five grades according to the degree of limitation imposed upon land use by the inherent physical characteristics of soils, relief and climate.  Grade 1 land is of an excellent quality, whilst Grade 5 is very poor in terms of agricultural versatility.

9.12
MAFF revised the guidelines and criteria for ALC in 1988.  These require that the following factors be investigated:
· Site:
Gradient, micro – relief and flooding

· Climate
Average Annual Rainfall (AAR) and Accumulated 




Temperature above 0OC between January and June (AT0);

· Soils:
Texture, structure, depth, stoniness and chemical toxicities; 




and Interactive factors: soil wetness, soil 




droughtiness and liability to erosion.

9.13
The assessment of agricultural land quality has been undertaken using the MAFF reconnaissance Agricultural Land Classification (ALC) survey data (MAFF Ref: 034/96 and 048/99) as summarised in Appendix 9.  These semi detailed surveys (undertaken by the FRCA on behalf of MAFF) cover a combined area of 183.1 hectares of land to the north east of Bodicote and includes most of the application site.  The areas not surveyed by the FRCA, were subject to a detailed soil investigation undertaken by CPM in May 1999.  The results of this survey are shown in Appendix 9.2

Farming Circumstances: Methodology

9.15  CPM has interviewed the farmers of the site regarding their agricultural use of the land.  The interviews have covered details of the farm business enterprises, land occupation and constraints upon land use.  The baseline information on farming circumstances is therefore limited to that disclosed by the farmers and what can be observed on site.

9.16
Following the approach of PPS7, the information gathered during the interviews and the land use survey has been used to assess the effect of development upon the individual farms.  This assessment includes farm size and structure, farm enterprises (including cropping and stocking of livestock), capital investment and agricultural under drainage.  The effect of the proposed development on farm viability, local agricultural employment and adjacent farmland is described in the following sections.

Existing Situation and Baseline Survey

The Site

9.17
The majority of the site is level on a plateau with land to the eastern edge moderately sloping.  Typically the flatter land, is in arable production with the sloping land on the valley slopes, closer to the canal under permanent pasture.  Several springs emerge close to the north eastern edge of the site.  Fieldwalking evidence suggests that the land within the northern edge has been disturbed.

Soils and Parent Materials

9.18
The Soil Survey of England and Wales map sheet for South East England (Sheet 6, 1983) shows the site to be covered by soils of the Banbury Association with a narrow strip of Wickham 2 Association running adjacent to the canal.

9.19
The Banbury Association is quite common in this area.  Banbury soils are predominantly Ferritic brown earths (well drained brown soils with an iron rich subsoil) found over Jurassic and Cretaceous ironstone.  The Wickham 2 Association is comprised of typical stagnogley soils (soils subject to surface water wetness) formed above a parent material of drift over Jurassic and Cretaceous clay or mudstone.

9.20
Within the area surveyed by CPM, soils were found that broadly match the descriptions of the Banbury and Wickham 2 Associations.  The summary reports provided by the FRCA on behalf of MAFF give broad descriptions of soil characteristics.  These match the findings of the CPM detailed survey.

Relief and Drainage

9.21
Strongly sloping land to the north east is limited to Grade 3b by gradient.  The CPM survey found one small area of steeply sloping land, limited to Grade 4 by gradient.  Several springs emerge near the north eastern edge of the site, draining to the canal.  In places, ridge and furrow remains survive on the permanent pasture.  Where these are pronounced, micro-topography limits the extent to which agricultural machinery can be efficiently used on the site.

Soil-Climate Interaction

9.22
Of the land surveyed by CPM, soil profiles vary between being rarely wet (Wetness Class I) and commonly wet (Wetness Class IV), dependent upon the presence of a slowly permeable clayey subsoil horizon and the depth at which it is encountered.  With the loamy texture of the topsoil and a field capacity period of 156 days, soil wetness is the primary limitation where the clayey subsoil is found close to the surface.

9.23
The clayey to loamy soil material can retain a relatively high volume of plant available water.  Moisture deficit estimates for the site (climate dependent) are quite low and as a result, any soil droughtiness limitation tends to be slight.  Severe limitations tend only to be found where soil depth was limited by stony material.

Agricultural Land Quality 

9.24
The MAFF provisional Agricultural Land Classification Map (1:63,360 scale series, sheet 145), an extract of which is given as Appendix 9, shows the site as being within an area of Grade 2 land with Grade 3 land adjacent to the canal.  However, this was no more than provisional and based upon large scale (low density) survey data and the now superseded ALC methodology.  They do not differentiate between Grades 3a and 3b, and are not suitable for site specific evaluation.  In Appendix 9  an extract from the FRCA ALC index sheet of the Cherwell District.  It shows the results and extent of the FRCA survey work (undertaken on behalf of MAFF) around Banbury.  The area of the Bodicote site can be clearly identified on this plan as surveys 020/90, 034/96 and part of 048/99 with an unsurveyed area located in between.

9.25
The FRCA work within the site area was carried out at a semi detailed level with auger borings placed at a density of between one per two and one per three hectares.  Areas of higher quality Grade 2 land are indicated around the northern, western and southern fringes of Banbury. Only a very minor area of Grade 2 land (0.25ha) is identified within the application site, this being farmed however as if it were Grade 3 Land.

9.26
The CPM ALC survey covers the area left unsurveyed by the FRCA assessments.  The location and extent of the ALC grades determined by the CPM survey are shown in Appendix 9.2.  The land in the site is split between Grade3a and Grade 3b. Some Grade 2 land exists, this is beyond the boundary of the application site, towards the Canal.

9.27
Combining the results of the two surveys gives the following ALC grade distribution, within the application site.. See Appendix 9.2 (Combined results)

Table 9.1:
Combined FRCA and CPM ALC Results for Agricultural Land at Bodicote, Banbury.

	ALC Grade
	Area (approx ha)
	Area (%)

	1
	-
	-

	2
	0.25
	0.3

	3a
	43.7
	57.5

	3b
	29.75
	38.6

	4
	2.25
	2.9

	
	
	

	Total Agri Land
	75.95
	100.00


9.28
ALC Grade boundaries do not agree perfectly between the FRCA survey and the subsequent adjacent CPM survey.  Such a discrepancy is to be expected given the difference in survey density, the CPM detailed survey having a sample point density approximately three times larger than the FRCA semi detailed work.

9.29
Grade 2 land is found covering approximately 0.25 hectares, lying on the very western boundary of the site. This adjoins a larger area outside the application site adjacent to College Farm, and eastward on the valley slopes towards the Canal.   The FRCA found the soils to be deep, well drained (Wetness Class I) and variably stony with a fine loamy texture.  Slight soil droughtiness is the principal factor limiting this land to Grade 2.

9.30
Grade 3a land is found covering approximately 43.7 hectares of the CPM and FRCA survey areas.  The land is limited to Grade 3a by a combination of both soil wetness and soil droughtiness limitations.  Two types of soil profile are found.  The first, is freely drained and loamy but has a higher stone content.  This higher stone content results in a greater soil droughtiness limitation.  The second becomes increasingly clayey at depth and is subject to slight seasonal waterlogging (Wetness Class II).  The heavy clay loam topsoil results in this land being limited to Grade 3a by soil wetness and workability.

9.31
Grade 3b land covers approximately 29.75 hectares of the survey, occurring within the FRCA and CPM survey areas.  Soil profiles typically have a clayey subsoil that is slowly permeable, impeding water movement down through the profile.  The land is commonly wet (Wetness Class IV) and is limited to Grade 3b by soil wetness.

9.32
Within the southern area of the land surveyed by CPM is a small paddock grazed by horses.  It is marked on the 1:25:000 scale Ordnance Survey map as allotment gardens.  This area has been disturbed; the paddock contains remnants of hard standing with cinders and building waste found in the profile.  As with the arable land to the north west, soil wetness limits this land to Grade 3b.

9.33
An area of Grade 4 land was identified by the FRCA.  It covers an area of approximately 2.25 hectares.  This land has been disturbed and has a very shallow soil cover with building rubble present on the surface.  The FRCA found this land to be limited to Grade 4 by depth.

Farming Circumstances: Baseline 

9.34
The majority of the site is in agricultural use with the exception of an un-occupied area to the north of the site and the allotment gardens in the centre of the site.  The remainder of the land is occupied by three active farm holdings.  To obtain information on farming operations and land use, CPM have interviewed the farmers occupying these units.  Table 9.2 identifies each farm, the land lost to the development and the total land farmed in the area.  Appendix 9 shows the agricultural land ownership within the survey area.   

Table 9.2: 
Current Agricultural Land Occupation

	Farm Business
	Approximate Area Affected (HA)
	Tenure
	Total Farm Holding Area (HA)

	1:Wykham Park Farm
	7.3
	Owner-occupier
	255

	2: Deersfield Farm
	19.5
	Owner-occupier
	81

	3: Manor Farm
	44.85
	Farm Business Tenancy
	465


Farm business 1: Wykham Park Farm

Farming Circumstances

9.35
The land at Bodicote is part of a holding covering approximately 255 hectares.  The site land is a single enclosure totalling approximately 7.3 hectares and is owned and occupied by the Farm.

9.36
The holding is based on the main farmstead at Wykham Park Farm, where the farm buildings are located.  The farm is a mixed livestock and arable farm.  The beef herd has 100 suckler cows plus youngstock with homebred calves fattened on the farm.  Some of the beef produced are sold through its own farm-shop.  There is also a flock of 100 breeding ewes.

9.37
The arable enterprise follows a typical combinable crop rotation involving approximately 160 hectares.

9.38
The farm has a comprehensive range of arable and other farm machinery, undertaking all required farming operations.  The farm is part of the Assured Combinable Crops Scheme and thus grain can be sold as ‘assured’.

9.39
The application land would have been previously eligible for arable area payments (AAPS) under the IACS system, although UK and EU farmers are moving to a new system of farm support, known as the Single Farm Payment Scheme. The land would be considered as being eligible for the area based (regional entitlement) under the new scheme (as all agricultural land), provided all the qualifying regulations are met (cross compliance).

9.40
The land contained within the application site is in arable cropping and does not benefit from a stock proof fence, with the boundaries demarked by hedgerows.  The land has not been under-drained.

9.41
There are no farm buildings within the application land, these are all located at Wykham Park Farm.  These include a traditional range of brick built construction now converted for commercial use. The farm benefits from a number of modern, mainly steel framed buildings used to house livestock and store grain, hay and straw.

The Location of Development in Relation to the Farm

9.42
The site is adjacent to the urban edge of Banbury, although the farmer reports that it is relatively unaffected by urban fringe problems such as trespass, vandalism and fly-tipping.  As this is an off-lying self-contained parcel then there will be no retained land adjacent to the site land and thus no urban fringe issues arising in the future for the farm from the development.

Farm Size and Structure

9.43
The land contained within the application site forms a relatively small block of arable land separated from the main block of the farm.  The main A4260 Oxford Road splits the land from the main farm and thus would make this parcel unsuitable for the beef herd or sheep enterprise due to access.

9.44
With approximately 7.3 hectares of land within the application site, this area would only represent a loss under 3% of the total holding area.  The remainder of the farm (over 271 hectares) will therefore remain large and viable.

 Buildings and Other Fixed Equipment

9.45
There are no farm buildings at the site land.  The main farm buildings are split between those used in the farming enterprises, principally of a modern design and functional for their purpose and a traditional range converted for commercial use.  The commercial use entails office and light industrial lettings.  The loss of the site land will have no significant effect on the farm buildings.

 Other Effects of Development on Agriculture

9.46
The proposed development involves this one relatively small parcel of off-lying arable land.  There is no adjacent farmland and thus there will be no impact on the retained land.

Farm business 2: Deerfields Farm.

  Farming Circumstances

9.47
The land at Deerfields Farm is part of a holding of approximately 81 hectares equally divided between land owner-occupied and that held on a secure Agricultural Holdings Act (1986) tenancy.  The application site land is owned and occupied by the farm.

9.48
The farm business is run as a single unit from Deerfields Farm, although this is divided by the busy A4260 Oxford Road.  The farm has a successful farm shop enterprise at Tapper’s Farm, which has been operating since 1984 employing one full time and one part time workers plus the farmer and family.  The farm shop sells a wide range of goods including fruit & vegetables, pet & horse feeds, fencing, bedding plants and hay & straw.

9.49
The land within the application site is arable land, forming part of approximately 44 hectares of arable area farmed.  This land is in a typical combinable crop rotation and would have been previously eligible for arable area payments (AAPS) under the IACS system, under the new system of farm support, known as the Single Farm Scheme, this land would be considered as being eligible for the area based (regional entitlement) under the new scheme, provided all the qualifying regulations are met (cross compliance).  Contractors are used on the arable land and thus the farm holds no arable machinery.

9.50
The remainder of the farm (approximately 36 hectares) is under permanent pasture.  The grassland is primarily cut for hay although some light grazing by horses is undertaken.  There are no other livestock on the holding.

9.51
Farm buildings at Deerfields Farm are included within the application site, although the farmhouse is not.  These buildings include a basic range of modern steel framed buildings used for corn and hay/straw storage.  The farm is part of the Assured Combinable Crops Scheme and the main grain store has been deemed suitable for this scheme.  The farm shop is essentially split from the main farm holding by the main road.  This includes a range of traditional stone & brick farm buildings with a number of smaller pole barns.

9.52
The land within the application site is arable land with no stock proof fencing or field animal drinking troughs.  The boundaries are demarked by hedgerows.

9.53
The farm has also developed a small horse livery enterprise and occasionally holds a number of car boot sales.

9.54
In the future, the farm may seek to occupy further land, either by purchasing or renting.  However, the farm shop forms the mainstay of the business and investment of funds (raised by the sale of land at) may be made in the shop.

The Location of Development in Relation to the Farm

9.55
The site lies close to the urban fringe.  Although it is mostly unaffected by typical urban fringe problems such as trespass, vandalism and fly-tipping, there have been a small number of incidents in the past but these would be classed as minor.

