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1 Introduction & Background 

1.1 This Technical Note provides a summary of the methodology used to calculate the travel 

demand, associated with the development proposals at Bicester Heritage Technical Site 

(Planning Application Ref No. 16/01805/F-2). 

1.2 A telephone conversation with Oxfordshire County Council’s (OCC) Highways Officer took place 

at the end of March 2016; during this communication, OCC’s consultation highways response 

was discussed. The highways response has been appended to this note for reference as 

Appendix A, which highlights the following concerns: 

• Vehicular movements on the local network (Inc. potential for worst case B8 scenario); 

and 

• Safe and suitable pedestrian site access.    

1.3 The salient point discussed in detail was the traffic generation figures and the methodology used 

to forecast this; although the methodology was verbally acknowledged and understood, OCC 

Highways have requested that a technical note is produced which details the discussed 

methodology for clarification. 

1.4 It was also acknowledged that OCC Highways are apprehensive of a potential ‘worst case’ 

scenario which may apply if the buildings proposed for B8 use were used for intensive 

storage/warehousing and distribution. For the avoidance of doubt this is not the intention of the 

applicant, nor would it be viable in practical terms due to the stern limitations of the listed 

buildings. 

1.5 It should be emphasised that the largest areas of B8 use for which planning permission is sought 

are the hangars; these are presently occupied by Historit who provide long-term car, motorcycle 

and aircraft storage.  One hangar is also used by the gliding club for aircraft storage. 

1.6 The present (and future) occupiers of the hangars are a low intensity B8 use with low volume 



 Technical Note  

 

2 of 3 

car, motorcycle and aircraft storage; however, it is appreciated that OCC Highways need to 

reasonably safeguard against higher intensity uses falling within the same B8 use class. 

1.7 In order to obtain a recommendation for approval from highways, it would seem reasonable to 

restrict the use of the hangars to vehicle storage by condition, rather than allowing a broad B8 

use.  Such a condition should reassure OCC that movements would be in line with the 

established patterns demonstrated in the methodology in Section 2. 

1.8 This note also comments on the safe and suitable access requirements in Section 3. 

2 Traffic Generation Methodology 

2.1 The traffic generation for the proposed development has been calculated using a first principles 

approach; this has been forecast by surveying the existing trips to the currently occupied units 

within the site. 

2.2 Surveys were undertaken at the site access junction on Buckingham Road on 8th November 

2016; the survey was then used to generate an associated trip rate by applying the currently 

occupied Gross Floor Areas (GFA) to the traffic in and out movements. 

2.3 The Bicester Heritage client confirmed that the total GFA of currently occupied units at the site 

equates to c.18,948sqm. 

2.4 The trip rates associated with the existing technical site (accessed off Buckingham Road) are 

summarised in Table 1 below. 

Table 1: Surveyed Trip Rates (Inc. existing traffic) 

 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrive Depart 2-Way Arrive Depart 2-Way 

Trips (from survey) 22 1 23 5 19 24 

Trip Rate (18,948sqm) per 100sqm 0.116 0.005 0.121 0.026 0.100 0.126 

2.5 The development relates to c.20,189sqm GFA of proposed land use across a number of 

buildings throughout the site; this is detailed within the Transport Assessment and Planning 

Statement which accompanies the planning application. 

2.6 The existing and proposed buildings and associated floor areas can also be seen from the Traffic 

Generation Tables contained within Appendix B. 

2.7 The buildings highlighted pink within the Traffic Generation Tables overlap; these are both 

currently being occupied (in full or in part) (columns on the left) and are also included within the 

proposed application (columns to the right). 

2.8 The “Diff GFA m2
” column from the Traffic Generation Tables includes the difference in floor area 
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which is currently not fully occupied within the occupied buildings (111, 133, 135, 136, 108, 137, 

113, 116 & 79) and also includes the buildings that are currently fully un-occupied (103, 109, 

112, 118, 123, 129, 130 & 131) – this totals 7,342sqm of floor area. 

