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	Subject:
	11/01494/OUT Secretary Of State For Defence
Site C Ploughley Road & Site D & E Ambrosden Road MOD Bicester.
Outline - Redevelopment of former MOD sites including demolition of existing buildings, development of 1900 homes; local centre to include a 2 form entry primary school (class D1), a community hall of 660sqm, five local shops or facilities to include A1, A2, A3, A5 and D1 uses totalling 500sqm, a grocery store (class A1) 1,858sqm gross, a pub/restaurant/hotel (class A4/A3/C1) 1000sqm and parking areas; employment floorspace comprising B1(a) 2,160sqm, B1(b) 2,400sqm, B1(c) and B2 20,520sqm and B8 uses up to 66,960sqm; creation of public open space and associated highway improvement works, sustainable urban drainage systems, biodiversity improvements, public transport improvements and services infrastructure. Erection of a 70,400sqm fulfilment centre on 'C' site and associated on site access improvement works, hardstanding, parking and circulation areas  


Thank you for consulting with us on the above application.  
This outline application seeks consent only for the quantum and mix of development, and for the access arrangements, of the two sites.

This response considers briefly the policy implications of development at C site and moves on to focus on the proposals for D & E sites at Graven Hill.

C Site – Arncott
The application proposes demolition of approximately 35,836 sqm of buildings currently on site and erection of a 70,400 sqm Fulfilment Centre (in a single building), and associated on site access improvement works, hardstanding, parking and circulation areas.  The proposals for C site could retain the existing 420 MOD jobs and increase MOD employment by an extra 200 staff.  In broad policy terms the principle of the development is considered to accord with the content of the National Planning Policy Framework (NPPF) with regards to proactively driving and supporting sustainable economic development (in terms of the job retention and job creation proposed), however the proposals raise a number of detailed issues to be considered – among them traffic impact (in the context of an additional increase in traffic in the wider area as a result of the Graven Hill proposal) , impacts on residential amenity (in a community that is already experiencing housing development), landscape and visual impact, and conservation and heritage issues.  On issues such as these specialist consultee input is being sought although an additional response from Planning Policy can be prepared should policy clarification be required.
D & E Sites – Graven Hill
Principle of Development:

In terms of the principle of development, the application represents a departure from the adopted development plan (the Adopted Cherwell Local Plan 1996) and the South East Plan since it is not yet formally allocated for development.  However the redevelopment at Graven Hill is allocated in the Proposed Submission Local Plan
 and forms a key element of the draft Bicester Masterplan SPD.  Given the stage of preparation of the Local Plan, this proposed allocation can be given limited weight in the decision making process though it demonstrates the emerging acceptability of the principle of the site’s release in planning policy terms.
The South East Plan currently represents the most up to date development plan policies.  In very general terms the principle of the proposal complies with the spatial policies of the South East Plan (Policy SP3:  Urban Focus and Urban Renaissance) in that the focus for development should be in urban areas in order to maximise accessibility, and also that at least 60% of all new development should be on previously developed land (the site is predominantly previously developed).  The South East Plan identifies Bicester as part of the Central Oxfordshire sub region, one of nine sub regions in the plan (Policy SP1: Sub Regions in the South East).  Policy SP1 states that “Sub regions identified in this Plan will be the focus for growth and regeneration.  This will require coordinated effort and cross boundary working to better align economic and housing growth, deliver adequate infrastructure in a timely manner and to plan for more sustainable forms of development”.  Within the Central Oxfordshire sub region, Bicester is named as one of four towns representing the main locations for development (along with Didcot, Wantage and Grove, (as well as Oxford itself)), in order to increase the town’s social and economic self containment.  Policies CO1 – 5 set out specific policies to guide development in the sub region.  CO2: Economy highlights the priorities to be given to providing accommodation for small business and innovation, skills development, business infrastructure and linkages with the knowledge based economy.  Priority should be given to development which supports educational, scientific and technological sectors and responds to the needs of established and emerging clusters within Oxfordshire.  Additional land for employment will be provided where justified at Bicester for the expansion and relocation of existing local firms to foster knowledge based industry.  CO3: Scale and Distribution of Housing refers to a specific housing growth level for Bicester to 2026 (4,900 dwellings).  The application’s proposal for growth at Bicester accords with the South East Plan’s focus on the town as one of the main locations for economic and housing growth in the sub region. 
In terms of material considerations, the Non Statutory Cherwell Local Plan 2011 remains a valid consideration.  The Proposed Submission Local Plan 2012, the Council’s latest expression of emerging policy, has limited weight but is an important consideration in the process given its specific content on Graven Hill, and is discussed in more detail over the following pages.  The National Planning Policy Framework (NPPF) is also a material consideration.