Farm Size and Structure

9.56
Although less grain will be produced on the farm, the grain storage available previously was insufficient in an average yielding year.  

9.57
At approximately 19.5 hectares, development of the agricultural land within the application site would represent a loss of approximately 24% of the agricultural land at Deerfields Farm.  The reduced area of land will result in a lower level of income overall.  However, a significant part of the farm business is the farm shop and the other diversified activities, thus the loss of the land is unlikely to have a significant effect on the farm’s viability.  The farm has no arable machinery and no machinery will become redundant.
Other Effects of Development on Agriculture

9.58
The farm is already divided by the main A4260 and proposed development land is on the eastern side of this road.  A small area of land is to be retained close to the farmhouse and buildings, but otherwise the land will remain in one block on this part of the holding. 

9.59
The site is not irrigated and has no access to irrigation water.

Farming Business 3: Manor Farm

Farming Circumstances

9.60 The land farmed by Manor Farm is in 2 parcels totaling approximately 44.85 hectares and split by 3 of the other landholdings within the proposed development.  The land is part of a large holding occupying approximately 465 hectares.  The holding is largely tenanted with 364 hectares from the same landlord at Manor Farm, and a further 12 hectares rented from another landlord on a Farm Business Tenancy.  Of the 364 hectares, approximately 303 hectares are held on a secure Agricultural Holdings Act (1986) tenancy with the site land being part of approximately 60.7 hectares held on a Farm Business Tenancy.  Approximately 89 hectares are owned and occupied by the farm.

9.61 The centre of operations is Manor Farm.  Manor Farm is a mixed livestock and arable farm, with a beef suckler herd.  The herd has approximately 100 Hereford Cross breeding cows and fattens all the Belgian Blue Cross home bred calves through to finish.  The beef herd is in the main livestock assurance scheme, Farm Assured British Beef & Lamb (FABBL).

9.62 Of the total holding, the farm has approximately 323 hectares (800 acres) of arable crops including set-aside.  The remaining land is in permanent pasture supporting the beef herd.

9.63 Both the application site land parcels are in arable cropping following a typical combinable crop rotation.  This land would have been previously eligible for arable area payments (AAPS) under the IACS system, although UK and EU farmers are moving to a new system of farm support, known as the Single Farm Scheme.  This land would be considered as being eligible for the area based (regional entitlement) under the new scheme, provided all the qualifying regulations are met (cross compliance).  The site land does not benefit from a stock proof fence, with the boundaries demarcated by hedgerows.  There are no livestock drinking troughs in the fields and the land has been partially under-drained.

9.64
A comprehensive range of agricultural buildings at Manor Farm reflect the requirements of a large farming operation.  These buildings have been provided by the landlord.  The farm is in the Assured Combinable Crop Scheme (ACCS), which is the main assurance scheme for British cereals, and thus, any buildings must conform to the standard set by ACCS.  The farm has a comprehensive range of arable farming machinery, including a combine harvester, and undertakes nearly all farm operations except certain specialised activities, for example spraying.

9.65
No diversification enterprises have been developed at Manor Farm.


If development proceeds, the farm will seek further rental land opportunities.

 The Location of Development in Relation to the Farm

9.66
The application site lies on the urban fringe, although it is relatively unaffected by typical urban fringe problems such as trespass, vandalism and fly-tipping.  The principal problem encountered involves ‘unofficial dog-walkers’ who trespass the land frequently, but do attempt to stay close to the field boundaries.  

  Farm Size and Structure

9.67
The land within the application site is in two parts on the periphery of the main block of the farm.  

9.68
There are no farm buildings on the site land and thus none will be directly affected by the development.

9.69
With approximately 44.85 hectares of land at the site land, this area would represent a loss of 9.6% of the total holding area.  The farm will lose some farm income from a reduced farmed area, but due to the size of the farm, the remainder of the farm will therefore remain large and thus viable.  If extra rented land could be found then there would be little effect on the farm business.

9.70
The land within the application site is occupied on a Farm Business Tenancy and thus the farm only has security of occupation up to the contracted term of the Tenancy, provided a statutory notice is issued a minimum of 12 months before the termination date.


Buildings and Other Fixed Equipment

9.71
There are no farm buildings at the site land.  There is a comprehensive range of buildings at Manor Farm which would be largely unaffected, although there may be some surplus capacity in the grain storage buildings due to the loss of area.


Other Effects of Development on Agriculture

9.72
As no ‘part’ fields form part of the development site land then there should be no land drainage issues.

Criteria Evolved to Assess Environmental Effects and their Significance  

9.73
The evaluation of the effects on agricultural resources and receptors is confined to the effects on agricultural land (the resource) and agricultural holdings (the receptors).  In accordance with the sequential approach to development involving agricultural land within PPS7, the key consideration for the impact on the resource of agricultural land is to minimise the loss of best and most versatile land.  

9.74
There are no current thresholds available that determine where the loss of best and most versatile land becomes significant.  Without such a threshold, the current guidance therefore confirms that any permanent loss of best and most versatile land is a potentially significant adverse effect.

9.75
The categorisation of the significant adverse effect of any permanent loss of best and most versatile land has been assessed in accordance with the local, district, regional and national value of this resource.  The abundance of such land in these geographical areas, combined with the amount of best and most versatile land permanently lost to the  development and other sustainability factors, has been used to assist in the categorisation of the effect.

9.76
Impacts on holdings can have the effect of rendering them incapable of fulfilling their present functions, which is the criterion for assessing the significance of the effect.  Whilst an economic effect on the holding from the loss of land is not an environmental impact, it may result in changes in the way in which the land is used.  This in turn relates the impact on holdings to the effects on countryside management, and therefore the protection of the countryside for its own sake.

9.77
Due to the individual nature of each farm business, there are no standard criteria or thresholds to determine whether the impact of a development is significant.  However, by using the guidance within PPS7 and by considering the impact such a loss will have on the way the remaining land is managed, it is possible to determine the significance.  The categorisation of any adverse significant effects has been made in the light of factors such as the value/sensitivity of the farmland lost and the adjoining land that will remain in agricultural production.

Potential Impacts 

9.78
The potential impacts arising from the development will be:

· The loss of best and most versatile land (i.e. ALC Grades 1, 2 and 3a).  The ES will therefore identify the amount of this land and quality of permanent and temporary land loss; and

· Loss of land and disruption to farm units.

Agricultural Land Quality

9.79
As shown in Table 9.1, development of the application site will result in the loss of approximately 45.25 hectares of “best and most versatile land”, 0.25 hectares of which is Grade 2 land and the rest Grade 3a, the lowest quality best and most versatile land.  Some 38.51 hectares of land is proposed for the Community Park, and therefore is assessed as being a temporary loss of agricultural land rather than a permanent loss of this resource .  

9.80
Within the overall context of Banbury, loss of the best and most versatile agricultural land is considered to be of low (minor) significance at a local level. The FRCA ALC survey shows tracts of agricultural land around the town that fall within both Grade 3a, and large areas of Grade 2, in particular south and west of Bodicote. This demonstrates that the best and most versatile agricultural land is a widespread resource around the town, and beyond across the District and the County. The development avoids any loss of Grade 1.

9.81
Construction work will not result in any additional temporary loss of agricultural land.  There will therefore be no construction impact upon agricultural land quality in addition to the loss of the site area.  

Farming Circumstances


Impacts on Farm Businesses

9.82
Farm business 1 owns and occupies the land, which will be lost to development; this will comprise approximately 3% of the total farm holding.  As the land owner, Farm business 1 will profit from the sale of the land and will continue to farm considerable land holdings elsewhere.  There will be no significant adverse impact upon Farm business 1.

9.83
Farm business 2 owns the land proposed for development, and operates a farm shop, which comprises the mainstay of the farm business.  This will be unaffected by the development and funds generated from sale of the land will enable further investment in this part of the business or occupation of land elsewhere.  The farm business will therefore remain viable and there will be no significant impacts arising from the proposed development.

9.84
Farm business 3 will lose approximately 44.85ha hectares to development, this land is held on a Farm Business Tenancy Agreement.  The farm business will continue to be viable as over 400 hectares will remain in agricultural production elsewhere and the farmer will seek other rental opportunities.  Therefore there will be no significant impact arising from this development.

MITIGATION AND ENHANCEMENT MEASURES

Agricultural Land Quality

9.85
As high quality agricultural land and the soil resource associated with it, is effectively a non-renewable resource, there are no practical means in which to replace or translocate best and most versatile agricultural land, that is within the built development areas (AREAS A & B). As stated previously, land within the Community Park could be brought back into agricultural use.  


Farming Circumstances

9.86       
No significant impacts will arise from the loss of land to any of the occupying farmers.  However, in terms of enhancement measures, good urban design practice should be considered to ensure any urban fringe effects translocated by the proposed development should not be more damaging to the farm businesses than the low levels already experienced.

RESIDUAL EFFECTS AND ANY PROPOSED MONITORING

Agricultural Land Quality

9.87
Impact significance is determined by a consideration of both the quality of land that would be lost, and the relative abundance of high quality land in the vicinity.  Development will result in the loss of Grade 2 and 3a best and most versatile land, albeit only 0.25ha of which is Grade 2 land.   Grade 3a is the lowest quality of land considered to be best and most versatile.  As can be seen from the wider survey area on the MAFF ALC plan, (Appendix 9.1) land in Grades 2 and 3a has been found to be relatively common within the local area.  Therefore, in reference to the categorisation of the impact significance, with an Impact Magnitude of ‘Medium’ and Value of Feature of ‘Moderate Local’, the significance of this effect can be described as Low (Minor).

Farming Circumstances

9.88
No significant residual impacts will arise from the loss of land to any of the occupying farmers.

SUMMARY AND CONCLUSIONS

9.89
Development of the site will result in the loss of 43.95 hectares of best and most versatile agricultural land.. In an assessment of the land around Banbury and the County, which includes areas of higher agricultural quality this would constitute an adverse effect of low (minor) significance. In addition land within the Community Park could come back into agricultural use.

9.90
The loss of agricultural land to the development will have no significant residual effects upon any of the occupying farm businesses.

10.0
NOISE


Introduction/Methodology

10.1
This chapter sets out the results of the study into the suitability of the site for development with respect to the existing noise climate, and the significance of noise generated by the development and its occupation.

10.2.
In a response to the scoping report, Cherwell District Council made the following comments on noise related issues.

· Any noise and air quality survey boundaries should be linked to the area identified within the Transport Assessment for the site.

· The construction phase of any development is likely to be significant.  The ES should consider aspects arising from this, including traffic arising from construction, the sourcing of materials, and construction effects such as noise and dust.

10.3
The assessment has considered the Noise Exposure Categories for the site in respect of incident noise levels from existing sources, and noise impact upon the existing environment surrounding the site in respect of the following:

· Road Traffic Noise and Vibration

· Construction Noise and Vibration
10.4
Relevant planning guidance in respect of sites where planning permission is being sought for residential use, affected by an existing noise source can be found in PPG 24, “Planning and Noise” (Department of the Environment, September 1994).  Paragraph 8 states:

· This guidance introduces the concept of Noise Exposure Categories (NECs), ranging from A-D to help local planning authorities in their consideration of applications for residential development near transport related noise sources.

NECs are described in detail in Annex 1 to PPG24.  Paragraph 1 states:

· When assessing a proposal for residential development near a source of noise, local planning authorities should determine into which of the four noise exposure categories (NECs) the proposed site falls, taking account of both day and night-time noise levels.  Local planning authorities should then have regard to the advice in the appropriate NEC, as below:

· A:  Noise need not be considered as a determining factor in granting planning permission, although the noise level at the high end of the category should not be regarded as a desirable level.

· B:  Noise should be taken into account when determining planning applications and, where appropriate, conditions imposed to ensure an adequate level of protection against noise.

· C:  Planning permission should not normally be granted.  Where it is considered that permission should be given, for example because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise.

· D:  Planning permission should normally be refused.

10.6
A recommended range of noise levels can be found in Annex 2 of PPG 24.  In this particular case road traffic is the main source of noise in the surrounding area, the relevant levels for this noise source are presented in table 10.a (see APPENDIX 10 for an explanation of noise units used):

	Noise Levels Corresponding to the Noise Exposure

Categories for New Dwellings, LAeq,T dB

	Time Period/

Noise Source
	Noise Exposure Category

        A                     B                    C                   D

	Road             0700 - 2300

Traffic
	<55
	55-63
	63-72
	>72

	2300 - 07001
	<45
	45-57
	57-66
	>66


  Night-time noise levels (2300 - 0700) : sites where individual noise events regularly exceed 82dB LAmax (S time weighting) several times in any hour should be treated as being in NEC C, regardless of the LAeq,8h (except where the LAeq,8h already puts the site in NEC D).

Table 10.a
PPG 24 Noise Exposure Categories

10.7
With respect to night-time LAmax(slow) noise levels, a High Court Ruling in 1996 on an appeal against the Secretary of State for the Environment clarified the point that “several times in any hour” should be interpreted as “more than two in any hour”.  The values described above refer to noise levels on an open site, measured away from existing buildings and 1.2m to 1.5m above ground level.

10.8
The noise impact resulting from the operation of a new development upon existing residential properties in the surrounding area is usually assessed in one of two ways:

· By comparing the levels of noise that are expected to be generated against absolute noise standards, such as those that indicate likely annoyance or disturbance with everyday activities; and/or  

· By considering the change in ambient noise that will occur with the development.


This assessment adopts both approaches using the method set out below.

10.9
PPG 24 considers the potential impact from a variety of environmental noise sources and identifies threshold day and night levels below which the particular noise under consideration would not be deemed to have any consequence for noise sensitive developments.   The ‘mixed sources’ category identified in PPG24 is defined as comprising any combination of road, rail, air and industrial noise, and so is considered to apply to the type of noise emission expected from the completed development as a whole.  It represents the most onerous category boundaries.

