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1. INTRODUCTION 

1.1 This supporting document sets out the activities undertaken on behalf of the 

applicants, The Dorchester Group, (which now controls NOC Ltd) to provide 

stakeholders,  local residents and other interested parties with an insight into the 

proposals that would form the basis of a future planning application for a revised 

approach to the delivery of a new settlement at Upper Heyford. 

1.2 The aim of pre-application consultation is to provide appropriate opportunities where 

people can communicate their concerns or aspirations about the proposals and have 

those issues and aspirations recorded and reported to those who are engaged in 

devising and designing the development project, or those directly involved in the 

decision-making process. 

1.3 The following short report outlines the exercises undertaken by NOC to publicise 

their revised proposals for the New Settlement Area within the base building on the 

previous scheme approved by the Secretary of State in January 2010. 
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2. DESCRIPTION OF DEVELOPMENT PROPOSALS 

2.1 A full description of the proposals is set out the Supporting Planning Statement. 

2.2 In summary, the scheme comprises a single hybrid outline planning application for a 

range of activities/structures including the erection of new buildings, and also the 

change of use of specified buildings across the application site. As the whole of the 

scheme forms part of a Conservation Area the use of an outline planning application 

is slightly unusual especially as central Government guidance recommends the use 

of full planning applications in such locations.  However, in this case both the 

Planning Authority and the Secretary of State have previously accepted that a hybrid 

outline application is acceptable; along with planning conditions and Section 106 

obligation the Planning Authority will have sufficient powers to control the 

appearance of the proposed new buildings. The proposed development within the 

New Settlement Area now includes the following uses:- 

1) Class C3 (residential dwellinghouses): up to 1,075 dwellings (including the 
retention and change of use of the majority of existing military housing and 
the change of use of various buildings), comprising: 

a) 46 existing dwellings already benefitting from a Certificate of Lawful 
Use or Development for Class C3; 

b) change of use of 253 dwellings to Class C3 (already subject to 
planning application 10/00640/F); 

c) change of use of 12 dwellings along Dacey Drive to Class C3; 

d) change of use of 2 dwellings along Dow Street to Class C3; 

e) erection of 764 new dwellings;  

f) demolition of 2 existing dwellings, no.’s 5 and 7 Portal Drive South; 
and 

g) change of use of Building 485 to Class C3 

2) Class D1 (non residential institutions): change of use of various buildings to 
provide up to 5,820 sq.m of floorspace, comprising change of use of:-  

a)  Building 549 580 sq.m 

b)  Building 572 680 sq.m 

c)  Building 126 869 sq.m 

d)  Building 129 241 sq.m 

e)  Building 315  3,100 sq.m 
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 And erection of up to 350sq.m of new build Class D1 floorspace for a crèche 
 

3) a Change of Use of Building 74 (4,020 sq.m) to a Class C1/C2 use 

3) b Change of Use of Building 41 (1,662 sq.m) to a Class C1 use 

4) Class A1 provision of up to 1,400 sq.m of floorspace, comprising of new build.  

5) Class A3-A5 provision of up to 1,713 sq.m of floorspace in total, comprising :- 

(a) Building  455 1,177 sq.m 

(b) Building 457 224 sq.m 

(c)  Building 103  312 sq.m) 

 

6) Provision of 1 no. Primary School on 2.2 hectares.  

7) Class B1 provision of up to 5,821 sq.m of floorspace in total, comprising:- 

(a) change of use of Building 100 557 sq.m 

(b) change of use of Building 125 897 sq.m 

(c)  change of use of Building 123 1,847 sq.m 

(d) change of use of Building 488 up to 1,500 sq.m 

(c ) erection of new build    up to 1,020 sq.m 

 

8) Mixed Class B2/B8 provision of up to 20,833 sq.m of floorspace in total, 

comprising change of use of :- 

(a) Building 80   2,198 sq.m 

(b) Building 151   3,100 sq.m 

(c) Building 172   5,135 sq.m 

(d) Building 320   3,600 sq.m 

(e) Building 345   3,600 sq.m 

(f) Building 350   3,200 sq.m 

 

9) Class B8 provision of up to 50 sq.m. involving change of Use of Building 158.  

