
heyford park

SEPTEMBER 2007
ENVIRONMENTAL STATEMENT

N O N  T e c h n i c a l  S u m m a r y

north oxfordshire consortium ltd 

instances where surface water connects directly into the foul sewer network and groundwater infiltration is also present 
in the foul sewers. The Site currently outfalls via petrol interceptors or soakaway/ditches located within the Site and 
around the perimeter fence. The surface water is then discharged into the Gagle and Gallos Brooks, which eventually 
discharge into the River Ray, River Great Ouse and River Cherwell.

The surface water management strategy for the Site incorporates the implementation of sustainable drainage system 
best management practices, which will include maximisation of natural runoff losses through infiltration, maximisation of 
surface water runoff quality and reduction of the total volume of surface water runoff. Surface water will be discharged 
into the local watercourses at no greater than the existing situation. This will be achieved using both natural drainage 
methods; including surface water planter boxes, rainwater gardens, swales, detention basins, balancing ponds and 
other; and proprietary drainage features which are manufactured techniques including porous surfaces, rainwater 
harvesting and flow control devices.

During the construction phase, appropriate measures will be implemented through the Code of Construction Practice 
to follow best practice to prevent reduction of infiltration through compaction of the soil and to limit seepage and migra-
tion of ground water as appropriate. Measures will also be undertaken to prevent contamination by sediment to the 
watercourses by including appropriate sediment control measures. 

Water Quality
The likely effects resulting from the proposed development on water quality would result predominately during con-
struction through potential leakage and spillage, dust and sediment runoff and potential dewatering requirements.

During the construction phase the potential for pollution from spillages or leakages from materials or machinery will 
be mitigated by appropriate management, storage and maintenance on the Site through the preparation of a Code 
of Construction Practice. Disposal of water will be undertaken in accordance with appropriate licences and permit-
ted. During the operational phase, the day to day releases of contaminants and sediments will be mitigated by use of 
interceptors and sediment traps in the design of the surface water system.

Flood Risk Assessment
The Site lies within a low flood risk area (Flood Zone 1). The potential sources of flood risk to the Site or adjacent areas 
include groundwater, overland flow of surface water and capacity to exceed the artificial drainage system. On the 
basis of the Flood Risk Assessment carried out in accordance with PPS25 and the suggested mitigation measures in 
terms of the implementation of the sustainable drainage system, it is concluded that the proposed development will 
not adversely affect onsite, neighbouring or downstream developments. Having identified and categorised the potential 
sources of flood risk, mitigation measures have been identified for each of the sources of potential flooding which 
would reduce the risks associated with the Site to acceptable levels, such that the residual risks can be judged low to 
zero risk.

Geology, Soils and Contamination
Given the use of the Site as a former RAF Airbase, the potential exists for contamination to arise due to the land-use 
observed previously. These include: the petrol, oil and lubrication fuel storage and pipeline system; filling station at the 
car garages; former fire practice area; boilers and incinerators; airfield facilities, buildings and houses; electrical substa-
tions; former laundrette; fireworks and weapon storage area; car storage areas and car wash facility; workshops; 
sewage works; landfill sites and waste disposal pits; and a former hospital.

Both desk based assessment and previous ground intrusive investigation works have been utilised to complete the 
assessment of the potential contamination present and the risks posed by these areas. The main potential sources 
of contamination are assessed to be the storage tanks and pipework together with the former airbase facilities and 
workshops, with hydrocarbons and arsenic in the soil and asbestos in the existing houses and buildings being the main 
contaminants of concern.

The contamination issues identified with respect to the Site would be subject to targeted further investigation where 
appropriate for detailed design purposes and appropriate mitigation and remediation measures will be agreed and 
undertaken in accordance with best practices requirements and guidelines, this will include the development of a Code 
of Construction Practice.

Traffic Access and Movement
The majority of the current land uses at Heyford Park, which includes existing settlement and commercial activities, hold 
temporary planning consents and will moreover be included in the outline planning application.  The traffic on the local 
road network is currently comprised of background traffic plus traffic related to the existing development, although the 
County Council have insisted that traffic associated with temporary consents is excluded. 
 

Camp Road will continue to form the main access into Heyford Park from the local highway network and to limit the 
impact and speed of vehicles, traffic calming features will be implemented every 60 metres or so.  Cross-routes and 
junctions will provide some of these, with north-south routes connecting the two halves of the neighbourhood, given 
priority over movements along Camp Road.  Existing roundabouts will be replaced by priority junctions and junctions on 
Camp Road will be designed with surface treatments and changes of level to facilitate pedestrian crossing movements.  
Other traffic calming features, in the form of build-outs, raised tables or road humps will be implemented to reduce the 
impression of free-flow vehicle priority.

A new road access will be formed towards the eastern end of Camp Road which will provide vehicular access to the 
commercial areas of the development and remove the need for vehicles, particularly HGVs, to use Camp Road where it 
passes through the main part of the settlement.

The proposed commercial operations at the Site are likely to generate a number of daily HGV trips and therefore nego-
tiations will be held with Oxfordshire County Council with a view to concluding a HGV routing agreement. 
 