10.10
Below the following threshold values, therefore, noise emission from the development to any nearby noise sensitive location around its borders would not be considered as significant:

· Day 
- LAeq (0700-2300 hours) 55 dB 

· Night 
- LAeq (2300-0700 hours) 45 dB
10.11
There is no statutory requirement to achieve these threshold noise levels, and they are included herein in the context of them being generally desirable noise levels.

10.12
If the level of noise emitted from the development is below existing ambient noise levels, it will be less noticeable and impacts are less likely.

10.13
The assessment process examines the predicted level of noise emitted from development sources in the “with scheme” and “without scheme” scenarios to establish the change in noise that would be expected due to the development.   This is then assessed using the significance rating given in the Guidelines for Noise Impact Assessment (Institute of Environmental Management and Assessment and Institute of Acoustics, Consultation Draft, April 2002).

10.14
Taking these factors together, the assessment criteria can be summarised as follows:

	Predicted Emitted Noise Level

LAeq, period
	Increase in Noise Level (LAeq)
	Impact Descriptor

	Day < 55 dB (0700-2300 hrs) 

Night < 45 dB (2300-0700 hrs)
	N/A 

N/A
	No Impact 

No Impact

	Day > 55 dB (0700-2300 hrs) 


	< 1 dB 

1 to 3 dB

3 to 5 dB

5 to 10 dB

>10 dB
	No impact 

Slight impact 

Moderate impact 

Substantial impact 

Severe impact

	Night >45 dB (2300-0700 hrs) 
	< 1 dB 

1 to 3 dB

3 to 5 dB

5 to 10 dB

>10 dB
	No impact 

Slight impact 

Moderate impact 

Substantial impact 

Severe impact



Table 10.b
Summary of Noise Assessment Criteria

10.15
Once a noise level change has been identified an examination must also be made of other factors, which may not be adequately taken into consideration by assessing changes in noise levels alone.  These factors include the averaging time period used, the time of day, the nature and spectral characteristics of the source and the frequency of occurrence.  Each assessment scenario should be examined in terms of these factors in addition to any basic noise level changes.


Baseline Conditions

10.16
Noise surveys have been undertaken at six locations around the site.  The measurement locations were selected so as to enable the existing noise climate to be quantified across the site, for the purposes of assessing the NEC in respect of areas of new housing, and to provide data for consideration of future potential noise impact upon existing residential properties in the surrounding area.

10.17
Details of the noise survey methodology, results and the location of monitoring positions are contained within the environmental noise survey report attached as Appendix 10.

10.18
The surveys were conducted over 24 hour periods, and some short term daytime traffic noise surveys over 3 hour periods were also undertaken.  All survey work was undertaken in February 2005.  Time histories and survey results for each monitoring position form part of Appendix 10.  Measurements were made in terms of the LAeq, LAmax, LA10 and LA90 noise indices.

10.19
The survey established that road traffic is the only significant existing source of noise affecting the site.

10.20
The survey results have been used to produce a contour map of the site in respect of the NECs with regard to advice in PPG 24, this map is attached as Appendix 10, Figure 11.2.  In deriving the locations of the contours, measured road traffic noise levels have been corrected to take into account the effects of distance from the carriageway and ground attenuation using procedures in “Calculation of Road Traffic Noise” (DoT/Welsh Office 1988).

10.21
The site has noise levels equivalent to NEC B.  There are only limited sections of the site which are exposed to noise levels equivalent to NEC C.  These consist of a narrow strip of land approximately 5m from the edge of Bankside and a strip of land adjacent to the A4260 Oxford Road, which is not screened by any existing buildings.

10. 22
An NEC C categorisation is defined within PPG24 as where, 

· ‘Planning permission should not normally be granted.  Where it is considered that permission should be given, for example because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise’.  


An NEC ‘B’ categorisation is defined within PPG24 as where, 

· ‘Noise should be taken into account when determining planning applications and where appropriate, conditions imposed to ensure an adequate level of protection against noise.’
10.23
As the vast majority of the site has a noise exposure equivalent to NEC B, this gives a positive indication of the suitability of the site for residential development in terms of the acoustic climate.

10.24
Annex 2 of PPG24, explains that the thresholds between NECs B and C are intended to correspond to the equivalent thresholds where existing residential accommodation would expect to be offered sound insulation in the event of a new road being built.

10.25
Clearly, the implication is that where a site is in NEC C and cannot be protected against noise by other means, if planning permission is granted, then conditions requiring sound insulation should be imposed.

10.26
A BRE study in 1990 showed that, in their sample, 56% of the population of England and Wales were exposed to daytime noise at a level equivalent to that above daytime NEC A.  Therefore it is reasonable to conclude that it is not the intention that proposed residential properties within sites subject to incident noise levels within NEC B be subject to conditions requiring sound insulation.  Rather, where planning permission is granted the design of the residential accommodation should take account of the noise incident upon the site.


Predicted Effects
10.27
The proposed development of the site will give rise to a certain amount of road traffic generation.  Based on the traffic data, we have examined the worst case road traffic impact for the development, in terms of noise impact upon existing residential properties in the area.

10.28
A nodal link diagram for the local road network is set out in Appendix 10, Figure 11.3.   Road link where traffic flow data have been provided are labelled A-F on the figure.  At this stage there are no proposals to alter the existing road network as part of the development, in terms of widening existing roads or constructing new roads.  We have examined the significance of the changes in road traffic flow and traffic composition in terms of associated changes in road traffic noise at the points A-F in figure 11.3, using methodology in “Calculation of Road Traffic Noise”.

10.29
The proposed opening year for the development has been assumed to be 2012.  The traffic consultant has provided base traffic flows (in terms of 18 hour overall flows) derived from recent traffic counts and factored these to 2012 to allow for future traffic growth independent of the development, additional traffic associated with the development has then been factored in.  Table 10.c below compares changes in existing levels of road traffic noise at each of the points A-F, comparing traffic flows in 2012 with and without the development.

	Assessment

Point
	18 Hour

Traffic Flow

2012 Without

Scheme
	18 Hour

Traffic Flow

2012 With

Scheme
	Increase in Noise Levels dB(A)
	Impact

Descriptor

	A
	25,918
	27,674
	+0.3
	No impact

	B
	27,079
	30,560
	+0.5
	No impact

	C
	6,017
	7,404
	+0.9
	No impact

	D
	12,096
	14,095
	+0.7
	No impact

	E
	21,060
	25,764
	+0.9
	No impact

	F
	23,509
	25,028
	+0.3
	No impact



Table 10.c
Traffic Noise Impact

10.30
The composition of traffic flows has also been considered, as an increase or decrease in the percentage of heavy goods vehicles can significantly influence the change in noise levels.  Data from the traffic consultants for the scheme indicates that the percentage of heavy goods vehicles in the traffic flow at each of the assessment points would remain consistent for both the 2012 with and without development scenarios.  As a result there would be no changes in noise generation due to variation in traffic flow composition, the noise level changes in table 10.c would be solely due to changes in traffic flow.

10.31
The assessment has assumed that mean traffic speeds remain constant across the road network.  The traffic consultants have advised that if anything, a slight reduction in mean traffic speed may result across the existing road network for the 2012 scenario with development.  The assessment has therefore taken a worst case scenario where existing traffic speeds remain unchanged, in reality however, any slight reduction in mean traffic speed across the road network would have an added benefit of a slight reduction in road traffic noise levels.

10.32
From this we can conclude that there would be no noise impact upon existing residential properties in the surrounding area, due to the additional traffic which would result from the development.

10.33
There will be a requirement to incorporate measures in the scheme to protect any new residential properties built as part of the scheme in the area immediately surrounding the non-residential uses, to attenuate noise from activities associated with their operation to an acceptable level.  As a result of this, and considering the effects of distance attenuation and screening from surrounding buildings, the noise impact of these new local facilities upon existing residential properties surrounding the site is expected to be negligible.

10.34
Construction activities have the potential to impact on people surrounding a development site.

10.35
The most significant construction activity associated with the development would be expected to be site preparation works.  Infill works and grading of the land using dozers and excavators are likely to be the most significant works.  Once the site preparation is complete, the proposed residential dwellings will be constructed using conventional house building techniques, with no unusually noisy activities.

10.36
In order to assess the effects of construction noise and vibration, it is necessary to establish standards below which the impact is considered to be acceptable.  Hence, if the assessment indicates that the standards are likely to be exceeded, alternative construction methods need to be considered or an alternative mitigation strategy needs to be implemented.

10.37
There are no statutory standards set for acceptable noise and vibration levels set during construction.  The first construction noise action levels proposed for use in this assessment are set out in Table 10.d.

	Period
	Construction Noise Level

	
	Façade LAeq,T
	Façade LAmax,(slow)

	0800-1800 Monday to Friday
	70
	80

	0800-1300 Saturday
	70
	80



Table 10.d
Proposed Construction Noise Action Levels

10.38
The action levels aim to set out noise levels below which the temporary construction impact is not considered significant.  It therefore aims to act as a threshold above which specific mitigation measures above general good practice to minimise noise are considered necessary.

10.39
The rationale for the selection of the proposed action levels are derived from the following sources and principles of acoustic reasoning.

10.40
Noise limits from site preparation and construction works are to be set to avoid speech interference in buildings adjacent to the site.  The Department of the Environment Advisory Leaflet (AL) 72 gives advice on noise limits for construction sites.  The document suggests a noise limit at windows of living rooms and offices for the day-time hours between 07:00 and 19:00 hours of: 

· 75dB(A) in urban areas near main roads in heavy industrial areas.

· 70dB(A) in rural, suburban and urban areas away from main road traffic and industrial noise.

10.41
It can be seen that based on the daytime noise levels measured in the vicinity of existing residential properties to the west of the proposed western built development area AREA B (away from direct exposure to Oxford Road) of 55-60dB LAeq,16h, that the existing noise levels are reasonably low and that the area has a suburban noise climate.  On this basis a suitable noise limit of 70dB LAeq,T has been recommended for the properties on the perimeter of the site.

10.42
If the noise level at a noise sensitive receptor reaches or exceeds a value of 70dB LAeq, then the typical increase in noise conditions would generally be considered a severe impact if the increase were long term or permanent in nature.

10.43
Where construction noise levels above 70dB LAeq,T are predicted to occur, some form of mitigation at the source, during sound propagation or at the receiver is considered necessary.

10.44
Recommended vibration action levels for site preparation and construction are set out in table 10.e.

	Source
	Vibration effect on People
	Vibration effect on Buildings

	BS5228: 1992: Part 4(1)
	ppv: 0.5 - 20.0 mms-1 
	ppv: 1 - 50 mms-1

	DIN 4150:1986: Part 3(2)
	ppv: 0.2 mms-1 
	ppv: 5 - 20 mms-1

	BRE Digest 278(3)
	ppv: 0.3 mms-1
	N/A

	BRE Digest 403(4)
	N/A
	ppv: 5 - 30 mms-1

	BS6472:1984(5)
	ppv: 0.2 mms-1 

VDV: 0.2ms-1.75
VDV: 0.13ms-1.75
	

	Proposed Action Level
	ppv: 1.0 mms-1
	



1) British Standard 5228: 1992: Noise control on construction and open sites: Part 4 Code of Practice for noise and vibration control applicable to piling operations.


(2) Deutche Norm 4150: 1992: Erchutterungen im Bauwesen – Einwirkungen auf Menschen in Gebauden

(3) Building Research Establishment Digest 278 (October 1983): Vibrations: building and human response

(4) Building Research Establishment Digest 403 (March 1995): Damage to structures from ground-borne vibration

(5) British Standard 6472: 1992: Evaluation of human exposure to vibration in buildings (1Hz to 80Hz)

Table 10.e
Proposed Construction Vibration limits

10.45
It should be noted that the peak particle velocity (ppv) of 0.2mms-1 referred to in DIN 4150 and BS 6472 and 0.3mms-1 referred to in BRE Digest 278 are intended to correspond to the threshold of vibration perception.  Within BRE Digest 278 vibration is considered to be annoying at a ppv of 2.5mms-1.

10.46
Taking all these factors together, it is proposed that all construction processes that are likely to generate a vibration level in excess of 1.0mms-1 ppv at any residential dwelling in the vicinity of the site should be considered for mitigation or by using alternative means of site preparation and construction, this has been referred to as the vibration action level.

10.47
It is expected that for site clearance, preparation and standard house construction techniques it would be possible to ensure that vibration levels are below this action level at the nearest residential properties through the construction period.


Mitigation Measures

10.48
The vast majority of the site has existing levels of noise which correspond to NEC B.  For those areas of the site which fall within NEC B, there are considered to be few constraints against development for residential purposes.
10.49
Proposed new residential dwellings on the site would be designed to ensure that at least ‘reasonable’ internal noise levels as defined by BS8233:1999 “Sound insulation and noise reduction for buildings – Code of practice” would prevail within living rooms and bedrooms.  For properties to be constructed within those areas corresponding to NEC B, this is expected to be achievable using fairly standard forms of construction.

10.50
Other than the provision of suitable forms of construction to achieve the required internal noise levels, no additional forms of mitigation are deemed to be necessary for those areas of the site which fall in NEC B.

10.51
There are some minimal areas of the site where existing road traffic noise levels are equivalent to NEC C.  Mitigation measures would be necessary if there are proposals to construct residential properties on those parts of the site, a scheme of potential mitigation measures would include the following elements:

· The use of buffer strips to distance residential properties from the road which is the source of noise affecting that part of the site, meaning that residential properties were only located in those areas of the site with noise levels equivalent to NEC B..

· The use of partial single aspect dwellings, such that the facades of those dwellings which were exposed to an equivalent NEC of C were designed to contain non-habitable rooms only such as hallways, bathrooms and kitchens.  Habitable rooms such as living rooms and bedrooms would only be located on those facades with noise levels equivalent to NEC B

· The use of non-residential buildings as barrier blocks to screen the affected parts of the site.  For example, constructing commercial premises such as offices along the site edge, to screen residential areas further into the site from the relevant section of road.