10) Change of Use of Structure 89a (10 sq.m) to a petrol filling station (sui 

generis use).  

11) Provision of playing pitches and courts, sports pavilion plus incidental open 

space including NEAPS and LEAPS.  

12) Provision of all infrastructure to serve the above development including the 

provision of the requisite access roads and car parking to District Council 

standards.  

13) Removal of boundary fence to the south of Camp Road and partial removal of 

the fence to the north of Camp Road.  
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14) Removal of buildings and structures within New Settlement Area as detailed 

in separate schedule; 

15) Landscaping alterations including the removal of identified trees within the 

Conservation Area (see separate schedule) and planting of new trees and off-

site hedgerows and access track.  

2.3 Although the current application only relates to revised proposals for the New 

Settlement Area the importance of achieving a comprehensive solution for the whole 

of the Base has been fully taken into account and the proposals for the Flying Field 

will be shown to be fully integrated with the new NSA scheme. 
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3. METHODOLOGY  

3.1 There are two principal strands involved in the consultation and evolution of the 

Masterplan proposals.  The two elements are complementary and have informed the 

preparation of the Masterplan, but are reported separately in this Statement. 

3.2 The first element involves consultation with stakeholder interests.  This has variously 

involved meetings and direct liaison with Cherwell District Council, Oxfordshire 

County Council, English Heritage, the Environment Agency, and other government 

agencies and authorities as appropriate.  A summary of the various issues raised and 

incorporation into the scheme is set out in Section 4 of this statement. 

3.3 The second element was that of engagement with the local community.  Pre-

application consultation on the sensitive redevelopment of RAF Upper Heyford has 

been a long term exercise which commenced nearly 10 years ago.  More specifically, 

consultation on the revised proposals incorporating the retention of more of the 

existing dwellings was commenced with the distribution of “Housing Needs Survey” in 

March 2010 to all residents at Heyford Park.  This provides an accurate picture of the 

demographics on site and records information relating to the needs and aspirations 

of the local residents.  The survey was followed by a public exhibition event held on 

25th May 2010 and also an open day event concerning the refurbishment of the 

bungalows held in October 2010.  A summary of the results of this survey is set out in 

Section 5 of this Statement. 
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4. STAKEHOLDER CONSULTATION 

4.1 Full details of the evolution of the masterplan proposals are set out in the Design and 

Access statement which accompanies this planning application. 

4.2 Shortly after the North Oxfordshire Consortium (NOC) acquired this site in the late 

1990s, a consultation group involving regular meetings with District and County 

Council officials, was set up.  This was known as the Upper Heyford Steering Group 

and involved a series of regular meetings where NOC set out its emerging proposals 

for the redevelopment of the base.  These meetings took place regularly between 

2001 and 2008. 

4.3 Following the appeal which took place in 2002, NOC reconsidered its whole 

approach to the redevelopment of the base with a view to providing a “lasting 

solution” and restricting new built development to the New Settlement Area identified 

in the non-statutory Local Plan at that time.  During that period the District Council 

was content to see temporary uses occurring both in existing buildings in the New 

Settlement Area and in buildings on the wider flying field.  These temporary uses 

included the occupation of the existing military dwellings on the base.  Each proposal 

for the occupation of the new building was accompanied by a temporary planning 

application which was granted by the Planning Authority for a period of time – usually 

five years.   

4.4 With the designation of the whole of the Upper Heyford Air Base as a Conservation 

Area in April 2006, this required a different approach to be taken by NOC as there 

was a presumption in favour of the retention of all buildings and structures 

contributing to the character of the Conservation Area.  This included buildings on the 

Flying Field as well as buildings within the New Settlement Area.  Notwithstanding 

this the proposals emerging from NOC at that time involved the removal of most of 

the buildings within the New Settlement Area apart from those specifically identified 

in the Conservation Area Appraisal for retention, including a proportion of those 

dwellings identified for “possible retention”.  The decision was taken to proceed with 

a scheme which involved replacement of most of the existing dwellings, particularly 

the bungalows on the south side of Camp Road, leaving only a total of some 70 

existing dwellings to be retained.  This scheme proceeded to Appeal, although 

primarily the issues at debate related to the Flying Field.  There were no specific 

Reasons for Refusal dealing with the proposals for the New Settlement Area and the 

Planning Authority was broadly satisfied with the level of new build/retention.  In the 
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event that English Heritage were also satisfied with the overall level of building 

retention.  This is reflected in Statements of Common Ground agreed by both parties 

during the course of that Appeal in 2008/2009. 