Measures to improve local bus services have been discussed with Oxfordshire County Council and will be implemented 
subject to an appropriate agreement being reached and could include increased service frequency levels to Bicester and 
Oxford and extend the Friday and Saturday evening services to weekdays.
    

The proposed lattice street structure will create a permeable layout to allow movement through the development without 
having to follow road layouts.  This will facilitate walking and cycling and all streets will be designed in detail to allow safe 
use of dedicated paths or shared surfaces.   
 

Cultural Heritage and Archaeology
Archaeological evaluation in the form of geophysics and trial trenching has confirmed the presence of Iron Age features 
associated with settlement, albeit truncated and disturbed in places within the Flying Field Area.  The presence of Aves 
Ditch and Portway through the Site is indicative of evidence from the Roman period. Aerial photographs of the area also 
suggest the landscape was extensively exploited during these periods. However, the New Settlement Area lies in an area 
heavily truncated and disturbed by later development and the proposed development will have no further adverse effects 
in these areas.
 

Across the airfield, where the potential for undisturbed remains is better, there will be limited impacts, tree planting being 
the most significant. In areas where this is proposed and areas which have a high archaeological potential, a programme 
of archaeological mitigation has been agreed with the County Archaeologist to mitigate any adverse effects on the 
archaeological resource. In addition there will be a positive effect on the historic landscape from reinstatement of Aves 
Ditch and Portway.
 

The built heritage potential of the Site is reflected in its designation as a Conservation Area and the recent scheduling of 
five Cold War sites, whilst three further sites are currently being considered for protection. Overall, the structures dating 
from the periods of the World Wars are located to the south of the Cold War landscape and are of less significance. 
Those relating to the Cold War history are mostly situated in the large open airfield area to the north of the New Settle-
ment Area, and generally the landscape and structures are of higher significance. This coherent Cold War landscape 
is almost unaltered from its original form and the landscape of ‘Flexible Response’ is considered to be of international 
significance.

There will be considerable change within the New Settlement Area, but the core Cold War landscape within the Flying 
Field Area will not be directly impacted. The demolition will be located predominately within the less significant area 
to the south of the Cold War landscape. A programme of mitigation will be agreed with the County Archaeologist and 
English Heritage, which will entail the recording of the structures to be removed and Character Areas. This programme 
of investigation will increase understanding of modern military history. The proposed heritage centre will also provide 
beneficial explanatory educational facilities within the Site.   
 

Noise 
The assessment considered noise both in terms of noise generated by the proposed development including traffic 
and building services plant and construction noise. On-site measurement of the existing noise environment in the New 
Settlement Area was undertaken. The suitability of the Site for the proposed residential development is considered to 
appropriate in noise terms with the majority of the New Settlement Site falling within areas where permission would 
normally be granted. Conditions may be applicable in certain locations, particularly adjacent to Camp Road, such as 
noise screening, to mitigate against traffic movement noise levels, although the increase would not result in a change to 
the noise categories observed across this area. 

As part of the construction process, appropriate construction site noise control will be implemented in accordance with 
the appropriate British Standard and will include specification of plant equipment, hours of operation and HGV access 
routes. This will be detailed within the Construction Code of Practice.

Air Quality
The main potential air quality impact during the construction phase would be from the emission of dust, which if 
released in sufficient quantities could result in significant nuisance from soiling at the large number of nearby properties. 
Dust emissions from site would, be controlled using mitigation measures detailed in a Code of Construction Practice 
(CoCP) to be agreed with Cherwell District Council that would ensure that the potential adverse effects are minimised or 
avoided. 

A detailed assessment has been used to predict the changes in air quality as a result of the traffic flow changes on the 
road network surrounding the proposed development. These have been produced for the baseline 2006 situation and 
forecast for the opening year of 2013, both with and without the proposed development in place. This modelling has 
shown that a negligible deterioration in local air quality is predicted at all receptors locations, however for some pollut-
ants there is no predicted change in the concentration. 

Overall, no significant effects on local air quality are predicted to result from the proposed development.

Conclusion
This ES demonstrates that there are no overriding environmental constraints or planning policies which would preclude 
the proposed development. All aspects of the proposals have taken full account of the pertinent environmental issues: 
where necessary, mitigation measures form an integral part of the proposal and will ensure that the environment is prop-
erly protected and any adverse impacts from the development are minimised.

Master Plan

Introduction 
This leaflet forms the Non Technical Summary to the Environmental 
Statement which addresses any likely significant environmental 
effects of the proposed development at Heyford Park. The proposal 
is for a mixed-use sustainable new community utilising the former 
RAF base at Upper Heyford. It is envisaged that Heyford Park will 
provide a new settlement with necessary supporting infrastructure, 
including a primary school, appropriate community, recreational, 
amenity and employment opportunities whilst being protective 
towards the environment and the sustainability agenda.
 

Site Description and Proposed Development
The proposed development at Heyford Park comprises the former RAF Airbase at 
Upper Heyford which represents a significant brownfield opportunity. This Site is located 
in North Oxfordshire, east of the Cherwell Valley and covers an area of approximately 
516 hectares. The Birmingham to Marylebone railway runs close to the Site’s eastern 
perimeter while the Birmingham to Oxford railway service operates in the Cherwell Valley 
to the west.  The nearest villages to the airbase are Upper and Lower Heyford. The Site 
lies north-west of Bicester (the nearest major service centre), and west of Junction 10 of 
the M40. 