10.52
If the use of site design features to reduce noise levels down to an equivalent of NEC B were to prove impractical, then a scheme of noise insulation measures would be provided to the façade of any residential dwellings affected by road traffic noise at levels equivalent to NEC C.

10.53
A typical scheme of noise insulation measures would require the provision of a suitable façade construction to reduce internal noise levels down to reasonable standards as defined in BS 8233.  There would also be a requirement to provide an alternative means of ventilation, in order to remove the need to rely upon opening windows as the sole means of ventilation.  Such a scheme could consist of either of the following options:

· A wall mounted ventilation unit within habitable rooms which combines a passive acoustic trickle vent, with a mechanically assisted vent.

· A ‘whole house’ type ventilation system which incorporates passive acoustic vents in the building façade, with a centrally located extract fan which is ducted to the relevant rooms within each flat (typically the kitchen and bathroom, but additional vents can be installed to other rooms).  The system runs at a constant extract rate which can be boosted by means of a control within the flat to provide increased ventilation rates.
10.54
The proposed development is to incorporate mixed uses, in the form of commercial and employment use.  The distance of these facilities from areas of existing housing, and screening by buildings, which will form part of the development, should not result in any quantifiable impact upon areas of existing housing.  There will however, be new houses constructed as part of the development of the scheme close to these facilities.

10.55
At this stage it is not practicable to attempt to assess any noise impact arising from the commercial user (e.g. mechanical services noise emission, times of opening etc.) upon the proposed new houses to be built nearby.  However these can be readily dealt with by the use of suitable planning conditions for example. This will ensure that the potential for any noise nuisance to be caused to new housing from commercial/employment activities is adequately addressed.

10.56
In respect of the noise impact of the development on the surrounding area.  The only real issue identified has been the potential for the generation of increased levels traffic on the surrounding road network.

10.57
The assessment of the impact of noise from additional road traffic has indicated a noise increase of less than 1dB(A) at all assessment positions in the surrounding area.  No specific mitigation of the noise impact of additional traffic on the existing road network is therefore deemed to be necessary.

10.59
In terms of the impact of noise from construction activities, careful consideration will need to be made to ensure appropriate noise control for existing residential properties in the vicinity of the site.

10.60
Any contractor should employ the best practical means to minimise noise and vibration produced by their operations and should have due regard for the recommendations made in BS5228 and any agreed Code of Practice which is relevant.

10.61
In order to minimise the risk of noise disturbance and disruption, it is the intention to adopt and agree with the local authority the following principles of control.

· Normal hours of working.

· Construction Techniques: Best practical means should be employed to minimise noise in the development of construction techniques and phasing of works.

· Methods and types of plant: all vehicles and mechanical plant used for the purpose of the works shall be maintained in good and efficient order and shall be fitted with effective exhaust silencers to minimise noise generation.

· Plant selection: the selection and use of low noise plant should be made whenever practical.

· Static Plant: Static plant should be located as far as is practicable from residential dwellings.  Machines in intermittent use should be switched off in the intervening periods between operations or if necessary throttled back to a minimum.  Where plant exhibits directional noise characteristics the plant should be positioned to minimise noise at noise sensitive locations.

· Noise limits: it may be considered appropriate to set noise limits for certain periods and at certain locations.

· Acoustic Screening: The main form of noise mitigation where considered necessary would comprise the careful design and location of acoustic screening around noisy plant and activities and also site boundary screening where appropriate.  Such acoustic screening with adequate density and an imperforate design should enable a barrier attenuation of up to 10dB(A) to be realised.

· Public Relations: Appropriate notification should be provided to local residents should it be necessary to program unavoidably noisy activities.
10.62
In the unlikely event that the proposed construction techniques, methodology or phasing unavoidably gives rise to levels of noise or vibration in excess of the recommended limits, careful consideration should be given to the timing of such events with suitable notification provided to the Environmental Protection Unit of CDC and local residents.

10.63
More specific means of noise mitigation can be developed once more detailed information is available on the exact construction techniques and plant type to be used is available.


Residual Effects
10.64
The design of the development scheme in terms of space planning and the construction of individual buildings will address the impact of road traffic noise upon the site.  With the provision of a suitable site environment following design and construction, no residual effects should arise.

10.65
If there are any noise mitigation measures incorporated into the development scheme which require periodic maintenance such as acoustic barriers, then a suitable scheme of maintenance should be put in place to ensure that the mitigation is retained during occupation.

10.66
In terms of the impact of road traffic noise upon the surrounding area, the assessment has indicated an increase in road traffic noise levels of less than 1dB with the scheme in full occupation in 2012, compared to noise levels without the scheme in 2012.  As no mitigation measures are deemed to be necessary, no residual effects other than the predicted increase in traffic noise level are assessed.

10.67
Construction noise and vibration are inherently temporary impacts and therefore no residual impacts would arise in the longterm.


Summary and Conclusions
10.68
Noise surveys of the existing site have indicated that the vast majority of the site is currently exposed to noise levels equivalent to NEC B with regard to advice in PPG 24.  Noise from road traffic has been identified as the only significant source affecting the site.

10.69
Some minimal localised areas of the site which are close to the A4260 Oxford Road have levels of traffic noise equivalent to NEC C with regard to advice in PPG 24.  With the exception of these localised areas, the site has few constraints in respect of its suitability for residential development with regard to the existing noise climate, provided that suitable forms of construction are adopted to provide an acceptable internal environment within new housing.

10.70
The potential impact of the site on the surrounding area has been assessed in terms of noise generation by additional road traffic in the area.  With the site at full occupation, changes in traffic flow at key points in the existing road network indicate increases in noise levels of 0.9dB or less.  In real terms this level of noise increase would not be noticeable, so the impact of the site upon the surrounding area would be negligible and not require any mitigation of road traffic noise.

10.71
The use of suitable planning conditions would be able to mitigate any potential impact of the commercial/employment uses upon new houses which form part of the development itself. This approach, combined with the distance of the commercial/employment uses from areas of existing housing, and screening by buildings, which will form part of the development, should not result in any quantifiable impact upon areas of existing housing.

10.72
Noise and vibration from construction activities has the potential to impact upon existing residential properties in the area surrounding the site.  To address this issue, suitable limits for noise and vibration levels to existing residential properties have been proposed.

10.73
These limits in conjunction with a suitable scheme of mitigation to control the impact of construction activities upon existing residential properties should ensure that an unacceptable impact upon these properties is avoided.  The contractor should agree a programme of measures to mitigate noise and vibration prior to commencing work on site, and be sure to keep within the agreed programme.

10.74 Following completion of the site, the increase in existing road traffic noise predicted to take place as a result of additional traffic generation by the development would be the only residential effect upon the surrounding area.  As the increase in noise levels is assessed at 0.9dB or lower, no further mitigation measures to reduce this residual impact are deemed to be necessary.

11.0
AIR QUALITY 
Introduction

11.1
This chapter assesses the impact of the proposed development on the air quality in the area around the site. This air quality assessment has been carried out in accordance with the UK Design Manual for Roads and Bridges (Vol. II, Section 3, Part 1 Air Quality – February 2003).

Methodology

Air Quality Criteria

11.2
Assessment of the significance of a particular level of pollution are often made with reference to air quality standards. These are usually based on the effects of pollutants on human health, though other factors, such as effects on vegetation, are sometimes taken into account. The air quality standards operable in the UK are those specified in European Union Directives and those specified in the UK Air Quality Strategy (AQS). Summary tables of these standard are provided in the DMRB and are shown in Tables *.a and *.b.

Table *.12.9 : Air Quality Standards for the EU

	Pollutant
	Limit Values

	Sulphur Dioxide (SO2)
	1 hour limit value 350μg/m3, not to be exceeded more than 24 times. 
24 hour limit of 125μg/m3, not to be exceeded more than 3 times.

	Nitrogen Dioxide (NO2)
	1 hour limit value 200μg/m3, not to be exceeded more than 18 times.
Annual limit of 40μg/m3.

	Particulates (PM10)
	24 hour limit value 50μg/m3, not to be exceeded more than 35 times (01/01/05) and 7 times (01/01/10).
Annual limit of 40μg/m3 (01/01/05) and 20mg/m3 (01/01/10)

	Lead (PB)
	Annual limit of 0.5μg/m3

	Benzene
	Annual limit of 5μg/m3

	Carbon Monoxide (CO)
	Maximum daily running 8 hour mean of 10mg/m3.


Table *.12.b : Objectives of the UK Air Quality Strategy (for the purposes of local air   quality management)

	Pollutant
	Objective

	Nitrogen Dioxide  
	Hourly average concentration should not exceed 200μg/m3 (105 ppb) more than 18 times a year. Annual mean concentration should not exceed 40µg/m2 (21ppb).

	Particulate matters expressed on PM10
	24 hour mean concentration should not exceed 50µg/m3 more than 7 times a year. Annual mean concentration should not exceed 20µg/m3.

	Benzene
	Annual mean concentration should not exceed 5µg/m3 (1.54ppb).

	1, 3 - butadiene
	Running annual mean concentration should not exceed 2.25µg/m3 (1ppb).

	Carbon Monoxide 
	Running 8 hour mean concentration should not exceed 10mg/m3 (8.66ppm).

	Lead
	Annual average concentration should not exceed 0.25µg/m3.

	Sulphur Dioxide
	15 Minute mean of 100 ppb (266µg/m3) not to be exceeded more than 35 times a years.


Environmental Effects

11.3
The environmental effects to which vehicle emissions contribute are many and various. The most significant of these effects are listed in the following paragraphs, although this is not an exhaustive or comprehensive list as there are many hundreds of compounds present in vehicle exhaust.

Carbon Monoxide (CO)

11.4
Road transport is responsible for significant proportion of total emissions of carbon monoxide. It is rapidly absorbed by the blood, reducing its oxygen carrying capacity. Because of its effects on human health, it is included in both EU and UK air quality standards. It is a relatively stable compound that takes part only slowly in atmospheric chemical reactions and it contributes indirectly to the greenhouse effect.

Oxides of Nitrogen (NOx)

11.5
Road transport is responsible for about half of the NOx produced in the UK. Most is emitted as nitrogen oxide. In the air it is oxidised to nitrogen dioxide, which is more toxic, affecting the respiratory system and hence is included in both EU and UK air quality standards.

Hydrocarbons (HC)

11.6
Road transport emissions account for about a third of the hydrocarbons produced in the UK. The term is used generally to include all organic compounds emitted (both in the exhaust and by evaporation from the fuel system) and embraces many hundreds of different species. Some hydrocarbon compounds, such as benzene and 1, 3 butadiene, are toxic or carcinogenic. Inventories shows that road transport is a significant source of benzene and 1, 3 butadiene, representing approximately 70% and 85% of UK emissions in 1999. The reactivity of hydrocarbon species varies widely but they are important precursors of photochemical smog, acidic and oxidising compounds. They contribute directly and indirectly to the greenhouse effect.

Particulate Matter (PM)

11.7
Road vehicles emit about a quarter of the primary particle air pollution in the UK. Particles may be emitted from the exhaust, through the resuspension of road surface dust, and are generated as abrasion products from tyre, brake and road surface wear.  Diesel exhaust contains much higher particle concentrations (in terms of mass) than petrol exhaust. These emissions comprise carbonaceous material onto which a wide range of organic and inorganic compounds may be absorbed. Studies from the United States and elsewhere have shown a correlation between the concentrations of fine particles and mortality and morbidity that seems to be independent of the particulate composition. PM10 is included in both EU and UK guidance on air quality.

Sulphur Dioxide (SO2)

11.8
Road transport represents only a very minor source (1% in 1999) of UK sulphur emissions. Historically concentrations may be slightly elevated at heavily trafficked roadsides, but the maximum permitted sulphur content of road fuels has been reduced and the contribution is now much lower. Road transport is not a significant source of sulphur dioxide.

Lead (Pb)

11.9
Lead is a recognised neurotoxin and as such is included in both EU and UK legislation. Formerly, lead compounds, mainly in the form of fine particles, were widely emitted by petrol vehicles using leaded petrol, but the phasing out of leaded petrol has reduced concentrations to levels well below those considered harmful except in very few locations where there remain industrial or other non-traffic sources of lead pollution. Since 1985, concentrations of lead in the air near to busy roads have fallen considerably. Road transport is no longer considered a significant source of airborne lead pollution.

Carbon Dioxide (CO2)

11.10
About 20% of the CO2 produced in the UK is from road transport. It is a major product of the combustion of all carbon containing materials. It is the most abundant man-made greenhouse gas in the atmosphere. Carbon dioxide is not considered in local air quality assessment since it is not toxic and causes no adverse environmental effects on a local scale.

Ozone

11.11
Ozone differs from the other pollutants in that it is not produced directly from emission sources, but is created by photo chemical reactions in the atmosphere involving oxides of nitrogen, hydrocarbons and other compounds. Road transport is a major source of the compounds involved in these reactions, but for several reasons it is not included in initial air quality assessments. Excess NO emissions from traffic cause reactions with 02 that cause it to be depleted and consequently levels near road tend to be low.

Polycyclic Aromatic Hydrocarbons (PAH)

11.12
Polycyclic aromatic hydrocarbons are produced by all types of combustion, with road transport estimated to contribute 7% of UK emissions. By far the most significant sources are specific industrial processes such as aluminium production, coke ovens and anode baking. These industrial sources were estimated in 1996 to contribute approximately 45% of the total UK PAH emissions. Given the relatively low contribution to total PAH from road transport, and the absence of appropriate transport emission data, it is not considered in road assessments.

Trace Metals

11.13
Standards for cadmium, arsenic, nickel and mercury have not yet been proposed. Road traffic is likely to be a relatively minor source so they are not considered in road assessments.