4.5 When the Dorchester Group acquired NOC in late 2009 the decision was made to re-

examine the possibility of retaining the existing roads and services by making use of 

differing arrangements for their maintenance.  This approach allowed the retention of 

more of the dwellings within the new scheme thereby improving the sustainability 

credentials overall.  The current application incorporates this principle thereby 

reducing the number of new build by some 240 dwellings (and consequently 

increasing the number of retained buildings by some 240 dwellings when compared 

with the currently approved scheme). 

4.6 The Masterplan that has been prepared to accompany this outline application has 

been the subject of a large number of detailed discussions with the District Council to 

ensure that the revised proposals enhance and protect the character of the existing 

Conservation Area, whilst at the same time producing new dwellings which provide a 

satisfactory living environment for new residents.  Meetings have been held on 

design issues over the period from the autumn of 2009 to September 2010 and the 

Masterplan has evolved in response to various comments received from Cherwell 

District Council.   

4.7 As part of these discussions the views of English Heritage have been sought on a 

regular basis particularly as regards the retention of the additional 253 bungalows, 

but also on the other elements of change, particularly the introduction of a “Village 

Green” on the site of the former parade ground.  English Heritage’s views on the 

effect on other important buildings have also been sought during the evolution of the 

Masterplan.  At a joint meeting of CDC, English Heritage and NOC held on 13th 

September, English Heritage representatives indicated that the scheme was such 

that it would not attract any objection from that body.   

4.8 One of the key issues relating to discussions with stakeholders involves the operation 

of the Section 106 obligation.  NOC proposals in general terms are similar to the 

original Planning Permission albeit the disposition of the uses is slightly different.  

Moreover the retention of more of the existing dwellings means that the phasing 

arrangements for the provision of affordable housing will need to change and these 

continue to be the subject of further negotiations.  However as the overall scheme is 

broadly similar to the consented scheme, then the Section 106 arrangements are 
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likely to be similar in form but may vary in terms of timing and also in applying the 

general principle that on-site provision should be facilitated wherever this is possible 

and appropriate.   
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5. COMMUNITY CONSULTATION 

5.1 In terms of community consultation specifically, the two principal elements have 

involved a household survey which was undertaken in March 2010, and a public 

consultation exhibition undertaken in May 2010.  An open day was also held in 

October 2010. 

 Household Survey 

5.2 The number of completed and returned Questionnaires totalled 148 of a possible 

315.  This equates to a 47% response rate, which in public consultation terms is very 

high. 

5.3 The responses to the Questionnaire highlight some of the revised proposals in the 

Masterplan, and important issues that directly support the retention of the existing 

dwellings on site.  Of particular interest are the findings relating to the following 

themes: 

 When given the choice of whether the participants would prefer to remain in their 
existing dwellings at Heyford Park, a resounding 91% responded with “yes”.  
Clearly, this finding strongly supports the proposals to secure the permanent 
residential use of these dwellings.   

5.4 In further support of this finding, the majority of participants (75%) plan to remain in 

residence at Heyford Park for a period of more than 10 years and also a large 

proportion want to stay in their existing home.  63% of participants would want to 

move to another property on Heyford Park itself if they had to leave their existing 

dwelling.  This highlights the local resident’s commitment and attachment to the 

retention of the existing dwellings on site for the foreseeable future.  These findings 

would also indicate that there is already a strong and stable community attachment to 

Heyford Park which further supports the proposals to secure a scheme, based on the 

retention of permanent residential use within the existing dwellings. 

5.5 Dorchester Group is keen to offer local residents the opportunity to buy a share of, or 

all, of their current property.  A total of 68% of participants to the Questionnaire 

agreed with the Dorchester Group’s vision stating that they would be interested in 

such a proposal. This desire is further confirmed by the questionnaire results which 

state that of those who have insufficient funds but would therefore be eligible for 

affordable housing, 66% would prefer to own all or part of their home.  The 

respondents to the questionnaire appear keen to support the Dorchester Group’s 

proposals and in line with the above findings, such results would support the 
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revisions to the scheme retaining as many existing properties as possible combined 

with a new build programme of about 750 dwellings in a slightly revised layout. 

