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INTRODUCTION

Thia Planning and Design Ststement hes been prepered in support of the
accompanying planning spplication for employment generating deveiopment on land
1o the north of Slommingdiah Lane, Bicsster. R is submitted on dehalf of the Owford
Diocesan Board of Finance and has been prepered in the context of Policies ENP1
and EMP2 of the adopied Cherwell Locsl Pign (1908) and Policy EMP1 of both the
Fiest Deposit Draft (February 2001) and Revised Deposit Drah (Seplember 2002) of
the Review of the Local Plan; all of which sliecale the site for amployment generaling
development.

mmnmmm.mmnumauup
The scheme proposais comprise the development of 5857 sq.m. of B empleymant
use, with sssocisled parking, tuming arees and landecaping. Access i ¢ be
provided from the sxisling roundaboul spur on Shismmingdish Lane ~ ies follews the
mawnnwnmcﬂmmummm
and improvemant of Skimmingdish Lane.

The applicstion is submitied following discussions wilh Oficars of Cherwell Dewirict
Council and Oxdordshire County Council as Highway and Drainage Authority Thes
Statement has been prepered by Hives Plarning and Hives Architects with mput from
Siuart Miches! Associates (rghways and dranege).
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SITE CONTEXT

The apphcalion site 13 shown on the location plan attached as Appendix 1 |t
compnses 2.3 hectares and adjions the north-eesienm edge of the built up area of
Bicester immediataly 10 the north of Skimmungdish Lane.

The mte s bounded 1o the north and west by open agriculiural land with the arfieid at
RAF Bicester set appraximately 1 3 km 1o the northwest. To the south and east the
site i3 bounded by the now improved Siimmingdish Lane (A4421), with the eesting
Telford indusirial Estate beyond (characterised by 3 modure of two siorey ndusinal
unts constructed of bnck, metsl cladding and giazng). The roundsbout on
Siummingdish Lane, iocated on the westem boundary of the appkcation site, provides
access aiong Launion Roed to the Telford iIndusinal Estate; 10 the Launton Road
Retail Park, 10 remdential development 10 the weest and 1o the primary shopping ares
of Bicaster town cenire, less than 2 km away.,

The site itself has been previously used as private allciment land on a voluntary basis
at the discretion of the apphcant as landowner No legal tenants occupy the mie at
thus bme. The site i1s enciosed by mature irees and vegetation 1o the east and by
timber fencing and hedgerow planting to the south. The lend aiong the frontage 1o the
site forms a saction of hghway verge planted with rnmabure trees

Whilst the sapplication sile has direct acoess onio the A4421 and from thetson the
wider hnghvwary network, it 15 also accesmbie by public ransport. There i3 & bus route
slong Skimmengdish Lane, (served by bus numbers 18, 18, 28 and 28A linking
Biester and nearby Launton 9 Oxford, Ayfesbury and Buckingham). In addibon,
Bicester North tran stabon 13 jocated scme 1 5 km o the southwest of the site The
service at thus stabon 13 operated by Chitem: Railways with a haif hourly service to
London Marylebone during the peek hours (Monday to Friday). In addition Bicester
Town Centre raiwary ststion 13 8lso located approximately 2 km to the southwest of
the site. This stabon prowdes inks o Oxdord o the south.

The mte is accesmble by fout or cycle wth a dedicated cycleway along the southem

side of Slummingdish Lane and a public footpeth along the north-sastem boundary of
the ste.
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30  THE DEVELOPMENT PROPOSALS

3t Outline permission 18 sought for 3857 aq m of Bt office develcpment. Siang 13 Nt
scught to be delermined at this stage. However an ilusirstive sits layout and 3D
wnage 10 demonssie how the differing elements of the scheme can be
sccommodeted within the sie is sitached as Appendix 2.  The illusiralive leyout
comprises eight urts (o be ulilsed for B1 office use. A breakdown of floorspecs per
unit is prowded. Funther information on the possible archvieciral design of the
proposale i3 set out below

Accass aod Lavesd

32 The sccess into the applicstion sile 18 from the eisiing roundabout spur on
Siemmingdish Lane. In thes posilion the accees read nehurelly divides the sle inte
two sections or aress. 3eCONCEry SCCESses are proposed 10 each sub-aree, with an
imernel spur 1oward the north-essiem boundary of the site retaining polential Auure
2ccess onto adjowing land, should this be required for devalopment at & lster date.
Delails of the actess arrangement can be found within the Transport Assesament
that accompanies ihe planning application

3.3  Wihin each section of ihe site, the built density and space belween the iuiidings is
delermined by site ares, respeciive parking and crculstion requarements. Parking and
thsnﬁdumeMuMaMnmm
areas are shered 10 optimise wte use. A perking stendard of 1 space/ 30 sq m gfa
{1he requirement for B1 use) has been provided.

Scale and Forn

34  Given the existing position of the access road and the non-rectanguiar shepe of the
site, 1 is considered that development in the form of individusl blocks is appropriate,
providing the oppertunity for smalier and less manolithic bulldings than those which
oumently exist on the opposits side of Skimmingdish Lane at the Telord industrial
Estate

35 A mix of srchitecthural styles for individual units hes been demonstrated. This is
considered t0 generate architectural variation and intereet as well as offering wicler
Wuwwammmwlmw
capable of sub-division depending on market conditions.

is mmuwmmmmwummmmm
spplication site. Each building could, 1 s own way, be 8 “feature buliding’, sithough
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not located at the front of the site. The overall hesghts of the urits are approamately
7 2 meters 10 saves level wiuch allows for two storeys of oifice (1) use. The form of
the units vary conmdecably (o create interest and 10 recucs the apparerst scale of the
whole development, and could de uniled by careful use of matenals and colour

Landacaoing

The scheme proposals have also taken o accourt the need fo integrate the
development i the context of the surrounding ares. As such a substantial sinp of
land around the penmeter of the site has been dentified for the plantng of trees and
shrubs. Adjacent (0 the boundaries that do not abut the A4421 the landscaping
scheme would scresn and break up the development as well as provide
differentizbion between on site open 3pace and adjacent land.