The Site contains a wide range of civilian and military buildings and associated areas 
of hard standing mainly located to the north of Camp Road, the principal access route 
which bisects the base.  To the south of this road, the area includes residential housing, 
a disused petrol station, supermarket, school, gymnasium, hospital and recreational 
facilities. 



 

1114

1.22m RH

118.6m

111.7m

95.1m

BM 95.02m

104.8m

113.9m

112.2m

Issues

rd

Runway Approach Lights

The Brambles

House

Sycamore House

Orchard

112.3m

B
M

1
09 .0 5

m

4
3

Track

Pond

Collects

Issues
(Dis)

Works
Sewage

ry

LANE

se

The

O
ld

R ectory

Harefield 45

Heyford
UpperRickyard

104.2m

Play Area

109.8m

1
5

R
O

A
D

2
9

S
O

M
E R

T O
N

2

1
2

1

Ka thle en Cottages

Shelter

BM 109.06m

76

110.2m

Barley

8

Hall

Farmh ouse

Gl ebe

15

Chapel House

96.8m

P
epp

e r co r ns

Wr T 1

Farm

El Sub Sta

Hele nduneC
o

tt age

LB

96.2m
MILL

33

Rectory

Abraxas

35

Galleries
Heyhord

Stab le C ottage

G
rana

r y

S
q

u
are

Wykeham House

M adgi nwe ll

103.0m

1
to

6

Treeside

Lodge

Two Trees

Farm hous e

N
e w

C
o

lleg
e

Hunters

Farm House

New

HIGH STREET

Roots

Wal nu t Tree

The
Tchure

Ke swick

Ascona

Bottom Cottage

e

B
a rn

2
5

C
a

li p
s

F
arm

h o
use

Path

2

Backacre

Sch
ool

Cotta ge

C
a

li p
s

School

Annex

Pal a

4

View

4 Issues

P
lotte n

C
ott

6

Tr
ee

H
ou

se

ORCHARD

Tarram
in a

LANE

1

O
R

C
H

A
R

D
P

LA
C

E

South

En
st

on
e

C
ot

t

Mow
(PH)

12

TCB

8

Rose

BM 108.71mHills ide
Cotta ge

Allotment

4
2

LB

Gardens

Cottage

10

11

108.0m

107.9m

H
e yfor d

C
ot t

1 Lodge

3

Cosie Cotte

S
O

M
ER

T O
N

R
O

A
D

Cotswold

The Acorns

Appleda uneC
hr istm

as
C

o
tt

Holly Trees

O
rc hard

C
ott

GP

Vine
C

ott

O
rc

ha
rd

Fa
rm

C
of

t

Bea r C ot

Spring

Sinks

Orchard Barn

Issues Valley View

106.4m

SilosBM 107.17m

101.9m

97.4m

Issues

Upper Heyford Airfield

Allotment Gardens

Recreation Ground

Track

BM 110.19m 111.4m

Jalna Lodge

CAMP ROAD

Roba

Track

D
ef

1 .
2

2m
R

H

D
ef

SS

ED & Ward Bdy

SS ED & Ward Bdy

SS

22m
R

H

SS

1.22m RH

1.22m RH

ED Bdy

Def

Def

ED Bdy

ED Bdy

Def

1
. 2

2m
R

H

E
D

&
W

a r
d

B
dy

D
ef

ED& Ward Bdy

D
ef

E
d

&
W

ar d
B

dy

1.
22

m
R

H

1.
22

m
R

H

1.
22

m
R

H

D
ef

ED
&

W
ar

d
B

d
y

Def

1.
2

2m
R

H

1.22m RH

ED & Ward Bdy

Def

1.22m RH

1.22m RH

S
S

Def

S

1

3

Manor Farm Cottages
127.8m

VillageFarm

BM 132.52m

Tr
ac

k

El Sub Sta

El Sub Sta

Tennis Court

BM 131.75m

131.4m

Troy Farm

Pond

Pond
125.9m

BM 125.76m

BM
120.40m

R
A

G
H

O
U

S E
LA

N
E

SL

Guide Post

123.5m

MP 14

SL

SL

SOMERTON ROAD

119.9m

Cross Roads Farm

Track

119.3m

BM
119.43m

Tr
a

ck

122.2m

Mudginwell Farm

134.2m

Tanks

B
M

13
5.