5.6 On the basis of the evidence provided by the March 2010 Housing Needs Survey it 

would indicate that the local residents are largely in favour of remaining on the Site.  

The proposals by the Dorchester Group to retain the majority of the existing dwellings 

and offer the opportunity to residents to own all or part of their existing property are 

broadly supported by the local residents. 

5.7 There is clearly a strong community commitment to the dwellings at Heyford Park 

and with many participants comments in the questionnaire relating to the need for 

further investment in the form of home-refurbishment funds, the welfare benefits for 

the elderly/disabled of living in the bungalows and the desire for improved community 

facilities on site would add weight to the suggestion that people wish to remain in 

their properties in the long term and to see their community thrive. 

5.8 Therefore, the findings of the community consultation exercise indicate very 

significant support for the proposal to secure the permanent use of the existing 

dwellings for residential use at Heyford Park as part of a revised Master Plan. 

 Consultation Event May 2010 

5.9 In conjunction with the Housing needs Survey an exhibition outlining NOC’s revised 

proposals was undertaken in mid May 2010.  This event was held from 1500 hrs to 

2000 hrs and a large number of local residents and elected members were invited to 

give their views on the evolving Masterplan.  A circular advertising the exhibition was 

distributed to all residents who were tenants at the Base.  Separate letters were sent 

to all Ward members and relevant Cabinet members together with the relevant 

Parish Councils for the area.  Over six NOC representatives were on hand to explain 

the proposals to visitors and a questionnaire was available to enable residents to set 

out their views in writing.  There were no objections to the proposal and other 

comments have been taken into account in the emerging Master Plan. 

5.10 In addition to this event NOC continued with the tradition established in 2007 of 

sending a Newsletter to all residents explaining the revised proposals for the site and 

the expected timetable for the submission of the revised scheme.  The latest 

Newsletter was sent out in September 2010, a copy of which is attached at Appendix 

A.  In addition NOC maintains regular contact with tenants’ representatives to ensure 

that they are made aware of all schemes and changes as quickly as possible.  This 
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process has continued throughout the consideration of the application for the 

permanent retention of this revised comprehensive Masterplan for the NSA. 

 Bungalow refurbishment open day, 6th October 2010 

5.11 In order to illustrate how the retained bungalows could be refurbished to a high 

standard, Dorchester Group held an open day event to which local residents and 

elected members were invited to visit to inspect two illustrative refurbished properties 

located on Trenchard Circle.  The event was well attended and favourable comments 

were received on the standard that could be achieved. 
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6. SUMMARY AND CONCLUSIONS 

6.1 The latest application involving a revised Masterplan for the NSA has been the 

subject of on-going discussions with the main public sector stakeholders.  Local 

residents have been kept fully informed of the revised proposals and have 

overwhelmingly supported the most significant change which involves the retention of 

virtually all existing dwellings.  This support merely re-iterates the Council’s own 

findings on local resident’s views preferring dwelling retention when it undertook 

consultation on its own Revised Comprehensive Planning Brief for Upper Heyford in 

2006/07. 
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Heyford Park
Newly refurbished homes go on show at

The Dorchester Group is due to 
announce an Open Day to give a 
glimpse of what the future could 

hold for Heyford Park fol-
lowing the recent completion of 
the refurbishment of two homes 
at the base.

Plans were submitted by the 
Dorchester Group to Cherwell 
District Council to allow 253 
houses to the south of Camp Road, 
Heyford Park to be permanently 
used as residential homes.

Paul Silver, Executive Director at 
the Dorchester Group, said:  “We 
have had an excellent response to 
both our residents’ questionnaire 
and the consultation day. 75% of 
the residents indicated to us that 

they wish to remain at Heyford 
Park for a further 10 years. This 
is evidence of the strong commu-
nity feel in Heyford. In addition 
we had an overwhelming support 
for our plans to retain the existing 
homes on the site and have now 
almost completed a refurbishment 
programme for two show homes 
which will demonstrate how exist-
ing properties can be refurbished 
to a high quality. We will now be 
holding an Open Day to show 
these units and to get a feedback 
on the work we’ve done.” 