The DMRB Method

11.14
The DMRB guidance is intended to assess the emissions and air quality impacts of road schemes and it is consistent with that required for local authority review and assessment of air quality. This assessment is of the impact of additional traffic associated with new development, but the methodology has been applied to reflect this.

11.15
The air quality assessment method has two main elements. The first of these is the estimation of roadside air pollution concentrations, referred to as local impacts, the second is an estimation of total annual emissions, referred to as regional impacts. A screening method was developed to assist with the assessments associated with these two elements. The local impacts screening method has become a cornerstone for the local air quality, which is a requirement under Part iv of the Environment Act 1995. The DMRB Screening Method was included in DEFRA’s Pollutant Specific Guidance as a recommended means of undertaking road traffic assessments at the second stage review and assessment level. However as the model was designed to be a conservative screening application, primarily for the assessment of major new road schemes in relatively rural areas, it purpose fully over estimated concentrations.

11.16
Changes in traffic flow as a result of development may cause localised changes in air pollution. The DMRB Screening Method provides an initial test that is designed to establish whether a more detailed air quality assessment is required.

11.17
In order to forecast the magnitude of possible impacts, it is necessary to compare current pollution levels with those anticipated in the future if the scheme is not built, and those anticipated if the scheme is built.  It is necessary to compare modelled levels for all three cases to ensure that comparison is made on a consistent basis. Changes in pollution levels will result from a number of factors; changes in the road network and traffic, general growth of traffic flows, and changes in vehicle emissions resulting from better emission control technologies and fuel specifications. All assessments should address the base year and opening year of the scheme with and without the proposals. If the proposals would be operational in 2005 and 2010 these year should also be evaluated.  However, as the development will not be completed until 2011 this has not been necessary in this case. Results for the different assessment years should be evaluated against relevant air quality criteria in that year.

11.18
The pollutants considered in the local assessment are nitrogen dioxide, particles, carbon monoxide, benzene and 1, 3 butadiene. The rationale supporting the selection of these pollutants is based primarily on the air quality criteria reviewed in the context of road transport emissions and their contribution to air pollution levels.

Air Quality Assessment Assumptions 

Geographical Scope
11.19
The geographical coverage of the air quality assessment reflects the extent of the road network included in the Transport Assessment of the scheme. Annual Average Daily Traffic (AADT) flows have been obtained from Oxfordshire County Council for a number of road links. This data has been used to estimate pollutant concentrations at the properties that are most likely to be affected by the proposals (i.e. those closest to the road or other sensitive locations i.e. hospitals). Figure 1 within Appendix 11 shows the location of receptors, which are listed below:-

· Receptor 1
Oxford Road

· Receptor 2
Bankside

· Receptor 3
Oxford Road south of the Hawthornes

· Receptor 4
Horton General Hospital

· Receptor 5
Upper Windsor Street

· Receptor 6
Horsefair

· Receptor 7
Banbury Railway Bridge

· Receptor 8
Cherwell Street
Assessment Years

11.20
The base year has been taken as 2004, as this is when most of the traffic surveys were undertaken. The proposed opening year of the scheme is 2012. Traffic growth factors from the National Trip End Model have been applied to take the 2004 counts up to 2012 levels (as applied in the Transport Assessment).

Development Traffic

11.21
Daily traffic flows associated with the development have been estimated using TRICS trip generation rates and assigned using the same methodology as applied in the Transport Assessment.

Background Concentration

Background pollutant concentrations have been obtained forma the default concentration maps produced by NETCEN, on behalf of DEFRA.

Assessment Output

11.23
The DMRB Screening Method advises the use of an Excel spreadsheet available from the Highways Agency to carry out the required air quality estimates. This spreadsheet has been used to estimate pollutant levels at each of the receptors identified above under baseline, opening year without development and opening year with development traffic flows. The full output of these are included in Appendix 11, with Table 11a summarising the results.

Table 11.a : DMRB Screening Method Output

	 
	CO (annual mean, mg/m3)
	Benzene (annual mean, µg/m3)
	1,3 Butadiene (annual mean, µg/m3)
	NOx (annual mean, µg/m3)
	NO2 (annual mean, µg/m3)
	PM10 (annual mean, µg/m3)
	PM10 (days over 50µg/m3)

	Receptor
	2004
	2012 DM
	2012 DS
	2004
	2012 DM
	2012 DS
	2004
	2012 DM
	2012 DS
	2004
	2012 DM
	2012 DS
	2004
	2012 DM
	2012 DS
	2004
	2012 DM
	2012 DS
	2004
	2012 DM
	2012 DS

	1
	0.31
	0.20
	0.20
	0.39
	0.29
	0.30
	0.24
	0.15
	0.16
	62.40
	41.29
	41.73
	29.57
	22.65
	22.76
	21.20
	17.13
	17.18
	5.03
	0.82
	0.84

	2
	0.26
	0.16
	0.17
	0.35
	0.28
	0.28
	0.15
	0.10
	0.10
	47.02
	33.51
	34.49
	26.53
	21.07
	21.34
	19.61
	16.65
	16.77
	2.94
	0.57
	0.62

	3
	0.34
	0.21
	0.21
	0.49
	0.37
	0.39
	0.27
	0.17
	0.18
	68.33
	45.58
	46.46
	31.92
	21.97
	22.19
	22.31
	18.09
	18.18
	6.83
	1.47
	1.54

	4
	0.36
	0.22
	0.23
	0.50
	0.38
	0.40
	0.29
	0.18
	0.20
	73.33
	48.87
	50.40
	32.98
	22.78
	23.14
	22.89
	18.42
	18.57
	7.89
	1.75
	1.88

	5
	0.30
	0.18
	0.18
	0.42
	0.33
	0.33
	0.20
	0.13
	0.13
	57.93
	40.32
	40.42
	29.58
	20.64
	20.66
	21.09
	17.56
	17.57
	4.87
	1.08
	1.09

	6
	0.35
	0.22
	0.22
	0.49
	0.38
	0.38
	0.29
	0.18
	0.19
	77.24
	50.69
	50.99
	34.06
	26.00
	26.08
	23.57
	18.81
	18.84
	9.22
	2.11
	2.13

	7
	0.34
	0.22
	0.22
	0.47
	0.36
	0.36
	0.25
	0.16
	0.17
	69.09
	46.66
	47.26
	32.30
	25.00
	25.14
	22.66
	18.45
	18.51
	7.46
	1.77
	1.83

	8
	0.27
	0.17
	0.17
	0.35
	0.30
	0.31
	0.18
	0.11
	0.11
	52.88
	36.76
	37.26
	28.65
	22.50
	22.63
	20.77
	17.49
	17.53
	4.40
	1.04
	1.06


Comparison with Air Quality Criteria
11.24
The results of the estimate are annual mean traffic-derived concentrations of carbon monoxide, non-methane hydrocarbons, total oxides of nitrogen and PM10. However, the air quality criteria against which the forecast concentrations may be assessed are often expressed in different terms – either for different pollutants (eg. NO2), different averaging periods (eg. 8-hour average CO concentration), or different frequencies of occurrence (eg. number of exceedences of a 24-hour standard for PM10). 

11.25
It is therefore necessary to apply conversions so that the final estimated concentrations are compatible with the air quality criteria against which they will be assessed. Conversions to other pollutants, averaging times and frequencies of occurrence, in accordance with the metrics specified in the air quality criteria, are outlined in the DMRB. These have been applied and explained in the following paragraphs.

Nitrogen Dioxide

11.26
The air quality criteria for NO2 are an annual mean of no more than 40μg/m3 and hourly average concentrations of no more than 200μg/m3 more than 18 times per year. The DMRB method provides the first of these and the results in Table *.12.a clearly show that all of the receptors under all scenarios have NO2 levels below 40μg/m3.

11.27
The DMRB does not give a conversion from annual mean to the number of exceedences of the hourly NO2 standard. This is because there is no strong relationship between the two and that there are very few exceedences of hourly criteria at annual mean concentrations below 40μg/m3. This comparison has not therefore been made in this assessment.


Carbon Monoxide

11.28
The air quality criteria for CO are defined in terms of a running 8-hour mean (10mg/m3) with no exceedences of the standard permitted. Again, the DMRB states that the relationship between annual and 8-hour running means is too weak to provide on conversion. However, it also states that even at the busiest roadside sites if the annual mean is less than 2mg/m3 then it is currently unlikely that the criteria will be exceeded. It can be seen from Table *.12.a that at all receptors under all scenarios the CO level is less than 0.5mg/m3 and the CO air quality criteria would not be expected to be exceeded.


Particulate Matter

11.29
The air quality criteria for particulates is that annual mean concentrations should not exceed 20μg/m3 and that 24 hour mean concentrations should not exceed 50μg/m3  more than 7 times a year. The DMRB approach provides both of these outputs. It can be seen from Table *.12.a that the annual means are well below 20μg/m3 at all receptors under 2012 scenarios, although they are marginally above 20 under 2004 baseline flows. Under existing conditions the 24 hour average of 50μg/m3 would be exceeded on a maximum of 9 days, with this reducing to 2 days in 2012 even with the development traffic.


Benzene and 1, 3 - Butadiene

11.30
Air quality criteria for both of these hydro carbons is stated as an annual mean. For benzene it is 5μg/m3 and for 1,3 – butadiene it is 2.25μg/m3 . Table *.c shows that estimated levels of these hydrocarbons are well with these limits at all locations and scenarios considered.

Other DMRB Recommended Assessments

11.31
In addition to comparison with air quality criteria, the DMRB also suggests that the following assessments should be made:

· For each affected road calculate the difference in roadside PM10 and NO2 levels between the do minimum and with proposal scenarios for the opening year.

· Identify the numbers of properties within 200m of the affected routes in 50m bands and apply weighing factors to determine the total number of weighted properties for each road.


Calculate:

· Difference in PM10 on route * number of weighted properties on route.

· Difference in NO2 on the route * number of weighted properties on route.

· Qualitative statement identifying if:

· The scheme leads to an increase in annual mean PM10 of at least 2μg/m3 
· The proposed scheme leads to an increase in NO2 levels of at least 4μg/m3, and where concentrations are above AQ5 NO2 objectives.

· The proposed scheme in likely to affect air quality in an AQMA and state the effect.

11.32
These recommendations are made to allow a comparative analysis of different options and are a requirement of multimodal studies commissioned by the DETR. However this is an appraisal of a development proposal and no alternative schemes are being assessed. It is therefore not appropriate to produce the quantitative analysis outline above. In qualitative terms it can be seen from the previous analysis that:

· The increase is annual mean PM10 is less than 2μg/m3 at all receptors.

· There are no annual mean NO2 concentrations above 40μg/m3.
11.33
In addition, Cherwell District Council have not identified any Air Quality Management Areas in the area around the site.

Summary and Conclusion

11.34
This local air quality assessment has been carried out in accordance with the UK Design Manual for Roads and Bridge (Vol. II, Section 3, Part 1 Air Quality – February 2003). Its geographical scope reflects that of the Transport Assessment and the following scenarios have been examined:

· 2004 baseline conditions

· 2012 without the development

· 2012 with the development.
11.35
The estimates of pollutant levels have been compared with the objectives of the UK Air Quality Strategy. The specific comparisons made were:

· Nitrogen Dioxide – maximum annual mean of 40μg/m3.

· Carbon Monoxide – maximum annual mean of 2mg/m3.

· Particulate – maximum annual mean of 20μg/m3 and 24 hour mean 

concentrations not to exceed 50μg/m3 more than 7 times per year.

· Benzene – maximum annual mean of 5μg/m3.

· 1, 3 – butadiene – maximum annual mean of 2.25μg/m3 
11.36
The only criteria to be exceeded relates to particulates where under the 2004 baseline scenario the 24 hour mean concentration exceeds 50μg/m3 9 times on Horsefair and the annual mean is above 20μg/m3 in a number of locations. However, by 2012 this drops to 2 occasions either with or without the development and all annual averages are below 20μg/m3.

11.37
On the basis of the above finding it can be concluded that the development will not have a significant impact on local air quality.

12.0
TRANSPORT

INTRODUCTION

12.1
This chapter of the Environmental Statement provides a summary of the key transport issues identified in the separate comprehensive Transport Assessment of the proposed development.  A copy of the full Assessment can be seen at Appendix 13 and should be read in conjunction with this chapter.


For the purposes of the Transport Assessment the following has been made regarding development on this site:

· 237 residential units in the northern part of the site accessed from Bankside; AREA A

· 833 residential units in the south western part of the site served by a route through the site linking Oxford Road (near Weeping Cross) with Bankside: AREA B. Through movement on this route will be prevented by careful design of the internal road network ( or provision of a bus gate); and


2,200m2 GFA of employment development (AREA B) accessed from the new link road.

12.2 POLICY


A detailed study of the Banbury area was carried out between 1998 and 2000 by Llewelyn Davies and Oscar Faber for Oxfordshire County Council (OCC) and Cherwell District Council (CDC) in their joint preparation of the Banbury Integrated Transport and Land Use Study (BITLUS). 

12.3
The aim of the study was to devise and appraise a range of transport and land use measures that would contribute towards:

· a reduction in the reliance on the car;

· ensuring access to facilities for those without access to a car or with mobility difficulties;

· enhancing the vitality and viability of the town centre;

· reducing pollution and protecting the historic centre;

· creating safer walking and cycling conditions;

· integrating bus, rail and private transport; and

· integrating pedestrian, cycle and bus transport with land use development and layout.

12.4
Key transport issues identified in the BITLUS study were:

12.5
Traffic congestion on Hennef Way, especially during the morning peak hour was identified as being a problem. Congestion elsewhere in the town was also perceived as a problem, but it was acknowledged that this was partly caused by short distance car trips.

12.6
The accessibility of the railway station by all modes of transport was highlighted. Poor integration of rail and bus timetabling is a problem. The rail services themselves were identified as being good.


12.7
The frequency and reliability of town bus services and lack of evening and weekend services in some areas was also flagged up as being an issue. Lack of rural bus services was also of concern.