The NPPF sets out a generally ‘pro growth’ approach to decision taking.  The NPPF’s ‘presumption in favour of sustainable development’ is defined in para 14 as meaning, in decision taking terms, where the development plan is absent, silent or relevant policies are out-of-date, granting permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF taken as a whole, or where specific policies in the NPPF indicate development should be restricted.
The core planning principles set out in para 17 of the NPPF most relevant to this proposal are as follows:
Planning should:

· proactively drive and support sustainable economic development

· always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings

· support the transition to a low carbon future in a changing climate

· encourage the effective use of land by reusing land that has been previously developed

· promote mixed use developments

· conserve heritage assets in a manner appropriate to their significance

· actively manage patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus significant development in locations which are of can be made sustainable; and

· deliver sufficient community and cultural facilities and services to meet local needs.

Specific Policy Issues:
The following comments are split into broad policy issues with an assessment of compliance with the development plan, and an evaluation of the material considerations including the Proposed Submission Local Plan 2012 (PSLP).

Housing

· Housing Supply
The site is not allocated for development in the 1996 Adopted Cherwell Local Plan.  Presently the Council cannot demonstrate a five year housing land supply, therefore the housing policies in the 1996 Local Plan are rendered out of date, and the guidance of the NPPF takes precedence
.
The Proposed Submission Local Plan 2012 (PSLP) however sets out a new strategy and vision for the district to 2031, with the allocation of a mixed use redevelopment at Graven Hill a key part of the development strategy. The housing trajectory projects 1900 dwellings to be delivered at the site with a proposed minimum of 50 dwellings 2014/15, 100 dwellings in 2015/16 and 100 in 2016/17, and, from 2017/18, 150 dwellings per year until 2027/28.
The inclusion of the development in both the proposed housing and employment trajectories of the PSLP carries limited weight at this stage.  However, both the emerging Local Plan and the draft Bicester Masterplan SPD reflect the commitment of the Council and key stakeholders to the emerging vision for Bicester of which the proposal is a key element.
· Affordable Housing
Within the district there is a demonstrable lack of affordable housing to meet local needs.  Policy CO3:  Scale and Distribution of Housing in the South East Plan requires at least 40% of all new housing in the Central Oxfordshire sub-region to be affordable, including housing for key workers.  The Non Statutory Cherwell Local Plan requires 30% of the proposed housing to be provided as affordable homes.  The Proposed Submission Local Plan 2012 (PSLP), supported by a recent viability study, contains a requirement of 30% on sites suitable for 10 or more dwellings in Bicester.  Only 380 of the 1900 homes proposed in the application would be affordable (20%) although there are references to ‘up to 30%’ in supporting documents.  This would be insufficient to meet local policy requirements of 30% without clear evidence that the development would not be viable with a 30% requirement.  Liaison with the Strategic Housing Team is required to determine an appropriate tenure mix for this particular proposal.  Also in consultation with that team, consideration should also be given to the need for extra care housing and the opportunities for self build affordable housing as set out in PSLP policies BSC3: Affordable Housing, BSC4:  Housing Mix and Bicester 2:  Graven Hill.
· Housing Mix
South East Plan Policy H4:  Type and Size of New Housing requires local authorities to identify the full range of existing and future housing needs and to seek an appropriate range and mix of housing opportunities by identifying the likely profile of housing types and the size and type of affordable housing required.  An assessment of the type and size of housing needed in Cherwell informs the Proposed Submission Local Plan 2012 (PSLP) Policy BSC4:  Housing Mix.  Although at this stage the policies carry limited weight, they do set out the size and type of housing expected to be required to meet the needs of Cherwell’s future population. It is noted that the proposed mix of market housing differs significantly from that envisaged in the policy.  The proposal is for 10% 2 bed’ flats and houses compared to the policy’s 30%, and for 85% 3, 4 & 5 bed’ homes compared to the policy’s 45% (excluding extra care housing).