Our application to secure the per-
manent use of the homes south 
of Camp Road is targeted to be 
considered by Cherwell District 
Council in September. We very 
much hope it will be success-

ful. Paul added: “We will also be 
shortly lodging an application 
covering a new build element of 
the scheme which we hope will be 
determined in January 2011”
      
A letter will be sent to every 
household and business on the 
base, providing details of the 
upcoming Open Day and how to 
register your interest in attend-
ing.

If you have any  questions or queries 
please contact us on 
0800 988 9146, between the hours of 
09.00-18.00, or 

emai l : informat ion@heyfordpark .
co.uk

The Dorchester Group has launched a £500 prize competition to find the best photograph 
of Heyford Park as the company wants to document the base as it stands today.

Plans to redevelop Heyford Park were given consent in January 2010 and before any work begins, the owners of the 
former RAF base are keen to ensure that all phases of the site’s life are captured in time and photos of particularly 
interesting landscapes and significant or unusual buildings will be viewed with interest.

The company is asking everyone to get involved and take photos of their favourite parts of the site and submit them 
with an explanation of where their photo was taken.  

For a chance to win £500, please submit your photos by the 8th of October on USB stick, or CD in an envelope.  
Please include your name, address and contact phone number to:
Heyford Park House 
Heyford Park 
Bicester 
OX25 5HA

Or email them to: Kate Dolmatova - kate.d@dorchestergrp.com

photography competition
at Heyford Park

Dorchester Group launches at Heyford Park
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Heyford Park is a vibrant, successful community.  It is also one of the most important commercial 
sites in Oxfordshire, providing premises for a wide range of businesses. Around 1,000 people 
work at Heyford Park.

The site offers an excellent location for businesses and has a track record of attracting some of the largest employers in 
the Cherwell area.  These businesses cover a range of industries in the UK.  Here, we look at what some of these com-
panies do at the site:

Adrian Lockwood at International 
Technology Ltd on Heyford Park: 
“The flexibility of this place has been 
fantastic because we started in half of 
a building and now we are in building 
6 as we grow. It gave us the flexibility to 
expand.”

Michael Watts at Supporta Datacare on Heyford Park: ”There are very few 
archive companies that have had the opportunity to convert a facility like this 
for archiving.” “The site is unique because the archive shelters are one metre rein-
forced concrete - they were designed to withstand the 1000lb demolition bomb 
during the Cold War – this offers clients the security they demand.”

Steve Maltby at Paragon Fleet Solutions on Heyford Park: “Heyford Park is in 
an ideal geographical location for Paragon as the majority of our clients and their 
vehicles are based in the South East and Central England.  Furthermore, the skill 
base within the local area provides the business with the levels of expertise needed.  
We are proud to be part of Heyford Park business community, employing over 500 
highly skilled employees.”

Integration Technology Ltd (ITL)

Integration Technology Ltd (ITL) is a
world pioneering designer and devel-
oper of ultra-violet (UV) curing devices 
that are used in highly specialised
printing operations, as well as other 
emerging technologies.

Most of its clients are blue chip com-
panies and include well known compa-
nies such as Fuji Film and HP. The com-
pany exports over 95% of its products 
and this led to the award of the 2009 
Queen’s Award for International Trade, 
while its commitment to its employees 
and local community was demonstrat-
ed by its accreditation to the prestig-
ious Investors in People (IiP) scheme.

Paragon Fleet Solutions

Part of Paragon Group, Paragon Fleet So-
lutions supports manufacturers in managing 
press demonstrator vehicles for journalists’ 
road tests and media launches.  Its clients 
include some of the UK’s leading motor 
manufacturers and daily rental companies.  

It is the UK’s largest vehicle processing sup-
plier and a market leader in fleet manage-
ment and logistics and can manage up to 
800 vehicles a day through its workshops at 
Heyford Park.

Supporta Datacare

Supporta Datacare is a record manage-
ment and storage business which  has been 
successfully delivering document manage-
ment solutions since 1980. Their services 
range from long-term storage, record man-
agement, data digital conversion, secure 
destruction to document imaging and web 
based records management. 