Reviews of pedestrian and cycle facilities were undertaken as part of the BITLUS. For pedestrians the main problems identified were lack of crossing facilities, particularly at signalised junctions, conflict with cyclists where space is shared and uneven, poorly overlooked, badly repaired footpaths in residential areas. For cyclists, conflicts with pedestrians where space is shared and with traffic on the main arterial routes were identified as issues. The lack of space for cyclists at traffic signals in the town centre was also of concern.

12.8
A Joint Members’ Steering Group comprised of CDC and OCC set a number of priorities for action from the BITLUS study. These priority projects are discussed in the following paragraphs.


Hennef Way

12.9
The dualling of Hennef Way was identified as the key road improvement scheme. This was intended to relieve the existing delays for traffic travelling between the town centre and employment areas to the north of the town and the M40. This has now been completed and is open to traffic.


Railway Station

12.10
The design of and implementation of a multi-modal interchange at the railway station. Banbury Station Areas Guidance was included as an annex to the BITLUS report.This identified a new vehicular access into the station from Tramway Road, with buses and taxis only exiting out via Station Approach. New pedestrian and cycle linkages into the station area and across the tracks, some of which link into the canal side tow path, are also identified.  It is understood that no progress is being made on this proposal at present. 


Buses

12.11
Develop a town wide bus network and establish better public transport links to rural areas. Implementation of town centre bus priority measures. A scheme has been prepared for the George Street, Cherwell Street and Middleton Road, Bridge Street area, but has not been implemented.


Parking

12.12
The drafting of a policy relating to the management and provision of town centre parking for the public. We understand that this is an ongoing issue.


Historic Centre

12.13
Design and implementation of the Horse Fair traffic cap (a scheme to reduce traffic in the historic centre of Banbury) and further environmental improvements in future years. A recent environmental improvement scheme has been implemented on North Bar / South Bar to improve the pedestrian / cyclist environment and help deter through traffic.


Cycling

12.14
Consider improvements to the cycle network in order to increase the opportunities for cyclists to travel safely and conveniently around the town. This has been progressed, with a potential cycle network identified.


Park and Ride

12.15
Further investigate the feasibility of Park and Ride in Banbury. The BITLUS study indicates that whilst many people support the idea of Park and Ride for Banbury, the technical and financial appraisal produced unfavourable results. It appears unlikely to be deliverable in the short term, but there may be better justification for its introduction in the longer term.


PUBLIC TRANSPORT


Existing Rail Services

12.16
Banbury railway station is located on Station Approach, off Bridge Street/Middleton Road and provides pick up/set down facilities with short period car parking at the front of the station concourse, a taxi rank to the side and a large car park towards the rear of the site. The capacity is assessed as providing car parking for some 250 vehicles. 

12.17
Chiltern Railways operate through services between London Marylebone to Birmingham Snow Hill, with a few trains starting and finishing at Banbury. The majority of these run to London but a small number run to Birmingham.  For this purpose the station has a double track-head bay platform arrangement for the London services.  The Birmingham Services are generally accommodated in the by pass track.

12.18
The Chiltern Railway service provides 2-3 trains per hour throughout the day but with more frequent services (approximately 5-20 minutes service interval) during the morning and evening peak periods.  These trains call at a number of different stations en-route to maintain operational headway.

12.19
Virgin Trains also operate a service providing approximately half hourly frequency between Birmingham (New Street) and Banbury.  These services are now operated by the newly acquired Virgin Voyager trains and are generally busier so that pre-booking may be required. First Great Western provide a more limited service with some six trains per day being provided to Banbury from London Paddington and seven trains per day to Paddington from Banbury.


Existing Bus Services

12.20
There are three bus routes that currently pass near to the site.  Of these, one is a Banbury town service (the B1/B2) and two are less frequent rural services (the X59 and 499).  Route B1/B2 is supported by OCC, and route 499 is supported by Northamptonshire County Council.  The X59 is operated on a commercial basis.  The B1/B2 service operates on an hourly headway, the X59 90 minutes and the 499 every two hours.

12.21
The proposed residential development in the north eastern part of the site (AREA A) is adequately served by the B1/B2 service, which takes less than 10 minutes to get to the town centre stands at Bridge Street.  The entire site area falls within the 400 metre walking isochrone for this route. The larger south western built development area is at present not fully covered by the existing bus services.  The current alignment of the B1/B2 serves a small section of the site. The X59 and 499 serve a larger portion of the site, however these services are both infrequent and do not necessarily have stops in covenient locations on Oxford Road.


Future Bus Services

12.22
Oxfordshire County Council are proposing changes to the existing bus services near the site, some of which are to be implemented in the next few months.  These include:

· Splitting the B1/B2 loop to provide two separate services. 

· The B1 will run from Bridge Street though the town centre and Easington to the roundabout at the northern edge of Whitepost Road on a 30 minute headway. 

· The B2 will run from Bridge Street, along Bankside, diverting into Chatsworth Drive before travelling down Whitepost Road and looping around Bodicote on a 30 minute headway. 

· New buses are to be provided on both these routes.

· The X59 service is to no longer divert from Oxford Road to serve Bodicote but will continue along Oxford Road. 
12.23
These adjusted services offer a number of opportunities for serving the proposed development site.  These include diverting the B2 to run through the site and on to Bodicote or terminating the B2 within the site and introducing a new service along Oxford Road to serve both the site and Bodicote.  Discussions with Oxfordshire County Council as to the exact form of future services are ongoing, but it has been accepted that the site can be adequately served by busses with the provision of some pump – priming subsidy. It is intended that the whole of the site falls within 400m of a bus route, and that frequencies of at least 20 minutes are achieved.

Walking & Cycling
12.24
The whole of the southern development site (AREA B) is more than 1.5km from the town centre, which would limit the number of walk trips that are likely to occur. However, AREA B is in much closer proximity to the town centre and facilities, and walking is likely to be a more important mode of travel. The ‘IHT Guidelines for Providing for Journeys on Foot’ states that ‘acceptable’ walking distances will obviously vary between individuals and circumstances . Acceptable walk distances depend on various factors including fitness and physical ability, encumbrances, availability of alternatives and personal motivation. The guidelines suggest that preferred maximum acceptable walking distances range between 800m and 2000m depending upon journey purpose. A number of key trip attractors fall within this range of distances from AREA A, including the town centre (1900m), Morrison’s supermarket (1100m), Sainsbury’s (1400m) and Banbury Station (1800m).

12.25
AREA B includes a number of facilities that residents will access by foot, including bus stops, local retail facilities, play areas and primary school. The internal site layout is intended to be permeable to pedestrian movement to encourage access to these facilities by foot.

12.26
Existing cycle facilities between the site and the town centre exist on Oxford Road and Bankside in the form of advisory on-road routes and off road shared footway/cycleway facilities. The proposed development will improve cycle facilities by introducing a new Toucan crossing of Oxford Road south of Broad Gap and new cycle routes through the site.

Existing Traffic Conditions
12.27
The A4260 Oxford Road runs along the western boundary of the site and is approximately 7.3m wide, with a single traffic lane in either direction.  This particular corridor forms a key radial route into Banbury from the south.

12.28
The stretch of road examined begins at the Weeping Cross junction, which is a three-arm priority controlled junction.  In the vicinity of this junction the carriageway is approximately 9m wide and remains at that width until the junction with Broad Gap.  This section of widened carriageway is predominantly used for residents parking with the edge of the carriageway delineated by the use of white road markings.  A 40mph speed limit is in force along the Oxford Road that increases to 60 mph (national limit) to the south of Broad Gap.

12.29
To the north of Broad Gap the road continues at a width of approximately 7.3m.  Minor residential side roads are located along the route and a pelican crossing is located to the south of the junction of Mayfield Road.  The next major junction to the north is the connection between Oxford Road and Bankside.  This takes the form of two left-in/left-out junctions with Oxford Road providing slip roads to Bankside, which crosses Oxford Road on an over-bridge. This arrangement maintains the free flow of traffic on Oxford Road.  To the west of Oxford Road the slip road joins with Bankside, Sycamore Drive and Whitepost Road at a normal four-armed roundabout.  On the eastern side of Oxford Road the junction with Bankside is formed of a series of three separate priority junctions. To the south of this junction the road  is semi-urban in nature, with development on the western side of Oxford Road, some of which have frontage access.  North of the Bankside junction the road becomes essentially urban, with development on both sides of the road.

12.30
The Oxford Road continues in a northerly direction and traffic signals control the following junctions:

· Oxford Road j/w Farmfield Road/Sainsbury’s Access,

· Oxford Road j/w Hightown Road/Horton View,

· Oxford Road j/w Upper Windsor Street; and,

· Oxford Road j/w Bloxham Road.
12.31
The first three of these junctions are linked and operate under SCOOT (Split Cycle Offset Optimisation Technique) control which was introduced during the summer of 2002.

12.32
Bankside forms the northern boundary of the site.  There is limited frontage access along its length and it could best be described as a local distributor road, although speed reduction measures have been installed in the form of chicanes.  The road runs to the south of the Cherwell Heights residential area providing a link through to Upper Windsor Street and Cherwell Street from the Oxford Road junction.  The eastern boundary of the site is made up in part by of the Oxford Canal.

12.33
Locally from Bodicote and Broad Gap, Wykham Lane provides a rural route to skirt the edge of Banbury and join the A361 Bloxham Road.  The A361 is a main link between Banbury and Chipping Norton and Cirencester.  The junction between Wykham Lane and Bloxham Road takes the form of a 4-arm priority junction.


Bloxham Road (A361) extends northward towards Banbury town centre, where it forms a three arm signal junction with Oxford Road.


The main route between Oxford Road and the M40 motorway follows Upper Windsor Street, Cherwell Street and Hennef Way.  The main junction along this route are:

· Upper Windsor Street / Swan Close signals;

· Cherwell Street / George Street signals;

· Cherwell Street / Bridge Street signals;

· Concord Avenue / Hennef Way roundabout; and

· Hennef Way / Ermont Way roundabout.
12.34
Traffic flow data was obtained for each of these junctions on Thursday 21st January 2003 and Tuesday 11th March 2003.   Further counts were undertaken at the Hennef Way Roundabouts and the Bridge Street signals on 7th September 2004 to ensure the effects of the Hennef Way dualling have been taken into account. Full details of these surveys are available in the Transport Assessment. (Appendix 13)


Existing Junction Performance

12.35
Each of the junctions described above have been modelled using industry standard software appropriate for the particular junction type (ie. ARCADY, PICADY, LINSIG and TRANSYT).  Full results for these assessments are included in Appendix 13, with the following text summarising the key findings.

12.36
The priority junctions at Oxford Road / Weeping Cross, Oxford Road / Broad Gap, Bloxham Road / Wykeham Lane and Bankside / Oxford Road Slip and the roundabout at Bankside / Sycamore Drive / White Post Road were all found to have RFC’s (ratio of flow to capacity) below the recommended practical upper limit of 0.85 under existing traffic flows.The priority junction between Bankside and Hightown Road was found to an RFC of 0.9 on the Bankside approach during the AM peak hour under existing traffic flows.  The junction operates well below 0.85 in the PM peak period.

12.37
The series of linked signals on Oxford Road, including Farmfield Road, Sainsbury’s, Horton View. Hightown Road and Upper Windsor Street operates with degrees of saturation over the recommended practical limit of 90% in both peak hours under existing traffic flows. The problem being caused predominantly by the Oxford Road / Farmfield Road junction.

12.38
The stand alone signal junction at Oxford Road / Bloxham Road was found to operate with degrees of saturation below 90% in the morning peak hour, but in excess of 90% in the evening peak.

12.39
The Upper Windsor Street / Swan Close and Cherwell Street / George Street signals both operate with degrees of saturation below 90% in both peak periods under existing flows.

12.40
The Cherwell Street / Bridge Street signals have degrees of saturation over 90% in both peak periods. Both the Hennef Way roundabouts operate with RFC’s below 0.85 in the peak hours under existing traffic flows.

12.41
FUTURE YEAR TRAFFIC FLOWS

Traffic Growth

12.42
The anticipated year of completion of the development is 2011, with full occupancy  and usage anticipated the following year (2012). Capacity analysis for the junctions likely to be affected by the proposed development has therefore been carried out for the year 2012. In order to growth the existing flows to this year, reference has been made to the 1999 NRTF central growth factors adjusted to reflect local conditions using data from Tempro 4.2.2.  Full details of the traffic growth factors used can be seen in the Transport Assessment


Committed Development Traffic

12.43
There are two main committed developments within Banbury that have planning approval but were not fully operational at the time of the surveys. These are the residential redevelopment of the Cattle Market site and the adjacent De Boer site. The Cattle Market site is intended to accommodate 319 residential units and some office development and a Transport Assessment formed part of the planning application documents. The De Boer site is smaller at 126 units and was not accompanied by a Transport Assessment.

12.44
In order to reflect the additional traffic associated with these proposals, the traffic flows from the Cattle Market site TA have been factored up to include the additional units on the De Boer site and this traffic has been added onto the 2012 background flows.  The results traffic flows represent the baseline situation if the development at College Fields had not taken place.

Traffic Generated by Proposed Development

12.45
Full details of the derivation of suitable car trip generation rates are provided within the Transport Assessment.  The following table summarises the anticipated peak hour traffic generation associated with the proposals.


Table 12.a : Anticipated Car Trips Generated by Proposed Development

	
	08:00 – 09:00
	17:00 – 18:00

	
	IN
	OUT
	TOTAL
	IN
	OUT
	TOTAL

	Market Housing
	158
	360
	518
	285
	210
	495

	Affordable Housing
	26
	49
	75
	74
	58
	132

	Employment
	34
	4
	38
	4
	25
	29



Traffic Distribution

12.46
The traffic associated with the proposed development has been distributed over the local road network using data from the 2001 Census.  Full details of this area available in the Transport Assessment.