Para’ 259 of the Planning Statement states, “The proposed mix for the market housing element has been informed by market demand to maximise the total value achievable.  This is intended to assist with overall viability and therefore potential for developer contributions.”

Given the heavy reliance on the provision of medium and larger homes and the need to provide an appropriate mix of housing that helps meet diverse requirements and helps with improving affordability, consideration should be given as to how a range of housing closer to that in the PSLP can be achieved.  

Employment
The development proposes significant employment land provision for Bicester, totalling 95,398 sqm floorspace and accommodating 2070 jobs (this includes jobs in non B use class uses i.e. the local centre).  The employment land area is weighted towards B8 uses (storage and distribution), with 18.6ha for these uses, 5.7ha for mixed employment uses and 0.6ha for office use, plus employment generation at the local centre.  The 0.6ha of office space is proposed as part of the ‘gateway’ section of the development.   The allocation of the site in the Proposed Submission Local Plan 2012 (PSLP) requires the provision of high quality job opportunities through mixed employment uses, with a focus on creating a more knowledge based economy in Bicester specifically, yet the development proposes a reliance on B8 use.  Input from the Council’s Economic Development Team should be sought on the acceptability of the balance of uses proposed.
There appears to be no Economic Strategy submitted with the application and therefore limited information beyond employment land take.  However information should be provided as to how the proposed development would contribute to the development of a coherent economic strategy for Bicester and complement other planned employment to seek to change the image of the town, in line with the Eco Bicester – One Shared Vision document and the Council’s Economic Development Strategy (and, now, in accordance with the Proposed Submission Local Plan 2012).  Specifically One Shared Vision’s economic vision for Eco Bicester is to create a nationally recognised hub of the low carbon economy and the location of choice for business and inward investment and to provide local jobs for Eco Bicester residents.  The application contains no details with regards to the focus on a low carbon economy for Bicester.  Sustainable transport connections (including the use of rail freight) are a key part of the low carbon economy so there is potential for the site to enable low carbon economic development, but, again, there are no firm commitments to the use of rail infrastructure in the application.
The employment density multipliers used appear to correlate broadly with recent HCA guidance on employment densities, but some of the calculations seem unclear.  For example if a density of 1 job per 36sqm is used for B1b, B1c and B2 uses (22,920sqm in total), as set out in the DAS, this should equate to 636 jobs rather than the 770 jobs stated in the DAS & the Planning Statement.  It would be helpful to set out clearly the calculations on the multipliers used to justify indirect/direct jobs, home working, the split between full time/part time jobs etc to enable the proposed economic impacts to be fully understood.
Local Centre and Retail

