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	Subject:
	OUTLINE - Up to 200 residential units, access, amenity space and associated works
South Lodge Fringford Road Caversfield  


The application site lies to the west of the village of Caversfield. The site comprises an area of rough grassland, a dwelling house with associated farm buildings including stables and pastureland. The land is bounded by mature woodland to the west and hedging to the south and east and the northern boundary is fence-lined. Access to the site is by Fringford Road on its eastern edge or another minor road to the south. There are four houses located in the south eastern corner that run alongside Fringford road but are located outside of the application site area.

The emerging Local Plan has considered growth options around Bicester for Strategic Allocations of 400+ dwellings. A wider area of land (but including the application site) was considered as an option in the Options for Growth consultation paper in September 2008 (Site K: South and West of Caversfield) but not considered to be a reasonable alternative due to potential coalescence with Caversfield. 

The Landscape Sensitivity and Capacity Assessment (LSCA), Halcrow 2010 indicated that the site (K: South and West of Caversfield) had moderate capacity to accept residential development in the two triangles of land in the south of the site, provided this did not adversely affect the setting of the RAF Bicester conservation area and stopped short of the corner at Home Farm to maintain a buffer around Caversfield. The report concluded that the northern portion of the site has low capacity to accept development. It was noted that the site may form an emergency landing area for aircraft using RAF Bicester; and that this may need to be considered as a constraint.

In progressing the Local Plan and in view of the landscape constraints at the town further landscape evidence was commissioned. (available at http://www.cherwell.gov.uk/index.cfm?articleid=3244). The ‘Bicester: Green Buffer Report March 2013’ considered the wider application site and concluded that; “The area of land extending between the former DLO Caversfield site and the edge of the Strategic Development Site at Bicester 1, and from the northern edge of Bicester to the northern extent of parkland historically associated with Caversfield House, has been defined as Green Buffer to maintain the gap between these existing and proposed areas of settlement. This will prevent their coalescence and maintain their separate identities.”
The report clarifies that the main purposes of the Caversfield Green Buffer is to:

· Prevent coalescence and maintain a gap between development at the former DLO Caversfield site, Caversfield and the planned future edge of Bicester in the form of the proposed North-west Bicester Eco-town development

· Protect the setting of the historic hamlet of Caversfield and its associated area of parkland

· To assist with the protection of the setting of the residential area associated with the former Bicester Airfield as an historic feature and designated Conservation Area

Development Plan and Other Local Plan Policies

Adopted Cherwell Local Plan 1996 and Non-Statutory Cherwell Local Plan 2011

The application site lies in an area of countryside and is not allocated for development by either the saved policies of the adopted Cherwell Local Plan 1996 or those of the Non-Statutory Cherwell Local Plan 2011.  Policies relating (amongst other things) to the countryside, landscape and design will need to be considered subject to examination of the weight they should be given according to their degree of consistency with the NPPF.

Proposed Submission Local Plan 2012 and Focused Changes 2013 

The application site is not proposed for development as a strategic housing allocation. A site for 200 dwellings is also below the Councils definition of a strategic size (400 dwellings) used to identify housing led sites for the Local Plan. This definition has been consistently used throughout the Plan making process for the allocation of strategic sites in both Banbury and Bicester. 

Housing Land Supply and the NPPF

The NPPF contains a presumption in favour of sustainable development and states that planning should recognise the intrinsic character and beauty of the countryside (para' 17).  It states (para' 49)  that housing applications should be considered in the context of this presumption and that relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites.

The district’s housing land supply position has recently been updated (July 2013).  At the time of writing, the district has a 5.8 year supply of deliverable sites for the period 2013-18 incorporating an additional 5% requirement and a 5.1 year supply with an additional 20% requirement.  Local Plan policies which seek to protect the character and beauty of the countryside are not therefore considered to be out-of-date.

Whether it would be appropriate to release the site 

The application relates to a release of housing land ahead of completion of the Local Plan and ahead of the independent Examination of the Plan’s proposals and policies. Government Guidance on ‘The Planning System: General Principles’ remains extant and provides advice on the issue of ‘prematurity’.  

The strategic sites identified in the PSLP March 2013 have been the subject of representations many of which are objections, and a number of alternative strategic sites, including the application site, are being promoted through the Local Plan process. Consultation on the Proposed Changes to the Proposed Submission Local Plan has recently been completed (23 May 2013).  Representations are being considered but it has not yet been determined what final changes to the Plan will be required.  A date has not yet been set for Submission of the Local Plan.   

The issue of potential prematurity (including cumulative impact) must therefore be considered.   However this has to be balanced against other material considerations.

The proposed development conflicts with the emerging Local Plan. The Plan has been through several rounds of consultation and is now supported by an extensive evidence base.  Paragraph 216 of the NPPF indicates that weight may also be given to relevant policies in emerging plans according to:

· The stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight that may be given)

· The extent to which there are unresolved objections to relevant policies (the less significant the unresolved objections, the greater the weight that may be given); and 

· The degree of consistency of the relevant policies in the emerging plan to policies in the NPPF (the closer the policies in the emerging plan to the policies in the emerging framework, the greater the weight that may be given). 
The evidence base for the emerging local plan is now substantially complete and the local plan has reached an advanced stage. The Proposed Submission Local Plan was prepared following the publication of the NPPF and the policies are considered to be generally consistent with the NPPF. It is considered that the first and third bullet points of paragraph 216 of the NPPF are met and therefore some weight can be given to the emerging plan policies.  

However the requirements of the second bullet point limits the weight given to the emerging plan policies relating to the site as there are unresolved objections relating to the non-allocation of the site.  A balanced judgement is therefore required in the light of other material considerations. 

Conclusions

On balance, given that the site is not a proposed strategic allocation in the adopted Cherwell Local Plan or the emerging Local Plan as it is not a strategic site (albeit with objections to sites outstanding), prematurity is a consideration, the site is not needed in terms of achieving a five year housing land supply, and development in this location would have a landscape impact, would conflict with the purposes of the Green Buffer,  leading to coalescence with Caversfield and would extend development into and lead to the loss of open countryside, a planning policy objection is raised. 

Adrian Colwell

Head of Strategic Planning and the Economy
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