11
m

Tank

El Sub Sta

El Sub Sta

Upper Heyford Airfield

Tank

Tanks
El S

ub Sta

El Sub Sta

Tank

El Sub Sta

Tank

El Sub Sta

El Sub Sta
El Sub Sta

El Sub Sta

El Sub Sta

Upper Heyford
Airfield

El Sub Sta

El Sub Sta

El Sub Sta

El Sub Sta

Upper Heyford Airfield

El Sub Sta

Upper Heyford Airfield
(dis)

Tank

Tank

El Sub Sta

Tanks

Tank

Tank

Sub Sta

Tank

El

Radio
Mast

Tank

125.9m

El Sub Sta

Ta
nk

El

Sta
Sub

Tank

Water
Tower

El Sub Sta

124.7m

Issues

Kennel Copse

119.6m

121.4m

Crowfoot Pond

Pond

MP
13.75

Upper Heyford Airfield

BM 126.44m El Sub Sta

Upper Heyford Airfield

Sta
Sub
El

Tank

El Sub Sta

El Sub Sta

El Sub Sta

Tank

El Sub Sta

Letchmere Farm

30

3
1

Pond

39

Letchmere
Farm

Cottage

El Sub Sta

Issues

El Sub Sta

C
H

IL
G

R
O

V
E

D
R

I V
E

Heyford AirfieldUpper

El Sub Stas

Tank

Tank

Tank

Tank

Tank

Tank

Tank

Issues

Tr
ac

k

Tr
ac

k

121.8m 124.2m

GP

125.3m

EG
LI

N
ST

R
E

E T

HOMESTEAD CRESCENT

Water Tower

El Sub Sta

S
C

H
IL

LI
N

G
ST

R
E

E T

A
LT

U
S

S
T R

EE
T

Chy

124.6m

El Sub Sta

Mast

Upper Heyford
Airfield

El Sub Sta

BM 124.50m

CAMP ROAD

Baseball Pitch

122.4m

Baseball Pitch

Tanks

BM 125.79m

Baseball Pitch

125.7m

122.6m

HOMESTEAD CRESCENT

American High School
Upper Heyford

K
IR

T L
IN

G
TO

N
R

O
A

D

122.5m

Path
(um

)