2.9 The un-occupied 7,342sqm GFA has therefore been used in order to forecast the additional 

traffic that may be generated by the application when the site becomes fully operational. The 

surveyed trip rates (as per Table 1) have been applied and the traffic generation is summarised 

in Table 2. 

Table 2: Additional Proposed Development Trips 

 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrive Depart 2-Way Arrive Depart 2-Way 

Trip Rates (per 100sqm) 0.116 0.005 0.121 0.026 0.100 0.126 

Trips (based on 7,342sqm) 9 0 9 2 7 9 

2.10 The proposed development is therefore forecast to generate an additional 9 two-way vehicular 

trips in both the AM and PM peak hours.  This equates to one additional vehicle movement every 

6.5-minutes, which is considered to be non-material in terms of local highway impact. 

2.11 It is considered that the trip rate methodology is fully representative of the planning application’s 

proposed land use for the development site.   

3 Safe and Suitable Site Access 

3.1 Further to the above, we also note the concerns raised regarding access for pedestrians to the 

site from Buckingham Road, however, it is suggested that this matter be addressed by condition. 

3.2 It is accepted that an improved arrangement for pedestrian access, including those arriving at 

nearby bus stops, is desirable. It is proposed that new footway provision, including crossing 

points is provided at the access junction and along western sections of Buckingham Road.  

Indicative draft plans can be prepared and submitted for discussion with OCC Highways, in due 

course. 

3.3 The client would be open to a planning condition (as aforementioned) to secure improvements, 

but would request a suitable timeframe for agreement/implementation. As the application is in 

part retrospective (i.e. use of Hangar 108 with no physical works, etc.) a pre-commencement 

condition would not be appropriate, a suitable timeframe therefore should be agreed and 

reasonably applied. 



	
	
	
 
 

 

 

Appendix A – OCC Highways Response 



 

Page 1 of 8 
 

 
 
 

 
OXFORDSHIRE COUNTY COUNCIL’S RESPONSE TO 

CONSULTATION ON THE FOLLOWING DEVELOPMENT 
PROPOSAL 

 
District: Cherwell 
Application no: 16/01805/F-2 
Proposal: Change of use of buildings from sui generis MOD use to various commercial uses as 
detailed in accompanying Planning Statement with associated physical works and demolition of 
buildings 101 and 104 and erection of replacement structures. 
Location: Bicester Heritage Buckingham Road Bicester OX26 5HA 
 
 

Purpose of document 
 
This report sets out Oxfordshire County Council’s view on the proposal.  
 
This report contains officer advice in the form of a strategic localities response and 
technical team response(s). Where local member have responded these have been 
attached by OCCs Major Planning Applications Team 
(planningconsultations@oxfordshire.gov.uk).  
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District: Cherwell 
Application no: 16/01805/F-2 
Proposal: Change of use of buildings from sui generis MOD use to various commercial uses as 
detailed in accompanying Planning Statement with associated physical works and demolition of 
buildings 101 and 104 and erection of replacement structures. 
Location: Bicester Heritage Buckingham Road Bicester OX26 5HA 
 
 

Strategic Comments 
 
 
Comments: 
The detailed reasons for objecting to this application are detailed below.  There are no 
strategic comments to add to this.   
 
 
 
 
 
Officer’s Name: Jacqui Cox 
Officer’s Title: Principal Infrastructure Planner                                                                   
Date: 23 January 2017 
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District: Cherwell 
Application no: 16/01805/F-2 
Proposal: Change of use of buildings from sui generis MOD use to various commercial uses as 
detailed in accompanying Planning Statement with associated physical works and demolition of 
buildings 101 and 104 and erection of replacement structures. 
Location: Bicester Heritage Buckingham Road Bicester OX26 5HA 
 
 

Transport Development Control 
 
Recommendation: 
 

Objection 
 

x The applicant has not demonstrated safe and suitable access for all.  Whilst there are 
reasonable pedestrian and cycling facilities in the vicinity of the development, there is 
no safe and convenient way for people to get to them from the main access of the 
development on the Buckingham Road.  Pedestrians cannot conveniently and safely 
get to and from the nearby pair of bus stops on the Buckingham Road.  A crossing of 
Buckingham Road will need to be provided. 

 
x The application does not give any details for how pedestrians would be provided for at 

the site access nor does it set out how pedestrians can safely and conveniently walk 
to and from different parts of the site. 

 
x The applicant has not provided sufficient robust justification for how the numbers of 

vehicular movements on the local transport network have been calculated.  It is not 
possible therefore for me to be sufficiently confident that the impact of the proposal is 
acceptable.  In any case, there is an inconsistency between the floorspace figures on 
the application form and the Transport Statement – the latter says there will be an 
increase of 7,342 sqm, the former says no change.  This must be clarified. 