As seen from Slammingcish Lane, the rees and shrubs are ntended 1o provide a
complimentary setting for the buldings. Planting would be sxtenewve within the site,
positioned adjiacent to individual proposed units and within the parking areas. Carelul
consideration would also be given to hard landacaping featres in the form of
boundary treatments and surfacing materials.

Dranace

A Flood Rusk Asssssment and Dranage Sistement accompanies the planming
appkcatton As shown on the Environment Agency’s Flood Map (Fig S »n
accompanying statement) the southem and eastem comers of the mie may be
situated within Flood Zones 2 snd 3 The proposed buildings on the llustrative lsyout
are therefore focated outsile of these Flood Zones. Where appropriate proposed
buildings could be designed and consiructed to Mwmse the impacts of flooding on
the fabric and stabikty of the buddings. in relation 1o the disposal of foul sifuert and
surface water run off there exist foul and surface waler sewers in the vicinity of the
site winch can be utksed. Sustanable urban drainage systems will aiso be used for

disposal of surface water from the development.
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PLANNING POLICY PRAMEWORK

This seciion axamines nalional, regionsl, sirslegic and local planrwng policies of
relevance 10 the consderation of the praposed scheme.

National Planning Guidence

Relevart Nationsl Planning Guidance is 10 be found in Planning Policy Guidance
Notes (PPGs) and under the reformed planning system their repiacement Manning
Policy Siatemants (PPSs)

P31, Delivering Sustainable Devalosment

This document describes the government's cbjeciives for the planning sysiem and
mainising sl peragraph 3 thet sustainable develcpment is the core principie wiich
underping the planning process. The gudence conlinues by advieng that planning
mmwmmmﬂmmd
urben and rural development. This can be achieved by “enewring development
supports mosting commurvies and contribules 16 the creation of sefe, susisinable,
liveable and mined communities with good access 10 jobs and key services for ol
members of the community” (paragraph 5). There is sleo a requvement for
sustanable economic deveiopment in that planning aulhorities should ensure sutabie
locations are available for the ndusirial and commaercial secior and provide improved
productivity choice and competition (Paragragh 23 (i) and (iv)).

EPS12 Local Deveicamant Framavwarks

PP$12 rederates the well-established principie (previously embodied within PPG1) of
a plan-led system. Paragraph 1.8 maintains thet the stetulory development plan will
conbnue 10 be the staring pont in the conmderation of planming applications for the
deveicpment of land. Decisions have 1 be talen in accordence with the

PPG4: indusirial and Commarcial Develaoment

PPG4 provides guidance on the iocation of proposed business develapment,
mantaireng that development pians provide the opportunity “to encourage new
development in locations that can be served by mare energy efficient modes of
traneport (ths is particularty important for offices...) (paragraph 10). Paregraph 24
mmmmmmmmmu
considered on their land use planning merits. Whether the developer siready has
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parbcular prospechve purchasers or ienants will seidom be & matensl conmderabon

£PG12 Transoort

PPG13 identfies accessibily 10 jobs vie public iransport, walking and cyckng as a
key obyective. K also seeks ic reduce the need 10 iravel especially by private car At

paragraph 21 the gudance siales that the Local PMlanming Authority should seek to
make maximum use of the most accessibie mes

PPG1S Pianning and the Histede Enviranment

PPG1S5 provides guxdance on the protection of histaric buildings, conservalion areas
and other siements of the Mwloric enwonment The guidance stetes that the
obsechive of pianning processes should be 10 reconcile the neesd for sconomic growth
with the need to protect the historic erwironment. Conservation and sustainable

sconomic growth are seen a8 complemeantiry objectives

WAth regard 1o conservaton sreas 1he Quidence seeks t0 presarve or enhance the
special architeciural or historic interset of the ares. Pacagraph 4.14 confirms that the
ceairsbility of presarang or snhancing the dharacter or appearance of & conservalion
area is aiso a considersbon in determining proposals outside the Conservation Area
rtself whare they would affect setiings or vews nio or out of t. This document does
not sesk to prohibet new development But 12 ensure it is in keeping with the character
of the area.

The Regional Planning Framewerk

Under the new plannmng sysiem: the 3South East England Regional Assembly
{SEERA), as the Regonal Planning Body for the South East, will be responsible for
the revison of current regional guudance RPGHO and the production of a Regonal
Spatisl Strategy (RSS) for the South East (2008-2028).

The drat ‘South East Plan Core Document of the RSS was issued for public
consultation in Janusry 2005. Withn this dadumant Bicester falls withins the Central
Oxfordshice Sub Region. Policy COt ‘Core Strategy’ maintaine that the man
locations for development will be Bicester and Didcot. This is reilerated in Policy COS5
‘Economy’ that states The main location for the provision of additional land for
smployment wili be at Bicester snd Dideot, in particuiar for the expansion and
relocation of axisting firms.

|
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Tha Adooted Qrdordebics Siuckurs Pien (1588 - 2011)

411 The Struchre Pian, adopted in 1980, prowdes that the role of the development pian
mmummn»mumw-manm
mmumnmawmmmnm
which need 10 be in Oxdordshire. The Plen aiso seeks 10 encouwrage new emplayment
mmnmmmnmnmum
(peragraph 8.5). Accordngly, Policy E2 provdes hhat in the main towns (inchuding
Bicester) the provision of land for empioyment generaiing develepmaeni will be mede
to:

i) accommodate firms which need 10 be located in the area for the expansion
and relocabon of sxdsting locsl frme;
i)uuummmmmmnmmwd
mmnmmmwdnwm
a;ummmmmﬂunmmm

412 In relabon 10 Transport mellers Policy Tt encoursges messures which reduce
mmmmmmmmmum
cychats and public ransport. Policy T18 specifies criteria for development proposals
wihnch inciude the impect of peneraled irafic on exisling seilements and roeds,
Inghway 2c08se and servicing srangements and the safety of ell highway users.