122.1m

School

Baseball Pitch

American

Tennis Courts

Upper Heyford

Elementary

Tanks

Courts
Tennis

Tank

Sub Sta

Baseball Pitch

Tank El

118.1m

Track

El
Sub Sta

Water

125.0m

Tower

Car Park

2

3
1

GORDON ROAD

124.8m

El

Sta
Sub

124.9m
BM 124.71m

ROPER RD

2

16 8

1

17

9

GORDON ROAD

ROPER ROAD

Hall

El Sub Sta

Chapel

2

8

1
3

4

B
R

I C
E

R
O

A
D

4
2

Water Tanks

126.6m

BM
12

7.
36

m El Sub
Sta

125.7m

125.1m

El

124.3m

BM 124.17m

125.1m

Water Tower

E
lS

u b
S

ta

124.2m

Tanks

ElSub
Stas

TCB

1

D
O

W
S T

R
E

E T

124.1m

Sub

123.0m

Sta

TCB

CAMP ROAD 120.9m
BM 121.08m

1
1

1
5

9

E A
D

Y
R

O
A

D

16

5

911

1
2

23

D
A

C
E

Y
D

R
IV

E

21

31

1
9

2
1

1
7

42

2
3

2
4

El Sub Sta

DRIVECHESHIRE

WHITLEY DR

CHESH
IR

E
D

R I
VE

8

21

1

7

4

14

2

1

9

2

15
17

19

D
R

IV
E

WHITLEY

Sta

1

Playground

35

33

9
11

7

El
Sub

PORTAL DR NORTH

DRIVE NORTH

PORTAL5

11

15

6

14

19

11

PORTAL DRIVE C
A

R
S

W
EL

L

CIR
CLE

2
8

27

25

24

22

2 520

12

1

2

1
9

10
2

8

31

5

1

2

BADER DRIVE

GIBSON DRIVE

R
E I

D
P

LA
C

E

1

1
4 7

3

5

TA
IT

D
R

IV
E

1
1

1
0

1
7

1
5

10
16

11
5

15

1
1

8
1

0

GIBSON DRIVE

P
O

R
TA

L
D

R
IV

E
SO

U
T H

15
11

12

P
la

yg
ro

u n
d

21

16

El Sub Sta

NETTLETON DRIVE

B
A

D
E R

D
R

IV
E

20

8

2

21
15

2
5

2
4

2
9

2
7

7

21

19

18

25

1
11

4

3

1

3

Car Park

14

8

9

Tank

Sub Sta
El

Upper Heyford Airfield

BM 120.89m

El Sub Sta

B
M

12
0

. 4
0

m 119.6m

33

Chy

44

Filter

118.8m

120.0m

120.1m

121.3m

BM 121.69m
10

2
HARRIS ROAD

14

11

15

119.5m

16

24

9 HARRIS ROAD

30 BM 116.50m
116.4m

Bed

Field Barn Farm

1
1

Play Area

2
0

4
2

T R
E N

C
H

A
R

D
C

IR
C

L E

1
9

16 14

1
5

TRENCHARD CIRCLE

S
O

D
EN

R
O

A
D

8

1

Courts

118.7m

Tennis

1

2

L A
R

S E
N

R
O

A
D

Tennis
Court

Shelter

119.1m

Posts 115.8m

Upper Heyford
Airfield

C
H

IL
G

R
O

VE
D

RI
VE

Chy

BM 115.68m

TCB
LB

El Sub Sta

14

6

20

19

9

1

5

24

12

38

2

10

4

27

16

Caravan

ETL

Park

ETL

28

29

4 6

34

36

44

49

Heyford Leys Farm

47

4 3

42

Pond

El
Sub
Sta

48

CAMP ROAD

GuidePost

120.3m

The Heath

Tr
ac

k

117.6m

119.0m

114.7m

Track

Track

Track

109.3m
BM 107.37m

ETL

El Ps

Sewage Works

BM 114.66m

114.8m

115.3m

118.9m

Tanks

Issues

108.5m

2BM 128.19m

LB
New Buildings

1

Aston View

Recreation Ground

Allotment Gardens

T
r a

ck

Track

117.3m

T
ra

ck

Track

*
*

400

40
3

E

406

* 360

UH16

47
5

48
4

*

*

U
H

1 0

487

77
9

532

673

*

3053

UH12UH8

77
0

778

UH35

UH9

*

597

*

8

9

338

738

71
4

71
2

716

470

POL 2

1003

* UH #

197

90
5

828

A

B

D

C

20 42

30

39

31
19

53
0531

53
3 534

535 53
6

53
85 3

7

54053
9

544

543

546

560

55
3554

555
561

648

65
7

65
9

666

67
0

646

684

665

67
1

644

64
0

718

71
0

692

685
687

691

70
9

71
1706704

728

705 707

71
3

717

73
2

775
773

73
1

7 3
5 772

73
6

760

780

768

769

759

77
1

1

2

1416

15

650

757

745 747 755

756

746

752

740

721 725

724

703

72
0

701

702

663

67
4

682

681

70
0

67
7

67
5

65
3

66
1

66
2

655

65
2

64
9

56
2

3054
3101

664

1807
3055

3056

1808

1409

185 343

383

3135

184

3140

245a

245b

245c

245d

1866
1439 3013

3012
1865

249

1804

3052

3136

3022

240

241 POL15

3024

242
POL16

3014

231

3209
226

238

237
234B

233

239

3015
3019

PO
L

17

284 POL 14

3021

3023

3102

3025

3026

220

3027

1372
32001405

255

3201

POL 22

223 POL 10
219

229

202

217

216

213

215 POL 9

3033

1813

21
2

210

20
9B

211

20
8

3034

3032

10
23

10
60

1009

1008

1010

10
11

1869

18
71

1006
1048

1046

1031

1042

1032

1041

1038

1035

10
50

1005

1004 1003 1002 1001

1398
13993011

1803

3009

3010

1802

251

183

272

3001

2010

3008

262

253

3006

3007
3104

3105

3005

POL 23b
281

POL 23a
285

UH76

283

3016

POL 13

3017

3018

228

3004

3003
3002

3028

225

3030

3029 247 3031

3202

3035 186

1065

203

269 POL 24

270 POL 1 3208
182

3051

3047

3046

275

274 POL 3

1850

3045

3044

14403043

1848

333

336

368W

3210

335

311 314

3109b

3109a

397

391

337

341

351

342
355

2001

2002

2003
2004

357

20
05

2006

3205

353
352

354

2009

20
08

1368

1443

3042

3041
365 POL 5368

369

1841

3040

3204
372

370
371

359

361

381

2007

1104

3036

382

385

1100

1109

3037 377 POL 25b

1111
1102

3038

379

3039

POL 25a 376

1106
1107

1105

1103
386

1112

387 1119

1113 1115

1185

1154

1163
1181

1159

1165

1169

1172

1175

1179

1150

3050

3049

3048

1859

289

259

260
299

268
286

195

804

822

827/

83
2

81
0

83
3

81
1

821

81
5

826

837

88684
6

85
0

859

86
1

86
6

85
2

85
6

858

86
8

87
3

88
5

88
0

867

87
9

87
4

89
4

892

89
8

90
4

90
0

570

515

279

581

58
8

558 556

559 557

65
1

66
8

656

546

29
1

300

295

293

294

292

32
7

328

344

325

324

301

345

350

156

172

158157

131

17
1 85

89

80151

64

63

59

65 68

72

78

66

53

74

73

40
9

4 0
7

40
5

40
1

40
2

40
4

410

45
0455

457

45
9

49
3

49
2

460

442

51

52103

106

100

114

115117

118

315
320

316

31
8

317

313

12
6 12

3

125 130
132

129 133

149

145146

148

147

55
1

552

56
4 573

54
7

549

572

88
360A

33 35

29

37

27
25