 
The applicant has therefore not demonstrated that the development is compliant with the 
National Planning Policy Framework 
 
Additional key issues: 
 

x The TS states that there will be a total of 333 car parking spaces in the future although 
the application form says there will be 323 new spaces and 364 total spaces. This 
inconsistency should be clarified. 

 
x A framework travel plan plus monitoring fees would be required for this site given the 

scale of the new/repurposed buildings. 
 
Legal agreement required to secure: 
 
If Cherwell District Council is minded to grant planning permission, a S278 would be needed 
to provide an improved site access to include pedestrian provision at the access itself and 
also to ensure pedestrians and cyclists can access the nearby footways, cycleways and bus 
stops i.e. footway extension/improvements and a crossing of Buckingham Road. 
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A S106 agreement will be needed to secure financial contributions of: 
 

x £2,040 towards travel plan monitoring fees. 
x £10,102 towards the installation of a solar powered digital real time information display 

for the nearby southbound bus shelter on Buckingham Road 
 
Conditions: 
 
If Cherwell District Council is minded to grant planning permission, the following conditions 
are recommended: 
 
Improved Site Access: Full Details 
Prior to the commencement of the development hereby approved, full details of the improved 
means of access between the land and the highway on Buckingham Road including position, 
layout, and vision splays shall be submitted to and approved in writing by the Local Planning 
Authority.  This improved means of access must incorporate facilities for safe and convenient 
movement of pedestrians and cyclists at the site access itself and to and from the nearby bus 
stops and existing pedestrian and cycling facilities.  Thereafter, and prior to the first 
occupation of any of the development, the means of access shall be constructed and 
retained in accordance with the approved details.  Reason - In the interests of highway safety 
and to comply with Government guidance contained within the National Planning Policy 
Framework 
 
Car Parking 
No building shall be occupied until car parking space(s) to serve that building have been 
provided according to details that have been submitted to and agreed in writing by the Local 
Planning Authority. All car parking shall be retained unobstructed except for the parking and 
manoeuvring of vehicles at all times thereafter, unless otherwise agreed in writing 
beforehand by the local planning authority.  Reason: To ensure appropriate levels of car 
parking are available at all times to serve the development, and to comply with Government 
guidance contained within the National Planning Policy Framework. 
 
Cycle Parking 
No building shall be occupied until cycle parking spaces to serve that building have been 
provided according to details that have been submitted to and agreed in writing by the Local 
Planning Authority. All cycle parking shall be retained unobstructed except for the parking of 
cycles at all times thereafter, unless otherwise agreed in writing beforehand by the local 
planning authority.  Reason: To ensure appropriate levels of cycle parking are available at all 
times to serve the development, and to comply with Government guidance contained within 
the National Planning Policy Framework. 
 
Drainage 
No development shall begin until a surface water drainage scheme for the site, based on 
sustainable drainage principles and an assessment of the hydrological and hydro-geological 
context of the development, has been submitted to and approved in writing by the local 
planning authority. The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed. The scheme shall also include: 
 

x Discharge Rates 
x Discharge Volumes 
x Maintenance and management of SUDS features  
x Sizing of features – attenuation volume 
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x Infiltration tests in accordance with BRE365 
x Detailed drainage layout with pipe numbers 
x SUDS Permeable Paving, Rainwater Harvesting 
x Network drainage calculations  
x Phasing plans 

 
Reason - To ensure satisfactory drainage of the site in the interests of public health, to avoid 
flooding of adjacent land and property and to comply with Government guidance contained 
within the National Planning Policy Framework. 
 