In addition to local centre facilities (five local shops or facilities to include A1, A2, A3, A5 and D1 uses totalling 500 sqm), the application proposes a significant retail element at Graven Hill (a grocery store of 1,858 sqm) although the DAS states that this is only envisaged to meet local use.  The Proposed Submission Local Plan 2012 (PSLP) Policy SLE2:  Securing Dynamic Town Centres is clear that that the Council does not support out of town office and retail development outside of the district’s town centres.   The provision of new local centres within proposed allocated sites is supported but the grocery store proposed in the application appears to be of a different scale to local centre provision and is in addition to local centre facilities.
The Council’s 2010 Retail Study identifies that there is no additional capacity for convenience retail in Bicester on top of that approved as part of the Bicester town centre expansion.  It is of note however that since the 2010 Retail Study was undertaken, the development strategy for the district (as set out in the PSLP) has shifted to allocate more development at Bicester than at Banbury (thus generating additional local population and local spending capacity).  This notwithstanding, tests exist in the NPPF and the PSLP to assess proposals for retail use outside of town centres.  Ultimately any ‘local centre’ provision at the site should clearly reinforce rather than undermine the role of Bicester town centre as the primary retail and service centre.
Transport and Accessibility
Input has been sought from statutory highways consultees on technical issues and the details of the proposal should be assessed for compliance with development plan policies on transport issues, primarily in the South East Plan, and material considerations.  In strategic terms, the key requirements of the Proposed Submission Local Plan 2012 (PSLP) on Graven Hill (Policy Bicester 2:  Graven Hill, and SLE4:  Improved Transport and Connections) are use of the rail tracks on site to serve commercial logistics and distribution and development of an expanded rail freight interchange; maximisation of transport connectivity and non car accessibility in and around the site; contribution to capacity improvements to the surrounding road networks; and significant sustainable access provision.  Each of these elements should be provided for in the proposal.   The DAS highlights that the rail line could be retained to ‘potentially’ serve the commercial warehouse functions, with the detail to be determined at Reserved Matters stage.  The applicants should be aware that the delivery of rail linked warehousing is a key element of the allocation of the site for development in the PSLP as indeed is the retention and use of this spur line off the Bicester – Oxford line in its entirety.  The future use of this rail spur is a key element affected by this proposal and should form part of the outline application.
The delivery of a new relief road for south east Bicester is also a key aim of the PSLP, enabling traffic to bypass the Bicester Village roundabout to access the A41.  Policy Bicester 2:  Graven Hill requires that the development will provide a peripheral road within the site to function as the relief road, whilst also contribute to the funding of the relief road beyond the site.  Again, this needs to be secured as part of this proposal in order to deliver the benefits of development at the site as envisaged in the PSLP.
Open Space

Para 104 of the Planning Statement indicates that the Graven Hill proposals will provide a total of 62.41ha of public open space comprising allotment provision on two sites totalling 4ha, accessible woodland 25.21ha, playing pitches 5.87ha, playspace 3.6ha and natural greenspace 23.73ha, to cater for the population of the proposed development estimated at 4,617 people.  

Paragraphs 185-189 compare the level of open space provision to the requirements of the Adopted Cherwell Local Plan Policy R12 of 2.43ha per 1000 population.  The amount of amenity open space and children’s playspace to be provided exceeds what would normally be required under the policy, though the level of playing pitch provision proposed is less than what would be expected (5.87ha compared to 7.7-8.3ha required by the policy).
The Planning Statement does not include a comparison with Non Statutory Cherwell Local Plan policies R8 and R9.  Policy R8 requires 2.4ha per 1000 population comprising 0.8ha per 1000 children’s playspace and 1.6ha per 1000 outdoor formal sports provision. Policy R9 seeks amenity open space provision in connection with major developments but does not set a quantity standard. The level of children’s playspace provision proposed as part of the application meets the requirements of policy R8 but the outdoor sports provision is below what would normally be required.

The Proposed Submission Local Plan 2012 (PSLP) Policy BSC11 (Local Standards of Provision – Outdoor Recreation) sets out updated local standards of provision for general greenspace, playspace, outdoor sports provision and allotments. The amount of open space proposed in the application exceeds the standards set out in this policy.

Whilst the level of outdoor sports provision is below what would be expected under the 1996 Cherwell Local Plan it does meet the PSLP 2012 standards. The amount of open space provision is therefore considered to meet policy requirements in quantity terms.  There is however some concern that the accessibility standards are not met – i.e. not all the proposed residential areas lie within the PSLP’s recommended walking distances for play space, or allotments.

There is also no mention of cemetery provision in the proposed Heads of Terms.  Policy Bicester 9:  Burial Site in Bicester in the PSLP requires developer contributions from new development in Bicester towards the establishment of a new cemetery facility although at the current time the PSLP envisages the cemetery site itself to be provided at the North West Bicester development.
Financial contributions to indoor sports provision should be in line with the local standards set out in PSLP Policy BSC12:  Indoor Sport, Recreation and Community Facilities.