32

23
21

17

3822

13

41

77

6

7

5

4

10

29

3

375D

375B

375C

375A

POL 20

425

64
2

66
9

667

688 690

686

683

723

722 726

715

73
0

73
3

75
3

75
4

75
0

75
1

74 2

74
4

761 763
765

767

76
2

764 766

774
776

582

579

584 528

583

56
6

59
3

59
6

529

485

491

488

498

502

500

59
4

59
8

44
1

4 4
5 4 4

6

489

44
444

3

48
0

48
6

48
3

472A

47
1

481

467

468

46
646

5

44
0

474461

44
9

*

UH57
214

20
7

18
68

U
H

48

1867

1080

1059

UH49 1870

UH56

*1061

1025

*

*

201

UH70

*

* 388

*

*

1186

*
1827

*

1625

UH67

5066

3207

* 421

* 395

221

3206

1388

*
UH65

UH59

1319
UH64

* 248

3020

* 307

*227

* 309

UH62
* UH23

UH24

* 3103

UH22
UH25

UH63

*

UH60

3203*

3145

*

1153

UH73
*

UH51*UH52

1108

*

*

*

*

*

*366

UH19

*5022

424

399

UH75

*
UH17

362

K

U
H

72

35

32-34

36

86 *
38

75

*

271
* 1860

297/296

UH68

416

* UH69

1403

*UH21

* 3218

U
H

74

UH6

599

567

891

595

*527

UH5
UH15

578

UH3

577

590

276
*

205

U
H

29

* 181

331

UH30

UH32

*

UH31

UH27

330

UH28

310

*

342340

UH33

568

3127B

UH61

UH58

3127A

187

UH50

1189

1141

1118

1140

189

389

1840

1832

186 CAS

UH53

UH44

107

UH13

UH2

326

323

* 329

565

548

54
2

*

312

UH41

U
H

40

121

12
4

UH39

*
339

UH37

346 UH38 349

1483

108

101/102 104

113

56
54

67

62/69

84 *

79

81

170

*
385

UH46

70

*

* 454

11

18

24
26

28

36
34

40
44

2x

3x 4x

392

c

b

368a

476

472B

440B

113A

113B

293A

275A

331A

331B

3204A

20
9A

234A

592

UH11

1614

1616

1618

1620

1622

1624
1613

1611

16091607160516031601

11731177

1183
1161

1171

play area

canopy*

* canopy

350A

89A

89B
89C

274A 3210A

1167

119

1001-
1048

Key

Retain nil use

Retain B8 - Storage & Distribution

Retain B1 - Business

Retain C3 - Residential

Retain D1 - Non-Residential
Institutions

Retain A1 - A5 - Retail

Retain B1 & B8 - Business
Storage & Distribution

Retain B2 - General Industrial

Retain B2 & B8 - General Industrial
Storage & Distribution

Sui Generis
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Industrial

The area surrounding the Site is a mosaic of large predominantly arable fields with few hedgerows. The area gener-
ally lacks woodland, although a limited number of woodland fragments are also present,
There are two separate elements to the ES study area; the New Settlement Area and the Flying Field Area. The 
development proposals relating to this Site are:

Proposed New Settlement Area to include the following uses:-

•	 Class C3 (residential dwelling): construction of up to up to 1,005 new dwellings and the retention of 70 
existing military dwellings), to be erected in 2 and 3 storey buildings,

 

• 	Class D1 (non residential institutions): change of use of Building 549 to provide accommodation for a Com-
munity Hall and Building 572 to provide accommodation for a Chapel; Buildings 126, 129 and 315 to provide a 
Heritage Centre and  up to 4,200 sq.m of visitor facilities; together with associated car parking.

•	 Class C1/D1: change of use of Building 74 to use as a hotel/conference centre of up to 4,150 sq. metres.- 
Change of Use of Building 103 to Class A4 Public House, provision of up to 340 m2 of Class A4 floorspace in 
total.

•	 Class A1: retail provision of up to 743 sq.metres of floorspace.

•	 Class A2 and Class A3 and A5 units: provision of up to 1,000 sq.metres of floorspace as part of a Local 
Centre.

•	 Class A4: change of use of Building 103 to Public House, provision of up to 340 sq.metres of Class A4 floor 
space  in total.

­•	 Class B1 (a), (b) and (c): erection of 6 no. buildings comprising up to 7,800 sq.metres of floorspace.

•	 Class B2/Class B8: change of use of Buildings 80, 151, 320, 345, and 350, 354 
	 to mixed Class B2/Class B8 use.

­•	 Provision of: playing pitches and courts, sports pavilion and four tennis courts plus incidental open space 
including NEAPS and LEAPS.

•	 Provision of all: infrastructure to serve the above development including the provision of the requisite access 
roads and car parking to District Council standards.

•	 Removal of: boundary fence to the south of Camp Road.

•	 Removal of: buildings and structures within New Settlement Area as detailed in separate schedule.

•	 Landscape alterations: including the removal of some trees within the Conservation Area and planting of new 
trees and off-site hedgerows and access track. 

 Proposed Flying Field Area to include the following uses:

•	 Change of Use for: vehicle preparation and car staging comprising 17 hectares.

•	 Class B1 (Business): Change of Use of Buildings 3205, 3208

•	 Class B1 (Business) and B2 (Industrial): Change of use of Buildings to mixed Class B1 (Business) and B2 
(Industrial) use

•	 Class B1 (Business) and B8 (Storage): Change of use of Buildings 234, 324, 350A, 3209 to mixed Class B1   
(Business) and B8 (Storage) use

•	 Class B2: change of use of Buildings 259, 260, 292, 336, 337, 340, 1011, 3210 to Class B2 

•	 Class B2/Class B8: change of use of Buildings 221, 249, 325, 327, 328, 329, 366 to mixed Class B2/Class 
B8 use.

•	 Class B8: change of use of Buildings 1001-1009, 1023, 1026-1038, 1041-1048, 1059, 1062, 1100, 1102-
1109, 1111-1115, 1159-1185, 1372, 1601- 1625,  2001-2009, 3001-3037, 3043-3051, 3056, 3140, 3200-
3203.