413 mmu«mmmmmmwm
resources are protected by policies EN11 to EN14.

The Emerging Qufordahics Structure Plan 2010

414 mmm;mnmdmummm
rmnmmhmnommwnmwuﬁmm
the Propcsed Modifications 10 the palicies, the Plan is currently scheduled o be
adopted Winter 2005-2008.

415  in terms of an ecanomic strategy the emerging Structure Plan reiterates the adopied
mmmmumummmmmq
w«nmmmmmummm.uhmumu
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on transportation and drainage their contert has not been maitenally sitered
The Local Mlanning Framework

The statutory local pianning framewdrk is provided by the Cherwell Local Plan 1996-
2001, adopted in November 1998. W February 2001 s Frat Deposit Oraft of the
Review of the Local Plan was published and in September 2002 a Revised Deposit
Draft was produced, with Pre-inqury Changes 10 the Revised Plan published in June
2004 In December 2004, following 1he introduction of the new planning system, the
Dustrict Council resoived o diecontnue work on the remainng stages towerds
adoption of the Local Plan and switch 10 the preparseon of Developrient Plan
Documents (DPDs). The Council rescived thet the Draft Plan (induding Pre-inquiry
Changes) be approved as Interim Pohcy for development control purposes

Detaded pokcies in relston o highway and drainage matiers are considerad within
the separstely bound Transport Assessment and Flood Rk Assessment and
Drainage Statement.

Charwell Local Plan Adooiad November 1996

The apphcaton ste is «eniifled on the Propossis Map as 8 proposed site for
smployment generaeng deveiopment (Policies EMP1 and EMP2). This aliocation
forms part of the allocation of the larger adicining area at Bicesier Airfleld. In order 10
ensure 8 comprehensive approach 10 deveiopmant of thus larger ares the Counail in
Policy EMP2 erwisaged thet the A421 diversion would be requred 10 serve the
development. Paragraph 329 refers to the Counci’s intention to prapare a
development brief for the area, seelung phaeing of the development with development
to commence n the south and 10 progress northwards

Cherwad] Local Pian Decoat Dealt Fabruary 2001

in February 2001 the Council pubkahed the First Deposit Dralt of the Review of the
Local Plan. Ths continued the allocation of smpioyment generstng development at
the spplication site narth of Siummingdish Lane {Palicy EMP1 and peragraphs 4.55 0
4 57). Indesd, paragraph 4 55 states:

“The Jend 15 considerad asuilsble for B1 empioyment generaling

development... B2 employment may siso ba acceptalie provided it doas not
adversely affect residential ameniies in North Bicester or Launton.”

.- . - .- e he AenE wm}
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And peragraph 4.58 acknowiedges that

“Commercal buikings need nol be incompaiibie with the arfield conservebon

4.20 hmwmmmmummu
10 achieve a broad balance between 1he mumber of local jobs and the size of the Jocal
wmmummmvdmmmmmhmth
ravel). Paragraph 4.39 refers to the fact thet m 1961 00% of Bicester's resident
workforce fravelied out of town 10 find work.

44 maummnwummmm
uammdmmmmmmnmm
mmmm“mmunmmdnm
adding Aurrther justification for its implementation. The mprovements to Simenngdish
1Lane were there/ors seen 38 & Pre-Fequisite 10 any emplcyment development on of 1o
e south sast of the sirfield. The improvernents 1ook place during 2002.

Charwsil Lacal Pian Revised Denneil Drafl, Seciamber 2002

42 rmmdwunmmmmw
mmmwnwdummwwm
(WM)nhanwhhmdmu
Bicester. However, in relstion 1o the spplication site the land remsined designaied as
an smpioyment allocabion. Paragraph 3 98 relates specifically & lend in the eest of
huﬂa%nﬁbhmmmumm
development soceased from an improved Siimmingdish Lane

423  The Revised Deposit Dralt aisc referred 10 the newly designated Conservation Ares
ot Biceater Airfieid. The historic impartance of the sirfield, including its established
mmmmmemmmu
Conservation Area Appraisai prepered by the Council ~ this document is to be used
88 & guide 1 considering all development proposals. Paragreph .93 accepled thet
there is scope for some development and that the land aliocated for development on
MWWhaMﬂaM'WMWMMN
arfield’s open character and its relationship with the countrysiie beyond.

- A e e g AR L L AR rrA



4.24

425

420

95/01553/gyy 03 AUG 2005

The Council commissioned external consullants 1o advise an the sutability of land at
RAF Bicaster 1o accommodate the large scale of development propased. The adwice
was that development would be hamid 10 the Conservalion Ares. This advice
formed the basis of the Pre-inquiry Changes reported 10 Executive in March 2004

The District Council proposed substaniiai changes to the allocations it the emerging
Local Plan, and proposed 1o abandon the proposais Ky the wrben adennon sl RAF
Bcesier and the smployment sliocalion of land 10 the soulh-sest (including the
spphcaton site) The ressons for the Pra-ingury Changes are set out in the Report
1o Exscutive on 2™ Maerch 2004. Paragraphs 9.43 10 9.47 desl speciiically with the
land to the south east of the aifield and steles;

* 9.45 The proposals in the revised depost draft pobcy H12 aiso inciuded the
slocation of land for empioyment deveiopment on privetely owned lsnd o the
south of the Aifleid ¥ the Counci sccepls the recommendation snd
abandons the deposit draRt Plan proposel for residential development on the
awfieid, tws fand then Secomes 8 compersively unsusitanable locetion for
empioyment The polentiel io encourage work relelted trips by walking,
cycling and public transport would be recuced and Skemmingdish Lane would
continue fo funcion as ihe ouler distribulor road , renforcing s severing
offect in reighon (o housng 10 the south.