Finally, the level of Green Infrastructure (GI) to be provided (98.4ha, equating to 47% of the total site area) is comparable to the level of GI provision expected of eco-developments, accords with PSLP policy ESD18: Green Infrastructure, and is to be welcomed.  The provision of green infrastructure is a fundamental component of the PSLP’s vision for Bicester to 2031.
Biodiversity

The NPPF and Proposed Submission Local Plan 2012 (PSLP) Policy ESD10:  Protection and Enhancement of Biodiversity and the Natural Environment seek the achievement of a net gain in biodiversity in considering development proposals and the Council needs to be satisfied that this can be achieved.
The application proposes the opening up of Graven Hill Woodland to public access for recreation.  The woodland is a Local Wildlife Site (LWS) and contains ancient woodland and a number of protected species and habitats of value.  In order to comply with Adopted Cherwell Local Plan policies C1 and C2, Non-Statutory Cherwell Local Plan policies EN22, EN24 and EN25, the NPPF and PSLP policies it is important that the right balance is struck to ensure that increased public access to woodland is not detrimental to those features of value. Para 12.7.10 of the Planning Statement indicates that the recreational use of the LWS and the surrounding habitats will be managed through the implementation of an integrated recreation and habitat management plan.  It is noted that this management plan does not currently form part of the application and therefore must form part of subsequent Reserved Matters applications.  Arrangements for long term management will be key to ensuring compliance with the policy.  The views of the Wildlife Trust and other ecological consultees will be important in this respect. 
Sustainable Construction
Development plan policy (South East Plan NRM11:  Development Design for Energy Efficiency and Renewable Energy) requires 10% of the energy on all developments of 10 dwellings or 1000 sqm to come from renewable energy sources.  There are no firm commitments to this in the application documentation although land is proposed to be safeguarded for two potential energy centres, and it is not clear therefore whether this policy is met.
The sustainability policies (ESD1 – 5) in the Proposed Submission Local Plan 2012 (PSLP) require Code for Sustainable Homes (CSH) Level 4 (for all aspects of the Code – not just the energy elements) on all residential developments (the Council’s One Shared Vision document seeks CSH Level 5); BREEAM ‘Very Good’ for all non residential developments; a feasibility assessment for district heating for developments of 400 dwellings or above 1000 sqm (where the assessment demonstrates that district heating is deliverable, this will be required as part of the development); and a feasibility assessment for the potential of significant on site renewable energy provision for developments of 400 dwellings or above 1000 sqm (again, where the assessment demonstrates that renewable energy is deliverable, this will be required as part of the development).
The submitted Energy Strategy (required by PSLP policy ESD2:  Energy Hierarchy) refers to achieving Code for Sustainable Homes (CSH) Levels 3 and 4.  The DAS refers to CSH Level 4 but the applicants should be aware that the proposed policy relates to the achievement of Code levels as a whole, not only the energy element.  Whilst zero carbon is anticipated to be required by the national building regulations by the time the first dwellings are expected to be delivered on site, this Council also seeks the achievement of wider sustainability standards.  For instance, One Shared Vision seeks the achievement of water neutrality on new large scale developments given that Bicester is in an area of water stress, but sustainable water use is not covered in the application documents.  South East Plan policies CC2:  Climate Change & CC4:  Sustainable Design and Construction, proposed Local Plan policies and the One Shared Vision document also focus on climate change adaptation and these considerations need to inform development proposals from the earliest stages.  However, only an Energy Strategy has been submitted rather than a broader sustainability statement.
No sustainability standards for the non residential buildings are referenced in the Energy Strategy.  The DAS acknowledges that BREEAM ‘very good’ will be achieved on the non residential buildings, and the Planning Statement notes that the Fulfilment Centre at Site C would be constructed to DREAM Excellent standard.  PSLP policies seek BREEAM ‘very good’.  The proposal therefore appears to accord with the PSLP in this respect.  But, the Council’s One Shared Vision document seeks BREEAM Excellent and, nationally, commercial buildings are expected to be required to be zero carbon in 2019.
The reference in the Energy Strategy to CHP district heating is positive but – whilst the final composition of an energy strategy can only be confirmed once detailed design matters are known – the feasibility assessment required in PSLP policy ESD4:  Decentralised Energy Systems has not been prepared.  Potential links to the Energy from Waste plant at Ardley are mentioned but not discussed in any detail and this is a missed opportunity.