­•	 Removal of: part of the boundary fence covering the perimeter ABCD and its replacement by a similar 3 metre 
fence along the route AD.

•	 Demolition of: Buildings 3052-3055 and 3135 in the north-western corner of Airfield.

•	 Demolition of: Buildings 3036-3042 in the south eastern corner of the Airfield.

•	 Provision of: all infrastructure to serve the above development, including the provision of the requisite access
  	 roads and car parking to Cherwell District Council standards. 

•	 Reopening of: Portway and Ave’s Ditch as public rights of way.  Associated strategic infrastructure, compris-
ing main spine road formed by Camp Road; with access to the main flying field to the north and residential 
areas to the south of  Camp Road.

	

•	 Removal of: trees as detailed in accompanying schedule. 

Alternatives
In the formulation and development of the proposals for Heyford Park, alternatives were considered for the overall 
layout and for the proposed and existing elements of the settlement. These included land use, vehicular access to 
the airfield, retention or demolition of prefabricated bungalows, location of the neighbourhood centre, traffic use of 
Camp Road, siting of the school and reuse of key buildings, together with the open areas and boundaries. 

The proposals therefore represent the most appropriate form of development following the iterative masterplanning 
process and identification of the opportunities and constraints presented by the Site, whilst mindful of the adopted 
Comprehensive Planning Brief for the Site.

Planning Policy
The relevant policy contained within National Planning Policy Guidance and Statements, Regional Planning Guid-
ance for the South East, the Oxfordshire Structure Plan and the Cherwell Local Plan have been reviewed with 
respect to the proposed development. Full regard is also had to emerging spatial strategies and local development 
documents such as the adopted Comprehensive Planning Brief. It can be demonstrated that the current develop-
ment proposals accord with the policies contained within the draft Development Plan, as well as National Planning 
Policy Guidance. 

In relation to the New Settlement Area, the adopted Comprehensive Planning Brief establishes a set of principles 
to guide development, these include; location and context, conserving the heritage interest, the provision of a 
satisfactory living environment, settlement components, transport, the design of the settlement, sustainability and 
future management. The Flying Field Area is addressed with a similar set of principles for development, namely, 
environmental improvements, public access, conservation of heritage assets, the provision of a satisfactory living 
environment, the future of the wider airfield and future management. The development proposals broadly accord 
the principles contained within this document.

Socio Economic Issues
The assessment has concluded that overall the impact of the proposed development on the socio-economics of Heyford 
Park and Cherwell District as a whole is positive.  In particular, the scheme offers significant potential long-term benefits 
in respect of providing approximately 1,075 residential units of varying sizes, catering for the needs of the area including 
a significant proportion of affordable housing.  The Site will also provide employment space appropriate for the current 
demands of firms. 
 

It is estimated that 373 jobs will be created during construction and 459 jobs created following completion at the local level 
(600 jobs at the regional level) in addition to the existing 1,000 jobs already existing on the Site. These posts will include a 
greater proportion of higher skilled positions essential for encouraging economic growth in Cherwell District.

The new community will generate a need for between 129 and 160 primary and between 92 and 115 secondary school 
places.  The new primary school proposed as part of the development will accommodate this increased requirement at 
primary level however existing surplus capacity is likely to assist capacity issues in the early stages of the proposed devel-
opment.  At the secondary level, it is likely that there will be shortfall in places once the residential component of the pro-
posed development is complete and therefore it may be necessary to make additional provision. This would be addressed 
through the provision of financial contributions and subject to negotiation with the Local Planning and Education Authorities 
to ensure that the appropriate need is met. 
The new population will generate a need for two full-time GPs which could be accommodated through the expansion of 
operational hours of the existing surrounding practices.

Landscape and Visual Issues
There will be significant landscape, landscape character and historic landscape character benefits arising from the 
proposed development. The former Cold War site will retain a productive commercial use which respects the surrounding 
landscape character and pattern, while retaining its open landscape nature. The runway extensions will be removed on the 
western and eastern nibs, but the NATO runway will still be visible as part of the landscape of the former airbase.
There will be a benefit arising to site trees and woodland, by the removal of alien conifers and comprehensive management 
to individual trees.

There will be a number of short term adverse visual impacts associated with construction works as a result of 
the demolition and removal of the water towers, selected hardened aircraft shelters and the north western most 
warehouse building on the Site, especially when seen on the skyline from villages on the east facing slope of the 
Cherwell village. These construction works are localised and generally enclosed.

On completion, there will be widespread visual benefits arising from the removal of large buildings and structures, 
where these are most visible. These include some HAS’s, the water towers and parts of the security fencing. New 
footpaths will be created, including the Upper Heyford Trail, a new circular path linking points of interest around the 
former airbase.

Thirty-nine of the viewpoints around the Site were assessed and all of these experience visual benefits, apart from 
views where the impact is neutral or where there is no impact. There are four significant visual benefits: one from 
Upper Heyford village; one from Chilgrove Drive in the south east; and the other two arising from the new views 
from the reinstated footpaths of Portway and Aves Ditch that cross the runway.  Moderately significant visual ben-
efits will occur in views from Steeple Aston, near to Middle Aston, Somerton, Chilgrove Drive and Rousham and in 
views towards the southern boundary of the former airbase. In twenty years, following the growth of planting, these 
significant and moderately significant visual benefits will remain. There will be no adverse visual impacts at that time.