946 -.-. The proposed empioyment allocation, which would miroduce
buit development within the rursl selting of the aifleid and racically change
the rural backcioth againat which the former bomb stores are wewed from the
techvucal site, would thus be unecceplable in the context of the selting of the
conservehon sree and ihe importance of the sfieid m the netionel context.

9 47 Moveover, wih the sbandonment of the airfleid perimeter rosd on the
grounds of harm {0 the appeerance and character of the conservalion arve,
access from such development would need (o be taken fom an unrsheved
Sidmmngcish Lane. Tius would be {0 detriment of the ohway safely and
commence on what will remasn  _an important outer distributor road. ... . 7

The biiowng planning analysis considers the adopted Development Plan allocation
for tha site and demonsirates that the development proposals comply with all relevant

- . . . v ams ek b amn MHecstes ARBE  TRESVANEES b |
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Conservation Arss and highway safety.
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PLANNING ANALYSIS

in accordance with Section 38 (8) of the Planning and Compulacry Purchase Act alf
appiicaions are required to be determined »n accordance with the development plan
(taking nio account natonal guidance) uniess other material considerations indicale
otherwise. The principal issue is therefors whelher the proposed development would
comply with relevant planning pokicy, and in pariculer whether the proposais are
sustainable; whether they would impect on the setting of the RAF Bicsster
convenence on Siommingcksh Lane.

The Adopted Cherwell Local Plan (1998) is the relevant part of the Development Plan
and therefore the application should be determined n accordance with Policy EMP1{
and Polcy EMP2 which sxpressly provide for employment genersting uses on the
application site EMP1 sisies “Employment generating development will be
permitted cn sdes shown on the proposals map subject to other relevant policies n
the pian” (our emphasis)

in relation to the emerging repiacament Local Plan, this s &8 matenal considerabon.
The first two versions of the Review of the Local Plan (the First and Revised Deposit
Versions) continue the allocation of appiication sre for employment uses. Aithough
the Pre-inqury Changes, which abandon this allocabon, have been adopled for
development control purposes they have not besn the subect of adjudicated
consultation (not having been tesied by an independert inspecior at Public inquiry)
These policies thersfore must be considered (o carry litie waight.  On this basis the
propased development of the site for employment purposes is in accordance with the
publicly scrutimsed pokces in the Adopled Locel Plan and subject to other
considerstions, shouid be granted planvung parmisson.

in reishon {0 other material considerstions these are set out n the following
paragraphs

Sustainability
The application site 18 proposed to be developed n isciation from the ‘comprahensive

development’ as envisaged in Policy EMP 2 of the Adopted Local Plan. As such the
site is required 1o be sssessed in the contaxt of the exsting situation.

e At d Bl ol P taa ek b aas Bigcsber  ARSE  PREGVARNER L i WO 14 |
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mmamddaxummmummu
mmhmmmmunmumnu
unmnmmwmh-mwmwm
mmmmmm.mnmuummm
this level of out commubng.

mmnmmmn*hmwmmmm
Bicoster 10 Aylesbury, Buckingham, Launton and Oxford. Each of thess routes
opersie services Maonday 1o Fridey dwing working hours. To further ncreeee e
sustanabliity of the site additional Bus Stops could be jocated within the vianity of the
munmmnuwm-.mmmm
sishons within 1.5 - 20 km of the site with reguier 3ervces 16 MEyr fowns. This
MMMMhMMdMMhN*m
MthlmdeMMeﬂmmd
mmmha-bm“mnmm.
mmmmwmmmmumm
faciiies. On Whis basis the iocation of the sile prowdes an opparunly 10 reduce
reliance on the privete car and is thersfore sustainable.

mummnhmwmmmmm
Limited, (set out in the Repont 10 Ensculive on 2™ March 2004 paragraph 9.21)
mmm*uwwuummwmmmd
hW“hNMhnﬁﬂe“M'hmwn
mwmmmuuwmmmm
WWMMMOMTMM(deM
quhmelﬂhmdhﬁﬁﬁuhw.

mnmaumwamnmmm
mmmumunmmdum
ares designated by Policy EMP2 being delivered at a leter date.

Cansarvation Area

mm*mmumwuwmm
mmumuummammmmam
MGNWMNMUMMMKhM
MhMWWWMMMmNMW
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of the arfield, views from within the Conservation Area or its rural seling. X is
considered that the sympethetically demgned scheme with effective hard and soft
landscaping will be seen in the context of the existing built-up edge of ihe settlement
contsinng existng employment, hausing and road links The proposed development
will therefors not change the rural setting of the Conservation Area. A delmied
analyss of the visual wmpact of the proposed development in set out within a
Conservation Area Statement, found at Appendix 3 of this report.

Highway lssues

As et out in the accompanyng Transport Assessment (Appendix 1) & has been
confirmed Dy the Highway Authcrity that the capacity of the local highway network is
sulficaent 1o cater for development (with up 10 300 additional velucles movements per
peak hour) served off Skimmingdish Lane wihout the need for the Eastern Perimeter
Road. The proposed development will generate a total of 170 movements i ¥
mormng peak and 137 in the sfemoon pesic Tins threshold 13 therefors well below
the acceptable level of 300 movements. Access 0 the application site can be
achieved dwectly from the exisling improved Siimmungdish Lane, vie an existing
access off the Launton Roed reundaboul. The operationsl capacity of this junction
and an upgraded mie access is conmdered t© be acceptable to serve the
devsiopment.