Datacare started off providing secure and 
fire safe rooms to industries such as power 
stations where data cannot leave the site. 
The company saw that the facilities at Hey-
ford Park could perfectly complement its 
business model and it has expanded from 
using one shelter to four.  It now stores in 
the region of 750,000 boxes for around 
120 clients - some of the storage require-
ments are for long term storage and some 
clients require storage of the data on a 
day to day basis, such as local hospitals. 

Commercial News
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Heyford Park is one of the most unique 
business parks in the UK, combining a 
lively community with a range of suc-
cessful businesses operating from flexible 
buildings.

One of the buildings on the site is home 
to Cherwell Innovation Centre and the 
Diagnox Laboratory, which provide office 
and laboratory space for small High Tech 
start up companies with an emerging 
cluster around the microbiology and life 
sciences sectors.  The service provided 
by the unique Diagnox Laboratory al-
lows early stage companies to carry out 
a wide range of R&D using the special-
ised equipment in the lab, without having 
to commit to major capital expenditure 
in property, equipment or business rates.  
More generally, the Centre also provides 
serviced office space on flexible terms, 
with a range of associated services all 
designed to support growing companies. 

Cherwell Innovation is managed by Ox-
ford Innovation Ltd, which has 15 sites 
across the country. Simon Westbury from 
Cherwell Innovation Centre says: “Cher-

well Innovation is a true success story 
where a dynamic and exciting cluster of 
high-tech and early stage companies 
has formed – I’m sure it is in no small part 
due to its location at Heyford Park.”

He continues: “What people are look-
ing for is good value for money and a 
community of like-minded people, which 
we have here. They are also looking for 
good customer service which showed 
when we recently won the customer serv-
ice award in the business awards.”

Most of the Centre’s clients are start up 
companies with fantastic, innovative ide-
as, but with small resources. Their custom-
ers range from healthcare companies to 
architects and medical research organi-
sations. These companies, for example, 
include Hybrid Systems, which is working 
on cancer cures, and Everest, which pro-
duces antibodies for research. Others 
include a small company of architects 
which specialises in heritage and does a 
lot of work for the National Trust at Blen-
hiem Palace.

 

In fact, the organisation is a good start-
ing place for many high tech businesses 
which might later move into their own 
premises or expand within the centre. To 
support the varied nature of the business-
es on the premises, Cherwell Innovation 
Centre holds weekly coffee mornings for 
all the companies to meet up and discuss
what they do – an excellent way of net-
working across a range of industries.

The future is bright for Cherwell Innovation 
Centre and Heyford Park offers the com-
pany an excellent location, with parking 
and links to major motorways. Heyford 
Park’s long term future offers stability and 
means the Centre can continue to sup-
port new start up businesses working in 
highly specialised areas. 

EVE, the women’s wellbeing organisation based at Heyford that aims to 
help women reach their potential, has broken the world record for the largest 
tombola stall.

It smashed the current record of 4,440 prizes, with a total number of 4,929 
prizes at the event held at the Bicester Carnival on Sunday 11th July. 

Anji Hall said: “We did it! Eve volunteers would like to say a big thank you 
to each and everyone of you for your donations and support in helping us 
break this record.   We managed to raise over £1000.  Thank you to every-
one that helped or donated goods, we are very proud of this achievement.”

Heyford/Caversfield Children’s Centre celebrated National Family 
Week with a family picnic at the Children’s Centre on the 2nd of June. Families 
enjoyed fun activities including mask making, fish puppets, kites, a soft play 
lorry provided by Oxfordshire Playbus and face painting. 

The family picnic is just one of the special events being held by the Heyford/
Caversfield Children’s Centre. This new children’s centre provides information 
and free activities every week for families with babies and children under five 
living at Heyford Park.  

For more information contact the Children’s Centre on 
01869 233151.

Mya makes a fish puppet at the family picnic at the 
Heyford/Caversfield Children’s Centre.

Feature story

Cherwell Innovation Centre

Residents’ News
In each edition, we will be looking in detail at one area of interest at 
Heyford Park. In this edition, we talk to Cherwell Innovation Centre. World Record Breakers!

Heyford/Caversfield Children’s Centre 
Success!
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