Framework Travel Plan 
Prior to occupation, a Framework Travel Plan meeting the requirements set out in the 
Oxfordshire County Council guidance document, “Transport for New Developments; 
Transport Assessments and Travel Plans” shall be submitted to and approved in writing by 
the Local Planning Authority.  If any building exceeds the thresholds set out in “Transport for 
New Developments; Transport Assessments and Travel Plans”, an individual Travel Plan will 
need to be submitted and approved by the Local Planning Authority not longer than three 
months after the occupation of these buildings.  Reason – to encourage occupiers to use 
sustainable modes of transport as much as possible in line with the NPPF 
 
Construction traffic management plan 
Prior to commencement of the development hereby approved, a Construction Traffic 
Management Plan (CTMP) shall be submitted to and approved in writing by the Local 
Planning Authority.  Thereafter, the approved Construction Traffic Management Plan shall be 
implemented and operated in accordance with the approved details.  Reason - In the 
interests of highway safety and the residential amenities of neighbouring occupiers. 
 
Detailed comments:  
 
Site access including provision for pedestrians and cyclists 
The application proposes to make use of an unaltered site access a short distance north of 
the roundabout junction of the Buckingham Road and Skimmingdish Lane.  I think it is likely 
that that from a congestion point of view, this access will be able to accommodate the 
additional vehicular traffic generated by the proposals, although see later comments about 
traffic generation figures.  However, on the basis that there will be additional traffic using the 
access and a need to make changes to accommodate pedestrians (at the moment there is 
no proper footway leading to the site entrance), the applicant is yet to demonstrate that the 
site access will operate safely. 
 
A revised site access design should be resubmitted showing that the necessary visibility 
splays for vehicles leaving the site can be provided.  Given that the speed limit on 
Buckingham Road is 50mph and the limited amount of building fronting directly onto the 
highway, the visibility splays will need to be calculated using DMRB and recorded vehicle 
speeds at the site access. 
 
As the Transport Statement (TS) points out, there is a reasonable level of provision for 
cyclists and pedestrians in the vicinity of the site – shared use footway/cycleways on the west 
side of Buckingham Road, on the south side of Skimmingdish Lane and for a short distance 
giving access into the Bure Park development on the south side of A4095 to the west.  
However, there is no safe and convenient way to gain access to any of these walking and 
cycling facilities.  This is because there is no footway/cycleway at or leading to the site 
access on Buckingham Road and there is no crossing to help people get across this very 
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busy road.  As such this proposal neither allows for safe and suitable access for all nor does 
it ensure that opportunities for sustainable transport modes have been taken up – despite the 
fact that the site is in a location close to a significant population which suggests walking and 
cycling should be realistic options for people to travel there. 
 
The provision of a crossing of Buckingham Road would double up as a way for people 
travelling to the site by bus to do so safely.  Together with this crossing, a footway leading 
to/from the southbound bus stop will ensure that using the bus to get to and from this 
development becomes not just a safer but also a much more attractive proposition – very 
much more in line with the intentions of the NPPF, specifically paragraphs 32 and 35. 
 
On site pedestrian and cycling provision 
There is no detail in the planning application to explain how, once on the site, pedestrians 
and cyclists can safely and conveniently get to their destination.  At the very least, some 
description is needed of what, if any, pedestrian and cycling facilities currently exist and how 
these may or may not be fit for purpose for the likely travel demands in the light of the NPPF 
requirement that opportunities to use sustainable modes of transport should be exploited.  
Clearly, there is an expectation that the majority of journeys to/from the site will be by car and 
therefore careful consideration is needed of how people walking and cycling on site will be 
made to feel safe and comfortable.  Also, what can be done, alongside the off-site 
improvements set out earlier, to encourage modal shift from car to non-car travel? 
 
No details of cycle parking are given in the application documentation.  Appropriate provision 
for staff and visitors, preferably in the form of covered Sheffield type stands spaced a 
minimum of 1m apart should be secured through the application of a planning condition if 
planning consent is granted. The council’s cycle parking standards can be found below: 
 

 
 
Traffic generation 
Confirmation is needed that the amount of additional floorspace proposed as part of this 
application is what is stated in the TS i.e 7,342 sqm (26,290 sqm compared to 18.948 sqm).  
This is compared to the application form that says 20,378 sqm of existing space is lost and 
there will be 20,378 sqm new space. 
 