Overall, the Energy Strategy is not sufficiently detailed to meet the aims of the PSLP policies on sustainability.
Design and Conservation
Development plan policies, the NPPF and Proposed Submission Local Plan 2012 (PSLP) attach great importance to the design of the built environment and the achievement of high quality and inclusive design.  Whilst the application is in outline only, there needs to be agreement on a single masterplan for the whole development to ensure that the development takes place in an integrated, coordinated and planned way, including in the funding and delivery of infrastructure, and that development integrates with and complements the urban form and function of Bicester and enables connectivity between new and existing communities.

The NPPF and PSLP policies seek the conservation and enhancement of the historic environment and, specifically in relation to the Graven Hill site, PSLP Policy Bicester 2:  Graven Hill seeks the appropriate treatment of on site and off site heritage assets and their settings, particularly given the archaeological interest in and beyond the site, the heritage significance associated with the MOD use, and also in relation to listed buildings beyond the site.  Comments from specialist consultees can assess the detail of the proposal to inform an assessment of policy compliance with regards to design and conservation issues.
Landscape and Visual Impacts
Separate consultee comments are being sought on detailed landscape and visual impacts.  The Proposed Submission Local Plan 2012 (PSLP) Policy Bicester 2:  Graven Hill contains a number of criteria with regards to achieving good design at the site and reducing landscape impact of the proposed development (including protecting views of Graven Hill from outside the site) and these should be reflected in the development proposal.  PSLP Policy ESD16:  The Character of the Built Environment sets out a district wide policy on development design.  In terms of concerns over the detail of the documentation submitted with the application, the visual impact work does not show any visual effects for nearby villages including effects for Chesterton, Merton, Blackthorn and Wendlebury.  The extent of the visual impact on these villages should be made clear.  Secondly, the Environmental Statement does not consider if St David’s Barracks would have an adverse visual or functional effect on the residents of the new properties proposed at Graven Hill.
Flood Risk and Drainage
The site is within flood zone 1 apart from a very small part in the north west where there is proposed to be no residential development.  The EA should be consulted on flood risk procedures and measures.  The Environment Agency and Oxfordshire County Council (as SuDS Approval Body) will no doubt comment on the adequacy of the Drainage Strategy.  However, the Drainage Strategy promotes the use of SuDS in line with Non-Statutory Cherwell Local Plan policy EN15 and PSLP policy ESD7:  Sustainable Drainage Systems.
Conclusion
The proposal for the redevelopment of Graven Hill broadly accords with the new proposed development strategy for the district and for Bicester specifically, although, as this response highlights, issues of strategic significance need to be resolved.  These include maximising the opportunities presented by the existing rail links and the contribution the site makes to a ‘low carbon’, knowledge based and high value economy for Bicester; adequately mitigating adverse landscape, visual and heritage impacts; achieving a net gain in biodiversity, ensuring the development adequately mitigates and adapts to climate change; and, ultimately, delivering the benefits for the town envisaged in the Proposed Submission Local Plan.  Such considerations include maximising accessibility connections and permeability between Bicester and the development site as highlighted in the draft Bicester Masterplan SPD, and securing the South East Bicester relief road.
� Proposed Submission Draft Local Plan approved for consultation by CDC’s Executive on 28 May 2012


� Note:  A review of housing land supply will be presented to the Council’s Executive shortly, to reflect the new housing trajectory in the Proposed Submission Local Plan 2012 (which includes development at the Graven Hill site) and the new housing land supply guidance of the NPPF.
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