12.47
BASELINE AND WITH DEVELOPMENT JUNCTION PERFORMANCE


The following table summarises the performance of each of the junctions assessed in 2012 with and without the proposed development in place.


Table 12.b : Summary of Junction Performance in 2012 With and Without the Proposed Development

	
	08:00 – 09:00
	17:00 – 18:00

	
	Baseline
	With Development
	Baseline
	With Development

	Oxford Road / Weeping Cross
	RFC>0.85
	-
	RFC<0.85
	-

	Oxford Road / Broad Gap
	RFC<0.85
	RFC>0.85
	RFC<0.85
	RFC<0.85

	Bankside / Oxford Road Slip
	RFC<0.85
	-
	RFC<0.85
	

	Bankside / Hightown Road
	RFC>0.85
	RFC>0.85
	RFC<0.85
	RFC>0.85

	Bankside/ Sycamore Dr/ White Post Rd 
	RFC<0.85
	RFC<0.85
	RFC<0.85
	RFC<0.85

	Oxford Road Linked Signals (Farmfield Rd, Sainsbury’s, Horton View, Hightown Road, Upper Windsor St)
	Deg Sat>90%
	Deg Sat>90%
	Deg Sat>90%
	Deg Sat>90%

	Oxford Road / Bloxham Road
	Deg Sat>90%
	Deg Sat>90%
	Deg Sat>90%
	Deg Sat>90%

	Upper Windsor Street / Swan Close
	Deg Sat<90%
	Deg Sat<90%
	Deg Sat<90%
	Deg Sat<90%

	Cherwell Street / George Street
	Deg Sat>90%
	Deg Sat<90%
	Deg Sat>90%
	Deg Sat<90%

	Cherwell Street / Bridge Street
	Deg Sat>90%
	Deg Sat>90%
	Deg Sat>90%
	Deg Sat>90%

	Concord Avenue / Hennef Way
	RFC<0.85
	RFC<0.85
	RFC<0.85
	RFC<0.85

	Hennef Way / Ermont Way
	RFC>0.85
	RFC<0.85
	RFC>0.85
	RFC<0.85

	Bloxham Road / Wykeham Lane
	RFC>0.85
	RFC<0.85
	RFC>0.85
	RFC<0.85



Full details of each of the junctions tested can be seen in the Transport Assessment.


The following junctions would continue to operate within capacity in 2012 with the addition of development traffic.

· Bankside / Sycamore Drive / Whitepost Road Roundabout

· Upper Windsor Street / Swan Close Signals

· Concord Avenue / Hennef Way Roundabout.

12.48
The following junctions have RFC’s in excess of 0.85 or degrees of saturation over 90% in 2012 without the development, but are not significantly impacted on as a result of the College Fields development:

· Hennef Way / Ermont Way Roundabout

· Bloxham Road / Wykeham Lane Priority Junction.

12.49
The following junctions have RFC’s in excess of 0.85 or degrees of saturation over 90% in 2012 without the development and the addition of College Fields development traffic has a noticeable effect on the junction performance:

· Oxford Road / Broad Gap Priority Junction

· Bankside / Hightown Road Priority junction

· Oxford Road Signals with Farmfield Road / Sainsbury’s / Horton View / Hightown Road / Upper Windsor Street

· Oxford Road / Bloxham Road Signals

· Cherwell Street / George Street Signals

· Cherwell Street / Bridge Street Signals

12.50
The following junctions are significantly changed in layout as a result of the College Fields development and are examined in more detail later.

· Oxford Road / Weeping Cross Priority Junction

· Bankside / Oxford Road Slip Priority Junction.

12.51
MITIGATION MEASURES

Oxford Road / Broad Gap
12.52
In the AM peak with the College Fields development in place the queue on Broad Gap would increase to 9 vehicles and the RFC would be in excess of 0.85.  The introduction of a signal controlled crossing (Toucan or Pelican) to the south of Broad Gap gives additional opportunities for vehicles to exist Broad Gap mitigates for this problem.  


Bankside / Hightown Road

12.53
In the AM peak this junction would have RFC’s above 0.85 prior to development, with the queue increasing from 10 vehicles to 43 vehicles with the introduction of College Fields development traffic.  Signalising the junction on a three stage basis would result in the junction operating with degrees of saturation below 90% in the AM peak and marginally above 90% in the PM peak.


Oxford Road / Farmfield Road / Horton View / Hightown Road / Upper Windsor Street

12.54
Improvement to this junction involves widening the Oxford Road northbound carriageway south of Sainsbury’s, south of Hightown Road and north of Horton View and the southbound carriageway north of Sainsbury’s. Both of the Oxford Road approaches to the Sainsbury’s signals have two lanes available for ahead traffic. The signal staging in this location is changed to have an early cut-off on Oxford Road southbound to allow right turners into Sainsbury’s to clear. The widening to the north of Horton View will encourage vehicles to make full use of both northbound lanes.  This scheme does not result in the junction operating with degrees of saturation below 90% on all links, but is an improvement on the 2012 baseline situation particularly in the AM peak.


Oxford Road / Bloxham Road

12.55
Improving this junction involves the introduction of a splitter island between the left and right turn lanes on Bloxham Road. This will allow pedestrian movements to be integrated into the traffic phases of the signals reducing the number of signal stages to three and making the junction more efficient.

12.56
In the AM peak this scheme results in degrees of saturation and queues with the development traffic similar to what would be expected for the existing layout under 2012 background traffic flows.  In the PM, the degrees of saturation and queues are noticeably lower than without development and the improvement in place. Significant benefits can be seen on the Oxford Road south arm where queue lengths would reduce by 20 pcus in the PM peak period.


Cherwell Street / George Street

12.57
The improvement scheme for this junction involves increasing the length of the flare on the southern approach to the signals.  This can be achieved as the layout to the north of the junction has been widened to accommodate two lanes of traffic at its exit and the carriageway to the south of the junction is wide enough to accommodate a total of three traffic lanes all the way back to the Swan Close junction.  With this improvement in place the junction would operate with degrees of saturation of less than 90%.


Cherwell Street / Bridge Street

12.58
The staging at the Bridge Street / Cherwell Street junction can be altered, the crossing facility on the eastern arm removed and the northern approach altered to provide two ahead lanes.  This will result in the junction performance being broadly similar to the baseline 2012 performance.


SITE ACCESS

12.59
The north eastern built development area is to be accessed by a single simple priority junction with Bankside.  Capacity testing shows that this would be expected to operate with RFC’s below 0.85.

12.60
The south western built development  will have two access points; a roundabout with Bankside and a signalised junction on Oxford Road linking into Weeping Cross.  These junctions have been tested and found to work acceptable under 2012 traffic flows.

12.61
Further details of the layout and capacity testing of these junctions can be found in the Transport Assessment.

12.62
CONCLUSION
12.63
It is possible to improve public transport services to bring the whole of the development with 400m of a local bus service.   Pedestrian and cycle links between the site and town centre, as well as within the site can be provided. AREA A, in particular, is within a reasonable walkin gdistance of the railway station, retail facilties at Sainbury’s and Morrison’s and even the town centre. The traffic impact of the proposed development can be mitigated for by providing the junction improvements identified above. The site access arrangements can all be provided to the required design standards and within capacity.  In conclusion, there are no transport issues to preclude the development of the site as proposed.

13.0
SERVICES INFRASTRUCTURE AND WASTE


Overview

13.1
This section discusses issues relating to:

· Service supplies

· Waste

13.2
The format of this section follows a standard study pattern, by setting out an appraisal of the baseline conditions, followed by an identification of potential environmental impacts due to the proposed development.  The importance of each mechanism and an assessment of each potential impact is then considered along with mitigation measures and recommendations for further investigations where necessary.

13.3
During the development of this report, the following statutory bodies and interested parties have been consulted regarding the proposals:

· Environment Agency

· Thames  Water

· BG (Transco)

· Scottish and Southern Energy

· Aquila (formally GPU)

· British Telecommunications

· Orange Telecommunications

· British Waterways

· Cherwell District Council

13.4
The following information has been available during the preparation of this report:

· Ordnance Survey Superplan
Ordnance Survey, 2001

· Site Level Survey Plan
Triway Consultants, 2003

· Borehole Records - SP/43NE/20, SP/43NE/16
British Geological Survey

· Land-use calculations
    John Thompson & Partners
Baseline Conditions - Service Supplies

Baseline:

 13.5
Except for the presence of overhead electricity cables, and a Thames Water effluent transfer main and parallel supply main, the site currently has no service supplies.  However, the majority of supply companies have infrastructure near or adjacent to the site with sufficient capacity to service the development.

13.6
 SEQ CHAPTER \h \r 1High voltage electricity supplies around the site will need to be diverted both from the areas of proposed residential development, and ideally from where they would be perceived as detrimental by their proximity to proposed residential development.

13.7
 SEQ CHAPTER \h \r 1It will be necessary to carefully consider any constraints that the existing foul pumping main or the parallel water main may have on the proposals.  The proposed location and form of the canal basin and other built infrastructure will be configured to avoid the need to divert the crossing of these mains beneath the canal.  

13.8
Otherwise no other supplies have been identified as needing to be diverted.

13.9
 SEQ CHAPTER \h \r 1Storm and foul water are covered in Section 8 of this document.


Development Proposals:

 13.10

Telephone connections can be made via the adjacent network facilities.  Orange PCS have two masts near to the site, both being connected locally to BT cables.

13.11
Gas will be brought into the development site from a medium pressure main in Oxford Road.

13.12
Electricity will be brought to the site from two 11kV connections – one just beyond the north end of Bankside at Hightown Road near the Lambs Crescent junction, and the other west of Oxford Road, at Timms Road near St Annes Road junction.

13.13
Water would come from near Grange Road to the west of Oxford Road.  This link will be from an existing large main near Grange Road, which is connected back to Bretch reservoir, and will allow adequate supply to the site without adversely affecting pressure of supply to the surrounding area.

Potential Impacts - Service Supplies

13.14
The potential service supply impacts relate to the environmental impact on demand for non-renewable resources.  The impact is:

· Depletion of non-renewable resources in providing service supplies to the 

site. 

Assessment & Mitigation of Impacts - Service Supplies

13.15
The use of non-renewable energy in the construction and operation of any development is an issue of national or indeed global consideration and not one that should be addressed by this study.  New homes, offices and the like need energy to provide light, heat and power for the occupiers regardless of their location.  The assessment is therefore not to determine whether the development impacts on the local, national or global environment as a result of the energy used, but rather to consider and measure whether resources are being used in an efficient manner.

13.16
In mitigation of the potential impact of the development, it is proposed to develop residential and ancillary buildings that are efficient in the way that they use energy, both in construction and operation.

13.17
From a constructional viewpoint, the use of recycled building materials will be encouraged wherever possible.  This is likely to principally take the form of recycled aggregates for use in concrete, road surfacing and the like.  Such not only reduces demand on virgin construction materials and lowers waste, but also lowers the embodied heat energy in construction activities.  Encouraging increased off-site prefabrication of standard building elements such as partition walls, cassette floor sections and timber roof trusses will also bring about efficiencies that reduce embodied energy and lead to more sustainable construction.

13.18
Once in operation, measures to reduce the demands on energy supplies will ensure that the development places less demand on resources than typically found in similar properties.  For example, modern built development places a lesser demand on heat energy due to improved thermal performance of the building fabric and high efficiency heating systems.  All housing on the site, with the exception of multi-storey development, will have gas fired heating, which is more sustainable than electric, oil or coal fired heating.  The general layout and design of building units can also impact on energy demands and careful consideration of such at the detailed design stage will, for example, reduce the need for accommodation lighting.

13.19
The UK currently uses in excess of 20 billion litres of water every day and demands on water resources are predicted to rise.  Nonetheless, the potential for significant improvements in efficiency with the corresponding reduction in supply demands exist in both commercial and domestic property.  Demands across the site will be reduced by the installation of measures such as low flow showers, sprinkler taps, low/dual flush toilets, water efficient white goods (where provided) and the like.  Water supplies will also be controlled with the widespread installation of meters, which discourage the use of potable water for garden irrigation, car washing and other such non-essential household usage.  The use of rainwater harvesting systems may also be employed, where practicably viable, which can result in a 30-40% reduction in water supply alone.

 Baseline Conditions - Waste
Baseline: 

13.20
Approximately 25 million tonnes of household waste is produced in England and Wales each year, and local authority expenditure on waste management in England and Wales in 1998/99 was about £1.4 billion.

13.21       In 2001/2 Oxfordshire's 630,000 residents (240,000 households) produced nearly 300,000 tonnes of household rubbish. The District and County Councils recycled about 50,000 tonnes of this (17%). At current rates of growth, Oxfordshire residents will produce 390,000 tonnes of waste by 2020.

13.22
The UK's Waste Strategy set out plans to tackle the growth in waste, and set out the potential for increasing the value of returns from recycling, composting and energy recovery. And it also set targets for better waste management:

· to reduce landfill of industrial and commercial waste to 85% of 1998 levels by 


   2005 

· to reduce landfill of biodegradable municipal waste to only 35% of 1995 level 


   by 2020

· to recover value from 45% of municipal waste (at least 30% by recycling or 

          composting) by 2010

· for this to increase to 66% (at least 33% by recycling or composting); further 

· increases in the longer term by 2015

13.23
To these ends the Government has:

· set up the Waste and Recycling Action Programme (WRAP) and consulted on the tradable permits scheme, the aggregates levy sustainability fund, and implementation of technical aspects of the landfill directive

· issued guidance on Municipal Waste Strategies

· set local authorities targets which mean the amount of household waste 

      recycled   

or 

· composted will be doubled within three years and nearly trebled within five

13.24
Other measures by the Government to promote waste minimisation include the landfill tax escalator, packaging regulations, waste awareness campaigns, and producer responsibility, through EU Directives and through voluntary initiatives

13.25
At Banbury, Cherwell District Council is responsible for collecting household rubbish, whilst Oxfordshire County Council has the duty to arrange for its disposal.