Given the fact that this application is for change of use from sui generis MOD use to B1, B2 
and B8 uses (together with some new replacement buildings of a different use class to now), 
I am not satisfied that traffic surveys of the existing use can be used to predict how many 
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trips the site will generate in the future.  An acceptable methodology would be to apply trip 
rates from the TRICS database to the various different future uses of the site and then 
subtract the existing traffic generation. This would give the net increase in traffic generation 
which can be used to test the site access junction and other nearby junctions as necessary 
e.g. the Skimmingdish Lane/Buckingham Road roundabout (although which junctions will be 
tested should be agreed with the county council). 
 
Public transport 
The pair of bus stops close to the development site on Buckingham Road are served by the 
Oxford to Cambridge X5 which gives a half hourly service in each direction Monday to 
Saturday and a half hourly service for a large part of Sunday.  The 18 service is mentioned in 
the TS but this only gives one bus in each direction which is of very limited use for this 
development. 
 
The X5 service may be reasonably frequent but it will only be sufficiently attractive to 
encourage people in Bicester and Buckingham (and further afield) to travel to/from this site 
by bus if the bus stop and walking environment is good.  I have already set out why that isn’t 
the case at the present time and what is needed to make this application acceptable in 
planning terms. 
 
To further improve the attractiveness of travelling by bus to/from this site, the applicant will be 
required to provide funding for an additional enhancement to the public transport 
infrastructure – £10,102 towards a solar powered real time information display for the 
southbound bus stop (there is no mains electricity in the vicinity of the site). 
 
Drainage 
For the redevelopment of brownfield sites such as this one, in terms of surface water runoff 
rates, these sites should be designed to discharge at greenfield rates where feasible.  
However, as this site mainly entails the reuse of existing buildings this requirement does not 
appear practical. Therefore, it is suggested that the development should achieve a 5% - 10% 
betterment over the existing surface water runoff rates at the site. 
 
This could be achieved by the incorporation of SUDS into the development, for example, by 
treating water as a resource by harvesting rainwater for reuse.  Where practical, SUDS 
infiltration techniques such as permeable paving and soakaways should be used.  This may 
be more practical where buildings are being reconstructed and for new parking areas. 
 
We would therefore recommend the use of a planning condition to ensure that SUDS are 
incorporated into the site. 
 
Framework Travel Plan 
This is a large mixed use site which requires the development of a framework travel plan.  
This framework travel plan would act as an umbrella travel plan for the whole site and would 
set out the travel aspirations for the site. It would also provide a travel strategy for the site as 
new or existing buildings are repurposed and occupied.  
 
New and existing site occupiers will be expected to buy into this travel plan and to take on its 
travel targets. Some may be asked to develop their own travel plans if they are above travel 
plan thresholds – at this stage buildings 79, 108, 113 and 137 are above the threshold of B8 
floorspace where a full travel plan will be needed (3,000 sqm).  These thresholds are set out 
in the county council document Transport for New Development – Transport Assessments 
and Travel Plans. 
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Construction Travel management Plan (CTMP) 
A CTMP would be needed for this development, particularly given the traffic sensitive nature 
of the potential approach routes in and around Bicester.  The CTMP will need to incorporate 
the following in detail: 
 

x The CTMP must be appropriately titled, include the site and planning permission 
number.  

x Routing of construction traffic and delivery vehicles is required to be shown. This 
includes means of access into the site. 