In relation 1 ihe issue of road safety the Personal inkrry Acoidents record show only
four slight causality accidents, in the vicruty of the site, during the last three years. It
is harefore considersd thet the roads and junctions in the wicinty of 1he sde have
exparienced a good safely record. it 1s considersd thet traffic genersbon from the
proposed development will not have a detrimental impact on lughwey safely  On this
bass with regand 10 highway safety and converence the appiicabon site 18 capable of
bewy) independently developed for the proposed B1 floorspace

Former Use of the Sie

With regard 10 the former use of the site for aliotments, the Adopted Local Plan
provides no policy position in relation 10 the oss of allotments. The site is allocated
for emplayment use within ihe Adopted Local Plan and has no designabion within the
Pre-inquiry Changes. The application site when occupied by aliotiment holders was a
non —atatutory allotment used at the discretion of the land owner. During the
Slammingdish Lane Offine improvement Scheme the number of alictment hoiders
raducad from 18 in 1991 % none i 2001. A single occupant retumed to the site in

- . vad e f ML k. ARRE  TRAARSAS SR s SRS . |
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the period 2002 1 2004 and on the cessaton of s license No Ariher icenses have
been issued at the site.

The sie has none of the faciiities thet would be required for a stalulory alloiment sile
as there is no mains waler supply, the sile is nol secure and thers 13 NO perung
Provision or access arrangements thet comply with the Disabilty Discrimination Act.
On this basis the site has previously provided sub-sianderd sllobment facilties, this
coupled with the disruption caused by the roed works and the new localion of the
resligned Skimmingdish Lane resulied in diminished and eveniuslly no demand for
slioiment use of the site. The use of the sile for sliciment pUrpoess & not
commercially viable for the landowner and therefore it is not proposed to resurrect the
use at a Aubure dale,

Requirement fer Employment Land

X is undersiocd thet the Council are sesiung new empleyment land 1o provide for the
needs of the mcressing popuistion of the 10wn and 10 help improve the employment
belance and reduce the funcion of Sicester as & dermilory own This is
mwummmmumwam
employment use. There is currently 40 % (2001 census) oul commuling from
Bicester 10 Oxford and other iowns. Thersiore the prepossl hes the polential 0
reduce oul commuting from the fown by providng much needed employment
opporturwhes within Bicester.

R has aiso recenty been acknowiedged by the District Councit (23 June 2008, in
considersbon of application 04/02797/0UT for residential development st Gavray
Drive, Bicester, an allocated ermplayment site), that employment land is required to
mmmdeMHhMany
availsble The appiication site st Slammingdish Lane 13 siso readily available and in
mmumm-—mnmmmm
private car. The application site will therefare contribute to the recognised need for
mmwmmumumwm
opportunities for residents of Bicaster, thereby reducing the need to travel W
smplayment locations sisewhers.
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CONCLUSIONS

in summary the apphcabon submwited on behalf of the Oxford Diocesan Board of
Finance should be spproved for the followng reasons’

The proposed smpicyment development of the apphkcation site 18 in accordance with
Deveiopment Plan pokcies and specifically Policies EMP1 and EMP2 of the Adopted
Cherwell Local Plan 19968, Thase policas specifically allocale the site for employment
generatng development. The Pre-inquiry Changes, adopted for development conirol
purposes, have not been testad at an independent Inqurry and therefore carry linted
waght

There are no other material consderations that outweigh the provisons of the
adopled development pian as set out below,

a) Employmaent use of the sile in iscisbon of the wider RAF Bicester designabon
would be a sustainable form of development.

Employment use of the sie will conribute 10 the provision of jobs within
Bicestar ares, crestng the potential 10 reduce out commuting. The ste 1s well
inked 1o public fransport and pedestrian and cycle routes, enabkng the
promotion of methods of iransport cther then the private car. The Council has
been acvised (paragraph 8§21 of the Report 1o Executive 2™ March 2004)
that the location of the site is sustanable for empioyment use. Also there Is
nothing unacceptable in principle in the sie coming forward in isckation of (or
indeed with) the development at RAF Bicester.

b) The deveiopment would have nc detnmantal impact on the character of the
Conservation Area.

The proposed developmant is sulfficientty distant and screened from the
Conservation Area 0 avaxd any adverse impact or discordant effect on s
character and appearance. Equally, the distance, screerwng, scale and
location of the proposed development and views to and from the aufield will
onsure that there is no adverse impact on the wder setting of the
Consarvation Area. With regand fo the presarvation and snhancoment of the
Conservation Area and its wider setiing, it 1s considered that the application
proposals woukd have no wader impact.
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The development would have no delrimental impect on highway sefely and
OOnVenence

The level of traffic genersiion from the proposed development is agnificantly
below the threshold specified by Oxdord County Coundil as the Highway
Authority. The roads and junctions in the viGnity of 1he site have expenenced
a good safely record R is conmdered that the traffic generaiion from the
proposed development would not heve a delvimental impect on highway
safety

The privaie use of the sile for non- sielulory sllciments formelly ceased In
2004. The use of the site for sliciment pUrposes is Not commarcially vieble for
he landowner and therelore i is not proposed 10 resurect he uee st a ure
dale.