13.26
To meet Oxfordshire’s strategy targets, by 2020 over 100,000 tonnes of waste will need to be recycled or composted, and over 180,000 tonnes of biodegradable waste will need to be diverted from landfill.

13.27        Cherwell has a refuse and recycling scheme to collect and recycle both garden waste (by composting) and materials such as cans, plastic containers, paper and card.  Currently this is recycling more than 42% of the waste it collects from homes.

 Potential Impacts - Waste

13.28
 SEQ CHAPTER \h \r 1Three principal environmental impacts exist relating to waste generation that potentially result from development of the subject site, and the presence and use of the additional housing stock of the development:

· direct contamination of soil at landfill sites and indirect contamination of ground water at landfill sites

· indirect impact on the natural environment from the production of additional new energy, products, and waste facilities

· indirect failure to meet targets set locally and nationally for waste reduction 

      and recycling

Assessment & Mitigation of Impacts - Waste

13.29
Direct contamination of soil at landfill sites, and indirect contamination of ground water at landfill sites would arise from the additional waste coming from the additional housing stock - landfilled kitchen and garden waste decays very slowly, and in doing so, produces methane, a powerful greenhouse gas, and a chemical mix called leachate which can pollute water.

13.30
Indirect impact on the natural environment from the additional energy and product demand would arise as the additional burning of fossil fuels, the additional quarrying, transportation, smelting and processing of virgin ore for metals, the additional production and use of natural wood and peat stocks and the like for paper, for garden products, and so on.

13.31
Indirect impact on the natural environment from the additional waste produced by the additional housing stock could arise from the establishment of additional landfill sites to cater for increased household waste volumes.

13.32
Since the additional waste produced by the additional housing stock would increase the overall waste burden, this can lead indirectly to the failure to meet targets set locally and nationally for waste reduction and recycling.

13.33
This development recognises that to mitigate all of the above impacts, on-going household waste minimisation is essential, and therefore the development must incorporate facilities and services to make this achievable.

13.34
For on-going household waste minimisation, the goal is to reuse, repair and recycle as much as possible, and to reduce the amount of waste produced.

13.35
The development will agree with Cherwell District Council appropriate household facilities and layouts to compliment their refuse and recycling scheme.  Their scheme utilises brown wheeled bins for garden waste (grass cuttings, leaves, and prunings, for compost), blue boxes for recycling materials (cans, plastic containers, paper, card), and green wheeled bins for normal household waste (kitchen waste, nappies, other domestic waste).  Most people are willing to recycle their waste when there are appropriate facilities, which are easy and convenient to use.  It is important that the main features (the bins and boxes) are deployed sympathetically to both individual and grouped household presentation, without detracting from ease of access for use, or for collection arrangements.  This will make waste separation simple for residents to do, thereby aiding collection and recycling performance.  Cherwell District Council organise their collections for their refuse and recycling scheme based on an alternating weekly collection service – one week being recycling week (for brown wheeled bins and blue boxes), the following week being waste week (for green wheeled bins - normal household waste).  This scheme will be fully integrated into the new development.

13.36
The development will consider with the relevant local authorities the inclusion of compost bins and food digesters as appropriate to each property type.  Composting, or recovering energy from, organic waste like food and paper can directly reduce the methane emissions normally produced when such waste is landfilled.  Recovering energy from waste can reduce the need to burn fossil fuels, and contributes to the Government’s renewable energy programme.  Composting is promoted as the most cost-effective and sustainable way to dispose of raw kitchen and garden waste.  It is estimated that more than 25% of household rubbish can be composted.  Using home produced compost improves the quality of the garden soil whilst reducing demand that depletes natural peat habitats.  Similarly, food waste digesters, which break down all cooked and uncooked food waste including meat, fish, bones, fruit and vegetables, will be considered, subject to their suitability, as they need to be located in sunny areas.

13.37
Two civic amenity waste and recycling centres are available in Cherwell District, managed by Oxfordshire County Council – Alkerton (approx 6 miles north west of Banbury) and Ardley (approx 10 miles south of Banbury near Junction 10 of M40).  Both provide facilities for disposing the following materials:

· Glass bottles and jars 

· Newspapers and magazines 

· Food and drinks cans 

· Textiles 

· Car batteries 

· Cardboard 

· Green waste 

· Oil 

· Scrap metal 

and all of these materials are re-used and recycled whenever possible.  Recognising such, a waste recycling drop point will also be provided within the site.

13.38
The development recognises that working towards sustainable waste management requires the commitment of all the different groups of waste producers in society, in co-operation with the authorities and businesses responsible for regulating and controlling waste management.  By promoting and including with the development favourable facilities and services for household waste, this will improve the re-use and recycling ethos and performance against a ‘do-nothing’ scenario, both locally and nationally.

13.39
Construction waste minimisation for the development is covered in paragraph 14.19.

Statement of Effects – Services & Waste

Construction Effects:

13.40
The construction works on and around the site during service provision operations are an integrally related part of the total construction works.  However, as explained elsewhere in the document, methods of construction will be employed which give preference to an overall objective of material use efficiency in terms of embodied energy and resultant waste.  Other construction effects are addressed in the Chapter 8 on hydrology, hydrogeology and geology.

Long Term Effects: 

13.41
Careful development of the site services infrastructure proposals, including suitable mitigation measures as described within the section/chapter on hydrology, hydrogeology and geology, will ensure that the proposed site does not materially impact on the geological, hydrogeological or hydrological conditions.

13.42
The widespread implementation of sustainable development measures and a holistic approach to building and site design will ensure that the site harmonises with the local environment and minimises demands on resources in terms of embodied heat and operational energy and supplies, including water.

13.43
Impact Matrices: The following table summarise the services and waste operational impacts:

	Operational Impacts
	None
	Low
	Moderate
	High
	-ve, neutral +ve impact

	Supply of services           
	
	!
	
	
	+ve

	Household waste           
	
	!
	
	
	+ve


Table 14a: Matrix of Service and Waste Operational Impacts

14.0
CUMULATIVE IMPACT

14.1
College Fields, Banbury has been the subject of a comprehensive environmental assessment in accordance with the Town and Country Planning (Environmental Impact Assessment) (England & Wales) Regulations 1999.  The proposed development constitutes a “Schedule 2” development “ as defined by the EIA Regulations, and the scope of the assessment has been determined by Cherwell District Council (Appendix 2). 

14.2
An assessment of each agreed topic and its potential impacts have been prepared following the appropriate accepted methodology.  These individual impacts can be summarised as follows :-


Planning Policy

14.3
Cherwell Urban Housing Capacity Study (Cherwell District Council 2001) concluded that in order to satisfy the housing requirements as set out in the Oxfordshire Structure Plan, a greenfield site in the form of an urban extension is needed within the District.  The Structure Plan anticipates a requirement of 3,900 dwellings to be completed in 2011. 

14.4
In preparing policies for the NSCLP the District Council published Issues Papers (1999) to inform decisions about the allocation f land for development in Banbury, including : “Where should new houses be planned on the edge of the town”

14.5
Of the five potential locations, the District Council confirmed that the preferred options for the growth of Banbury, is land off Bankside (College Fields).  A further assessment was undertaken in 2000, which concluded that the Councils decision to allocate land for development at College fields was robust, and that other alternative sites did not perform as well.  

14.6
The development proposals follow the guidance and criteria established within the NSCLP.  It is considered that College Fields fully embraces the National, Regional and local planning framework, to include the principles of sustainable development. 


Socio Economic Issues

14.7
College Fields forms a significant part of the balance of new housing and growth as set out with the Structure Plan and NSCLP.  No adverse socio economic effects are predicted.  The proposed development is an important component in the current and proposed future growth of the local economy. 


Landscape and Visual Resources

14.8
Neither the site area north the surrounding landscape is designated as being of National, Regional or Local landscape importance.  The landscape context of College Fields is agricultural with urban fringe uses to the north and west.  The built development areas (A and B) are assessed as having a low landscape sensitivity, indicating a landscape that is generally weak in character, with some features of value and particularly tolerant of change.  ‘The Valley Slopes’ are more sensitive albeit showing signs of degradation.  The ‘Valley Slopes’ are fully safeguarded and enhanced as part of the Community Park proposals.  Visual impact from the built development would be limited as a result of the comparatively restricted visual envelope.  Areas A and B are deliberately sited away from the more open visually sensitive valley slopes.

14.9
A small number of localised properties, would experience minor changes to their views. No significant adverse landscape or visual impact would result from the development.  New woodland planting would contain the built development areas helping to assimilate into the surrounding landscape. 


Ecological Resources

14.10
None of the site is designated as being important for nature conservation.  The proposed development area is dominated by intensively managed agricultural land of low botanical diversity and limited nature conservation value.  Them majority of hedgerows and the adjacent canal are of value as nature conservation corridors and features.  Overall the existing hedgerows are of mixed quality with locally common species.  Occasional hedgerow trees occur including semi mature Oak and Ash. 

14.11
The development proposals safeguard where practicable all hedgerows and trees.  Where minor losses occur these have been minimised and offset by significant areas of new native planting to create wildlife habitats and an enhancement of the Cherwell Valley landscape.  Proposed Definition Basins and swales within the park will provide a potential nature conservation feature. 


Heritage and Archaeology

14.12
A geographical survey of the site area has been undertaken.  Very few areas of interest are recorded, the commonest features being land drains or remnants of ridge and furrow.  Such remains are not significant.  Recent aerial photographs show faint traces of an extensive ridge and furrow system.  These are located outside the application site or within the edge of the Country Park, and are of only local importance. 

14.13
There are no Scheduled Ancient Monuments, locally designated archaeology sites or features,  Conservation Areas or Listed Buildings within the application site.  Adjacent to the boundary are two Grade II Listed Swing bridges.  These features and their setting are fully safeguarded as part of the Community Park proposals.  

14.14
The desk based assessment, walkover survey and geophysical survey has confirmed that the site has low potential for archaeological remains.  No significant adverse impacts on archaeology will result.


Hydrology, Hydrogeology and Geology, Drainage

14.15
The site is underlain by a solid geology of Liassic clays of the Jurassic period.  The development will not materially impact on soil or ground water quality. 

14.16
A Flood Risk Assessment has been carried out.  None of the application site falls within the Environment Agency’s 1 in 100 year floodplain areas.  

14.17
Proposals are designed to mitigate any potential changes to the existing character of the site by the use of a ‘Sustainable Drainage System’.  This will include definition basins and swales and where achievable the use of rainwater harvesting systems, underground storage, together with other readily adoptable methods. 

14.18
These design proposals ensure that the existing water discharges to the Cherwell are not increased, and therefore do not adversely affect the River. 


Agriculture and Land Quality 

14.19
Agricultural land classification survey carried out by FRCA around the Banbury fringe showed areas of Grade 2, 3a and 3b agricultural land.  Grade 2 and 3a land is regarded at “best and most versatile” agricultural land.  Grade 2 land was defined covering land south of the site between Bodicote and Adderbury and to the north of Bloxham Road with only 0.25 ha found within the site itself.  Approximately 97% of the site is taken up by Grade 3a and 3b land.  

14.20
Development at College Fields would result in the loss of a Grade 2 (a minimal area) and 3a agricultural land.  Some land within the Community Park could be reverted back into agricultural use, and is therefore considered as a temporary loss of this resource.  Although some of this loss is permanent, the development avoids taking up extensive areas of the higher graded best and most versatile agricultural land around Banbury.

14.21
As a result of the local context overall impact on agricultural land is therefore considered to be low (minor).  The three farm businesses occupying the site will suffer no significant adverse impact on their livelihood or business as a result of this development.  


Noise and Air Quality

14.22
The noise levels tested indicate that in all cases and in all scenarios, the resultant changes in noise levels are below the ambient noise levels perceptible to the human ear.  Overall pollutant levels indicate that there will be no detrimental impact from emissions associated with the development. 


Traffic and Transport

14.23
Movement through College Fields is based on safe easy access for all in accord with the principles established by the BITLUS study (1998 – 2000), to maximise public transport, walking, cycling and minimising the need to travel by car. 

14.24
It has been assessed that the traffic impact of the development together with the overall growth in traffic expected in Banbury can be fully integrated by providing improvements to existing key junctions and by improved sustainable modes of transport. 

14.25
The development will be serviced by a town bus service and will include new dedicated footway and cycleways, providing safe movements from the development areas to community facilities. 

14.26
A comprehensive package of transport measures will seek to enhance the current situation for traffic and buses as well as pedestrians and cyclists. 

Construction Effects

14.27
Construction of the proposed development is anticiap0ted to last approximately five years.  The majority of effects arising from the construction process are capable of effective control and mitigation providing appropriate management strategies are enforced by both the developer and the local authority.  These management strategies will be rigorously adhered too. 

14.28
Some short term impacts are unavoidable, such as disturbance to wildlife and the visual effects of building construction.  However, these impacts are transitory, limited in duration and largely insignificant.  


Table 14.1 :  summarises the individual impact arising from the particular topic areas:

	Table 14. 1 
	

	Socio - Economic Issues
	Enhancement

	Landscape and Visual Resources 

– Landscape Effect

- Visual Effects
	Initial moderate adverse.  Significantly beneficial (as structural landscape and Community Park matures)

Negligible / Slight adverse



	Ecological Resources

Heritage and Archaeology

Geology, Hydrology,

Hydrogeology and Drainage

Agriculture and Land Quality


	Significant benefit

No Impact

No Impact

Some loss of higher quality agricultural land.  Overall negligible, adverse. 

	Noise

Air Quality

Traffic and Transport

Services Infrastructure and Waste
	No Impact

No Impact

Slight beneficial

No Impact


14.29
From the above table it can be seen that none of the individual impacts were assessed as being of major negative significance, whilst some, such as ecological resources, will ultimately be beneficial. 

14.30
Overall, the cumulative environmental impact arising from College Fields will be substantially outweighed by the collective benefits generated by a well designed sustainable urban extension. 
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