Ecology
The ecological assessment of the Site comprised both desk based study and on-site field survey work, over the 
period 1997 to 2007. The Site consists mainly of open, improved, species-poor grassland with former airbase 
buildings and hard standing. However, within this grassland is an area of more species-rich calcareous grassland 
that is designated as a County Wildlife Site. The Site is dry with the exception of artificial water tanks. The former 
runway, with associated grasslands, makes up the majority of the Site. Specialist species surveys were completed 
for vegetation and grassland, birds, bats, badgers, reptiles, invertebrates and great crested newts. The New Settle-
ment Area as part of the proposed development is located away from the areas of greatest ecological interest and 
the Flying Field Area is to be retained with some demolition of existing features.

Bat roosts are present on the Site and a licence would be required to remove any buildings containing roosts within 
the Site. Twelve badger setts were identified on the boundary of the Site however the proposals do not require the 
closure of any setts. The New Settlement Area is generally of little intrinsic nature conservation value for breeding 
birds, however the Flying Field Area is of greater importance supporting a large number of bird species at relatively 
high densities. Great crested newts were identified in 16 artificial water bodies surveyed and comprised a number 
of separate populations. 

The Upper Heyford County Wildlife Site would not be directly affected by the proposals, however mitigation meas-
ures will be implemented to prevent indirect effects from the construction phase.

A comprehensive mitigation strategy has been developed and a Conservation Management Plan will be produced 
to ensure the delivery of the required mitigation measures. This includes: the access and management of the 
County Wildlife Site; management and enhancement of the grassland habitats for wildlife benefit; retention of trees 
where possible and provision of new landscape planting; retention of waterbodies and management of aquatic 
and terrestrial habitats for great crested newts; provision of designed buildings to accommodate loft areas for bats; 
grassland management for bird species, badger utilisation and to increase invertebrate diversity.

Construction Waste
The proposed development at Heyford Park has the potential to generate a range of solid waste materials as a re-
sult of the ground remediation with further material resulting from the required demolition and subsequent activities.  
A conventional approach to waste management would favour determining the Waste Acceptance Classification of 
wastes and, based on the degree of contamination, either disposal to landfill or specific treatment and remediation.

A more strategic waste management approach would afford due attention to consideration of the waste hierarchy 
and favour waste elimination ahead of re-use, recycling with disposal to landfill as a final option.   Methods to facili-
tate a hierarchical approach to waste management that may be employed on a construction programme include; 
control of procurement, ordering and packaging, provision of segregated recycling facilities, re-use of waste mate-
rial within the scheme, and transport of specific waste streams to appropriate recycling facilities. 
 

A range of construction industry waste management systems are available which provide the opportunity to for-
malise waste management procedures within the broader scope of the construction programme.  Commitment to 
a Site Waste Management Plan, a Demolition Protocol or a Waste Auditing Scheme (or similar) would all contribute 
to reducing the ultimate volume of waste disposal to landfill by providing systems to contribute to management of 
demolition and construction waste according to a hierarchical waste management strategy. 

Utility Services and Waste
The proposed development will increase demand on the existing infrastructure service supplies and, without mitiga-
tion and upgrading of those existing supplies, services to existing customers could be compromised, and supplies 
to be proposed for the development may be restricted. The construction impacts of the implementation of this 
infrastructure will be short term in nature and are considered to be negligible as work is mostly related to the lying of 
cables and pipes underground and are likely to be undertaken in line with internal road construction.
 

On-site and off-site improvements to the water supply network will be required to accommodate the development 
proposals and the existing private sewerage network and treatment works, approximately 300m south of Camp 
Road, has capacity to accommodate the proposed development. Any diversions of existing infrastructure ap-
paratus can be minimised by careful consideration of levels during detail design of roads and access junction and 
constraints such as existing routing to be maintained and location of mature trees will also be considered as part of 
the detailed layout.

It is not considered that any of the services infrastructure will preclude the development proposals following appro-
priate reinforcement works. The additional services required will not result in any significant environmental impact.
In terms of the operational use of the Site, waste would either fall into domestic or industrial and commercial waste 
categories for disposal. The proposed development will include design within the New Settlement Area to allow 
kerbside collection of domestic waste as currently undertaken by the Council with appropriate storage within the 
residential properties to allow segregation of waste types. Industrial and commercial waste will be collected by ap-
propriately licensed waste management companies and the responsibility of the building occupiers. Mechanisms to 
encourage re-use and recovery will be facilitated where possible.
 

Water Environment 
The water features within the vicinity of the Site include: a series of springs (approximately 13 within 1km of the Site 
boundary); the River Cherwell 1km to the west of the Site at the nearest point; the Oxford Canal adjacent to the 
River Cherwell; a number of brooks which flow into the River Cherwell including Gagle Brook, Padbury Brook and 
Gallos Brook; and a number of smaller ponds and pools also located off-site.

Surface Water Drainage
Existing surface water drainage is collected from hard surfaces by downpipes, footways and road gullies to surface 
water sewers. The majority of the Site has separate surface water and foul sewers, however there are some 
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