There is a recognised need for additional empioyment land within the
District. Employment Jand at the application site at Skimmingdish Lane wilk
coniribute 10 readily aveilsble, accessible employment laend localed coee to
residential sreas that has e polential 10 reduce out comwmuling from
Bicester

Finally there are nG other sile 3peciic reascrs induding theee relaling ko
ficoding and drainage that would prevent development on the mie. An
ilustralive layout accompanies the submission (Appendix 2) which
demonsirates how development can be accommodeied on ihe sile
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ILLUSTRATIVE SITE LAYOUT

UntA  OmMcsB1 670 5g M GEA
Unte  OfMcaB1 782 8q M GEA
UntC  OfMceBY 715 oq M GEA
UMD  OMocsB1 862 sq M GEA
UME  Ofcs 81 835 sq M OEA
UntF  OfMce Bt 630 5q M OEA
UntG  Offis BY 883 3q M GEA
UntH  Offics B1 942 3q M GEA
TOTAL 8857 sq M GEA
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PHOTOGRAPH 1

View from roof level of RAF Bicester Airfield control tower, looking over flying field toward application site.
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PHOTOGRAPH 3
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INTRODUCTION

Stuart Michael Associates (SMA) has been commissioned by Oxford Diocesan Board of Finance
(the Applicant) to provide advice upon the traffic, highway and transportation considerations
associated with its proposals for a Commercial development (approximately 5857sq.m GFA) on land
at Skimmingdish Lane, Bicester (Figure SMA 1 refers).

SMA has visited the site and local environs on a number of occasions and has noted the general
conditions of traffic flow and local highway characteristics. SMA has visited and examined the local
facilities and existing infrastructure. In addition, a manual classified counts (MCC) has been
procured for the A4421 Skimmingdish Lane junction with Launton Road.

nsultation

Hives Planning on behalf of the Applicant met with District Council Officers in March 2005 to discuss
prospects for development of land for employment generating purposes at Skimmingdish Lane. The
Officer confirmed that although the site was allocated in the adopted Local Plan the Council decided
to de-allocate the site in the Review of the Local Plan

With regard to highways, in 2001 SMA met with Oxford County Council the local Highway Authority to
consider and ensure that the proposed improvement to Skimmingdish Lane did not compromise
potential access into the Applicants Site. Discussions between SMA and the local Highway Authority
took place which lead to agreement being reached that the site was capable of being accessed off
the improved roundabout onto Skimmingdish Lane with or without the proposed Airfield Link Road.
The proviso to this agreement was that the local Highway Authority required a Transport assessment
demonstrating that the development site would not generate more than 300 additional movements
during the peak hours. A letter dated 13 December 2001 attached as Appendix 1 confirms this.

In addition to the above, the local Highway Authority has requested that a Green Travel Plan be
prepared aimed at reducing single occupancy car trip generation and maximising accessibility by foot,
cycle and public transport. A draft Company Travel Plan is therefore proposed in this report for
further discussions between the Applicant and the local planning and highway authorities. A draft
Head of Terms for a company travel plan has been prepared by SMA and is attached as Appendix 2
under separate cover.

Scope of the Report

This report has been prepared in support of an outline Planning Application submission by Oxford
Diocesan Board of Finance. The proposed site lies within the administrative boundary of Cherwell
District Council and is located on the edge of the urban area of Bicester. The proposed Commercial
development would consist of a B1 use class.

This report provides a summary of the assessment of development generated traffic and an
assessment of off-site junction capacity and road safety. The assessment quantifies and considers
the volume of existing and development generated traffic movements on the highway network and
into the site. The accessibility of the site to local facilities by means other than the car is similarly
examined.

Personal Injury Accident statistics (PIAs) have been procured from Oxfordshire County Council.
These have been examined and are reported upon later.

Information on the existing level of public transport provision has been established and is also
detailed later.
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1.10  Due account has been taken of the following reference documents:

Planning Policy Guidance Note 13 — Transport (March 2001)
DETR Guidance for Junction Assessment (ARCADY86)
Oxfordshire County Council Design Guide

Cherwell District Local Plan

RPG9 (Regional Planning Guidance for the South East)
National Travel Survey 2003 (DETR, 2004)

IHT Guidelines for Providing For Journeys on Foot

Principal Findings and Conclusions

1.11  The principal findings of the Transport Assessment are as follows:

i)

i)

i)

The site is identified in the adopted Cherwell District Local Plan as being suitable for
employment use. The site is located adjacent to an existing Industrial estate. It is therefore
considered that it would, in locational and policy terms, be appropriate for commercial
development.

The site has been found to be well located in terms of sustainability. The location provides
sufficiently for modal choice. The location of the proposed development offers a range of
transport choices. There is scope for trips generated by the development to be made by foot
and bicycle and public transport. Various measures could be implemented to enhance
walking and cycling. These could be considered in more detail at the development control

stage.

The site is capable of accommodating circa 5857sq.m GFA of B1 use class. The additional
traffic from the proposed development can be safely accommeodated onto the surrounding
local roads.

The proposed development would generate additional trips onto the highway network. The
capacity and operation of the proposed access has been tested using DETR approved
software. The tests indicate that the existing local highway network would continue to
operate within its practical capacity.

The proposed development site would provide the local planning authority with a sustainable
commercial opportunity in line with the respective aims and objectives of the local and
national planning policy guidance.
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EXISTING SITUATION
Site Location an ription

The proposed development site comprises of 2.3 hectares and adjoins the north-eastern edge of the
built up area of Bicester immediately north of A4421 Skimmingdish Lane. The proposed site would
adjoin existing commercial and residential area. The site is bounded to the north and east by
agricultural land with the airfield set approximately 1.5 km to the north-east. The proposed
development site is shown on the location plan Figure SMA1.

Local Ch. isti h joining Highway Network

The site is located adjacent to Launton Industrial estate to the south and the built up edge of the
residential area to Bicester to the West.