x Details of and approval of any road closures needed during construction. 
x Details of and approval of any traffic management needed during construction. 
x Details of wheel cleaning/wash facilities – to prevent mud etc, in vehicle tyres/wheels, 

from migrating onto adjacent highway.  
x Details of appropriate signing, to accord with the necessary standards/requirements, 

for pedestrians during construction works, including any footpath diversions.  
x The erection and maintenance of security hoarding / scaffolding if required. 
x A regime to inspect and maintain all signing, barriers etc.  
x Contact details of the Project Manager and Site Supervisor responsible for on-site 

works to be provided.  
x The use of appropriately trained, qualified and certificated banksmen for guiding 

vehicles/unloading etc.  
x No unnecessary parking of site related vehicles (worker transport etc) in the vicinity – 

details of where these will be parked and occupiers transported to/from site to be 
submitted for consideration and approval.  Areas to be shown on a plan not less than 
1:500. 

x Layout plan of the site that shows structures, roads, site storage, compound, 
pedestrian routes etc. 

x A before-work commencement highway condition survey and agreement with a 
representative of the Highways Depot – contact 0845 310 1111. Final correspondence 
is required to be submitted.  

x Local residents to be kept informed of significant deliveries and liaised with through 
the project. Contact details for person to whom issues should be raised with in first 
instance to be provided and a record kept of these and subsequent resolution.  

x Any temporary access arrangements to be agreed with and approved by Highways 
Depot.  

x Details of times for construction traffic and delivery vehicles, which must be outside 
network peak and school peak hours. 

 
Officer’s Name: Craig Rossington                  
Officer’s Title: Senior Transport Planner                     
Date: 20 January 2017 
 

 



	
	
	
 
 

 

 

Appendix B – Traffic Generation Tables 



Building	No. Occupied Tenant	Name	 GFA	ft2 GFA	m2 Proposal	 Proposed	Land	Use GFA	m2 Diff	GFA	m2

82 P Robert	Glover	Ltd. 1,735 161
87 P Historic	Promotions 1,320 123 IN OUT IN OUT
93 P Pendine 2,222 206 Trips 22 1 5 19
96 P Classic	Oils 1,495 139 Trip	Rates 0.116 0.005 0.026 0.100
102 P Activate	Learning 1,724 160
111 P SWB	Motorsport 495 46 P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 46 0
133 P Auto	Wax	Works 807 75 P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 75 0
135 P The	Motor	Shed	Ltd. 1,711 159 P Workshop	(B2/B1c) 159 0 IN OUT IN OUT
136 P BMP	Blasters 1,302 121 P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 121 0 Trips 9 0 2 7
105-1 P Legends	Automotive 400 37
105-3 P Historit	Workshop 400 37
108 P Historit 32 3,004 P Storage	(B8) 5,330 2,326
137 P Historit 32 3,004 P Storage	(B8) 3,504 500
79-2 P Historit 32 3,004
113 P Bicester	Gliding	Club 13,500 5,346 P Storage	(B8) 5,346 0
116 P Bicester	Gliding	Club 1,755 163 P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 163 0
79-1 P Brooklands	Museum	Trust	Ltd. 10,000 929 P Storage	(B8) 3,555 2,626
89-1 P Retrotech 561 52
89-2 P Brightwells	 323 30

90-A1/D1 P The	British	Vintage	Motor	Group 4,095 380
90-A2 P Ryan	Edwards	Exhaust	Fabrications	Ltd. 1,425 132
90-C/D2 P Classic	Performance	Engineering 7,910 735
94-1 P Harry	Fraser	Upholstery 400 37
94-2 P Vintage	Magnetos 400 37
94-3 P Atalanta	 400 37
99-1 P Kingsbury	Racing 2,785 259
99-2 P The	Vintage	Car	Radiator	Co. 5,762 535
103 O P Overnight	Accommodation 153 153
109 O P Assembly/Leisure	(D2) 70 70
112 O P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 241 241
118 O P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 163 163
123 O P Offices	(B1) 530 530
129 O P Conference	(D2) 214 214
130 O P Workshop/Ancillary	Retail/Showroom	(B2/B1c/A1/Sui	Generis) 162 162
131 O P Workshop	(B2/B1c) 357 357

18,948 20,189 7,342

=	re-use	of	existing	development	buildings

AM PM

Existing;	Currently	Occupied	Units Proposed	(Inc.	Re-use	of	Buildings)
Existing

Proposed	Trips
AM PM

Buckingham	Road	TRIP	RATES