Skimmingdish Lane functions as a local distributor road and is typically 7.3m wide. The speed limit is
40mph. There is a good standard of footway provision on both sides of Skimmingdish Lane adjacent
to the site. In addition sections of Skimmingdish Lane have a verge (circa 1 to 1.5m) in addition to
the footways. Street lighting is present.

To the northwest the A4421 Skimmingdish Lane connects to the B4030 Buckingham Road and the
A4095 via a roundabout. A designated cycle route runs parallel to Skimmingdish Lane to the north of
the site.

Launton Road also functions as a local distributor road and is typically 7.3m wide. There is a good
standard of footway provision. Street lighting is present.

Skimmingdish Lane and Launton Road connect in the form of a roundabout. There is a stub to the
northeast that serves as field gate access and links into the proposed site boundary. This effectively
would form a fourth arm to the roundabout (as agreed with the local Highway Authority). There are
drop kerb pedestrian crossing points on all arms of the junction.

Traffic Survey Data

Traffic count data has been procured from Oxfordshire County Council. The count was carried out at
the junction of Skimmingdish Lane with Launton Road on 20™ November 2003 between 0700 and
1900 hours, Appendix 3 refers.

To test year 2005 baseline traffic conditions a growth factor (low growth predications) for the local
highway network has been derived using the National Road Traffic Forecasts (NRTF). A 2 year
traffic flow forecast has been examined. A low growth factor of 3% has therefore been derived and
applied.

Figure SMA2 summarises and illustrates the existing year 2005 AM (0800 to 0900 hours) and PM
(1700 to 1800 hours) peak hour traffic flows at the junction of Skimmingdish Lane with Launton
Road.

li i ity T

The junction of Skimmingdish Lane with Launton Road has been modelled using ARCADY6
approved software. This has provided a ‘bench mark’ test for comparing the affects of the proposed
development upon the existing situation. Table 1 presents the ARCADY6 results. The resultant
maximum RFC is 0.643. This is well below 0.85, which is generally regarded as the desirable target
RFC.
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3.10

KRR

The operational capacity of the junction of Skimmingdish Lane with Launton Road and the proposed
site access (drawing number 2005.2281.001) has been reassessed using ARCADY®6 software.
Details of the results are shown on Table 2. The results of the ARCADY6 analysis demonstrate that
the junction would continue to work well within its reserve capacity (computed RFC values of less
than 0.755). The full printouts are attached as Appendix 5

Company Travel Plan

Whilst providing for some flexibility in parking demand at the outset, the aim should be to monitor the
demand for travel (and parking) by staff by introducing a Company Travel Plan for the proposed
commercial units. The Plan would seek to encourage, where practicable, car sharing, walking,
cycling and the use of public transport. The buildings are proposed and have no end user at
present. Therefore the Companies that intend to occupy the proposed units must be willing to
commit to a company travel plan. SMA has prepared “The Heads of Terms” for a Green Travel Plan
which is attached as Appendix 2 to this report.



#
&
&
Ee 4.0
&
® 4.1
&
&
L
® 42
L
®
L
&
& 43
&
&
&
&
Py 4.4
&
&
&
#
® 45
&
&
o
° 46
&
L
&
@
L

Proposed Commercial Development
Land at Skimmingdish Lane, Bicester
Report on Behalf of Oxford Board of Finance

TRANSPORT CONSIDERATIONS

National & Regional Planning Guidance

Planning Policy Guidance Note 13 (PPG13) Transport (March 2001) sets out the Government's
policy and provides advice on how local authorities should integrate transport and land use planning.
The key aim of the guidance is to steer local policies on land use to:

promote more sustainable transport choices
promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking
and cycling, and

« reduce the need to travel, especially by car.

Paragraphs 3.2 and 3.3 of PPG 13 provide guidance to local authorities on the locational policies
they should adopt in order to reduce the need to travel. Development should generally be located so
as to provide a choice of means of travel in locations that offer a range of local facilities.

Paragraph 75 of PPG13 states that, “walking is the most important mode of travel at the
local level and offers the greatest potential to replace short car trips, particularly under 2
kilometres”. Paragraph 78 of PPG13 states that, “Cycling also has potential to substitute for
short car trips, particularly those under 5km, and to form part of a longer journey by public
transport”.

PPG 13 - A Guide to Better Practice (October 1995) provides practical users’ manual for
implementing PPG 13. It is recognised that circa 80 per cent of all journeys under 1.6km (1 mile) are
made on foot and that cycling is an effective mode for trips between 5 and 8km (3 to 5 miles). To
encourage more people to walk and cycle it recommends that conditions need to be improved for
pedestrians (safer routes) and facilities should be included in all new developments. For trips over
3km (1.8 miles) public transport is the main alternative mode of travel to the private car. New
developments should therefore be sited at locations well served, or potentially well served by public
transport.

The most recently published DETR transport statistics, the National Travel Survey 2003 (October
2004) highlights a number of personal travel trends:

. More than four in five journeys under 1 mile were on foot (average journey time 16
minutes)

The average journey distance by foot was 0.7 miles)

The average journey length by pedal cycle was 2.3 miles)

The average journey time by cycle was 20 minutes

Car journeys averaged less than 9 miles

Most local bus journeys were between 2 and 5 miles

The above statistics provide a useful reference for assessing the potential for modal shift trip making
and the relative proximity of higher order facilities within reasonable journey distances (walk, cycle,
public transport or car borne trips).

| Planning Poli idan

Transport policy guidance, at a strategic level is set out in the Oxford Structure Plan 2011 and at a
local level in the Cherwell District Local Plan 2011.
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xford Structure P! 11

Due regard has been taken of policies T1 and T18 set out in the Structure Plan. The objective of
Policy T1 is to minimise the use of the car, in so doing so, encouraging walking and cycling.

Policy T18 is related to development proposals setting out the criteria required before development
is permitted.

C Il Distri I 11

At the local level due regard has been taken of policies TR1, TR3, TR4 and TRS. Pelicy TR1 relates
to the objectives of the Local Transport Plan.

Policy TR3 sets out the need for a travel plan where development is likely to generate significant
levels of traffic.

Policy TR4 relates to the need to satisfy the local Highway Authority that all mitigation measures
have been identified before development will be permitted.

Policy TRS relates to the need to maintain road safety.
mpari ning Poli i

The site is accessible to a wide range of local facilities as shown on the accessibility plan (Figure
SMAT7 refers.

Pedesirian A il

The National Travel Survey 1999-2001 (DETR, 2002) indicates that the average walking distance for
all trips under a mile was 0.7 miles. Paragraph 75 of PPG13 identifies 2km as a distance for
encouraging walking trips instead of short car trips.

A good standard of illuminated footways are provided along Skimmingdish Lane.

With regard to the National Travel Survey, the site is located within average walking distance of
many residential areas and Bicester North railway station (reference: National Travel Survey Data).
The town centre is within 2km distance of the site. A target identified in paragraph 75 of PPG13 for
encouraging walking trips.

With regard to distance, and high standard of footways, it is reasonable to conclude that the
proposed development site can be regarded as being highly accessible by foot to many local
facilities.

With reference to the National Travel Survey data (para 4.4 above) and PPG13 (paragraph 78), the
proposed site is within potential cycling distance (5km) to all residents living in Bicester.

There is a designated cycle route parallel to Skimmingdish Lane. This links to the broader national
cycle network to the south of the site. It is considered that the site offers considerable scope for a
variety of trips to be made by cycling. It is proposed that the site will provide secure on site cycle
parking facilities.
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It is reasonable to conclude that the proposed development site is highly accessible by cycle to local
facilities.

Public Transport Accessibility

Guidance given in Planning for Sustainable Development: Towards Better Practice (DETR, 1998)
makes reference to a walking distance of 400m (approximately 5 minutes walking time) as being the
appropriate design target for the location of bus stops.

Although there are no bus stops located close to the site, Service No's 16,18, 28, 28A all pass within
the 400 metres of the proposed site. New bus stops and shelters could be funded by the developer
so that the site accords with the recommended 400 metre walking distance to a bus stop. However,
this would need to be agreed with the Passenger Transport Group of the local Highway Authority.
Such an improvement would encourage potential bus trips to/from the proposed site.

The local existing bus services in the vicinity of the site represent a relatively good level of service.
The site can therefore be regarded as being accessible by public transport.

Comparison of the Site with National and Local Planning Policy Guidance

The site is accessible to public transport permitting many trips to be made to the proposed site by
bus The development proposals are therefore in accordance with the aims and objectives of PPG13:
Transport.

In line with Structure Plan Policies and adopted Local Plan Policies, the proposed development is
well located in terms of an integrated transport strategy. It is effectively served by public transport.
The access to the site has been designed with regard to facilitating pedestrian and cyclist
movements.

In summary, it is considered that the proposed development complies with national policy guidance
and policies within the Structure Plan and emerging Local Plan aimed at ensuring that new
development can be satisfactorily accessed by non-car modes. It compares favourably with the
integrated land use and transportation strategies.

mplian ith Relevant Tran Planning Policies

For the reasons given above, it is concluded that the proposed site would fully comply with National
and Local guidance and policies.
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ACCIDENT REFERENCE:
1. SUGHT CASUALTY 22:03/2002 @ 1530 Road surface Dry Sight - Accident invoived Car / Pedal Cyde
@ Launton Rd JW Boston Rd
Car colided with Pedal Cycie when tuming et o junction

2. SLIGHT CASUALTY 1812/2002 @ 1840 Road surface Web/Damp Sight - Accident ivolved Car / Car @ Skimmingdish Lane opposide Cosford Gardens

Rear end Shunt
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@ A2 Simmingdish Lane approx 240m North of Rbt JW Launion Rd Stuart Michael Associstes Ltd  T: 01635867 711 F: 01635 861 715

Driver logt control Coombe House, Coombe Square e: mail@stuartmichael.co.uk
Thatcham, Berkshire RG19 4JF w: www.stuartmichael.co.uk

PLOT OF PERSONAL INJURY ACCIDENT DATA
FOR THE PERIOD 1/1/2002 TO 31/12/2004 Figure SMA3




EXISTING TRAFFIC FLOWS GROWTHED TO 2010 + DEVELOPMENT TRAFFIC

AM PEAK 0800-0900 HOURS c

174
J 4
1208 88— :WJ l i_r: 170
216 | _m

418
M——s L)
LAUNTONROAD B - SITE ACCESS
7%

MW=

34 |11

”"I mT ls«

PM PEAK 1700-1800 HOURS c

)
BT
1059 g P 148 ? 3
613 T¢ =

» SITE ACCESS

LAUNTONROAD B

usT lm
* Traffic flow year -

2005 to 2010 low p
growth factor 6% AMA421 SKIMMINGDISH LANE

FIGURE SMA 6







ESAN
NANCE
LAN

ORD
ARD
COMMERCIAL
DEVELOPMENT AT
SKIMMINGDISH E
BICESTER

|

OCATION PLAN
250 TOSIOSl JBC
cts

2.,

1
%E
; A\

/ y;@m .

43 South Street, Reading RG1 40U
o1e

_ emmmm
i |
2354 04

L
1:1

=
\
I

Z,

7 3
AN

W

(

(O
_..___-—-——ﬁ——F——\Q

N\

/%

7

N

LOCATION PLAN




