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	APPLICATION FOR PLANNING PERMISSION

PLANNING POLICY CONSULTATION RESPONSE

	
	


	Planning Application No.
	14/02025/HYBRID

	Address / Location 
	OS Parcel 1570 adjoining and west of Chilgrove Drive and adjoining  north of Camp Road, Upper Heyford.


	Proposal


	The proposal is for the erection of 22,000 sq metres of B1, B2 and B8 floorspace providing office, training school, manufacturing, storage and distribution. 


	Site Details
	The application site is a greenfield site in the countryside near to the former RAF Upper Heyford airbase. 


	General Comments
	EP Barrus is currently located in Bicester and at the former airbase at Upper Heyford and plans to relocate and expand at the application site.  The company imports and distributes tools and machinery.  


	Main Development Plan Policies 
	Policy EMP1 of the adopted Local Plan 1996 (saved policies) states that employment generating development will be permitted on the sites shown on the proposals map, subject to other policies in the Plan.  The application site is not identified for employment development in the adopted Local Plan.  
Policy EMP4 of the adopted Local Plan states that proposals for employment generating development will normally be permitted within an existing acceptable employment site, for the conversion of an existing buildings or within or adjoining settlements, for a minor extension to an existing acceptable site.  

Adopted Local Plan Policy C8 states sporadic development in the open countryside will generally be resisted and paragraph 9.12 states that sporadic development in the open countryside must be resisted if its attractive, open and rural nature is to be maintained.  Paragraph 9.13 states that Policy C8 will apply to all new development proposals beyond the built up limits of settlements.  Paragraph 9.13 explains that there is increasing pressure for development for in the open countryside and the Council will resist such pressures and where practicable direct development to suitable sites at Banbury and Bicester. 
Policy C10 relates to historic landscapes, parks and gardens and historic battlefields.  These are shown on Map A on page 109 of the Local Plan.  Policy C11 relates to Rousham Park and Map B, on page 110, shows the Rousham Conservation Area.  Paragraphs 9.22 and 9.23 provide further information.  
Other main adopted Local Plan policies which will apply include policies C7, C9, C20, C25 and policies relating to design.  
Saved Policy H2 of the Oxfordshire Structure Plan 2016 states that about 1,000 (gross) dwellings should be provided at the former RAF Upper Heyford Airbase (as enabling development for conservation and environmental improvements).  


	NPPF


	Paragraph 14 of the NPPF sets out a presumption in favour of sustainable development.
Paragraph 17 states that planning should:
- proactively drive and support sustainable economic development to deliver the homes, business and industrial units, infrastructure and thriving local places that the country needs. Every effort should be made objectively to identify and then meet the housing, business and other development needs of an area, and respond positively to wider opportunities for growth.
- contribute to conserving and enhancing the natural environment and reducing pollution. Allocations of land for development should prefer land of lesser environmental value, where consistent with other policies in this Framework;

- encourage the effective use of land by reusing land that has been

previously developed (brownfield land), provided that it is not of high

environmental value;

- conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations;

- 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 or can be made sustainable; and

Paragraph 19 states that the Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth. Planning should operate to encourage and not act as an impediment to sustainable growth.  Therefore significant weight should be placed on the need to support economic growth through the planning system. 

Paragraph 28 states that Planning policies should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development. To promote a strong rural economy, local and neighbourhood plans should:

support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well designed new buildings;

Paragraph 34 states that Plans and decisions should ensure developments that generate significant movement are located where the need to travel will be minimised and the use of sustainable transport modes can be maximised.
Other parts of the NPPF will also apply such as those relating to transport, environmental impacts, the historic environment and design.     



	NPPG

	The NPPG should be considered particularly with regard to guidance on landscape, conserving and enhancing the historic environment, transport and design. 


	Non-Statutory Cherwell Local Plan 2011
	Whilst some policies within the Non-Statutory Plan may remain material, other strategic policies have in effect been superseded by those of the Submission Local Plan.  Policy SLE1 will supersede employment Policies EMP 1 to 5.    Policies UH1 to 5 are now out of date and will be superseded by Policy Villages 5.  
Policy EN48 relates to historic landscapes: Parks, Gardens and Battlefields. Paragraph 9.138 refers to Rousham being on the English Heritage Register. Policy EN49, paragraphs 9.144 to 9.146 and Inset Map 38 relate to Rousham Park.  
Policies EN1, EN30, EN31, EN34, EN39, EN40, EN44, EN47 are other main policies which should be considered.  Policies relating to design should also be considered.


	Submission Local Plan 2011-2031 (January 2014) As Proposed To Be Modified 
	A new Local Plan was submitted to the Secretary of State in October 2014 for Examination.  Hearings took place in December 2014 and the Inspector’s report is expected in the spring of 2015.  There are outstanding objections to some policies which have yet to be resolved. A schedule of hearing minor modifications was submitted by the Council on 6th February as requested by the Inspector. A number of related documents were also submitted.  These are available on the Council’s website on the Local Plan examination webpage.  
The site lies within an area of countryside.  The main polices which would apply include; Policy SLE1, SLE4, ESD1 to 8, ESD10, ESD13, ESD16, ESD18 and Policy Villages 5.  The requirements of Policy ESD16 would need to be complied with for this application.
Paragraph B.1 of the Submission Local Plan states that the Plan aims to support sustainable economic growth in the District and paragraph B.8 states that the Council will support limited new employment in the rural areas.  Paragraph B.36 states that the Council will support existing businesses and will seek to ensure their operational activity is not compromised wherever possible.  Paragraph B.40 explains that very careful consideration should be given to locating employment and housing in close proximity.  
The Local Plan (Policy SLE1) does not identify the application site for employment development.  The Council will be considering the identification of non-strategic sites through the production of Local Part 2.  Policy SLE1 states that employment sites should be retained for employment use unless certain criteria are met.

In terms of development in the rural areas, Policy SLE1 states that unless exceptional circumstances are demonstrated, employment development in the rural areas should be located within or on the edge of those villages in Category A.  New employment proposals within rural areas on non-allocated sites will be supported if they meet a number of criteria which are listed in the policy.   

Policy SLE1 states with the potential for increased travel by private car by workers and other environmental impacts justification for employment development on new sites in the rural areas will need to be provided.  This should include an applicant demonstrating a need for and benefits of employment in the particular location proposed and explaining why the proposed development should not be located at the towns, close to the proposed labour supply. 

Paragraph C.258 sets out how the former airbase is allocated in this Local Plan as a means of securing the delivery of a lasting arrangement on this exceptional large scale brownfield site, whilst additional greenfield land is now allocated in the context of meeting the full objectively assessed housing needs of the District by realising the opportunities presented by the development of a new settlement.  

Paragraph C.259 states that a comprehensive approach will be required and it will be necessary to demonstrate how the additional land identified can be satisfactorily integrated with the approved development.  The additional land will not be permitted to be developed independently of the main development and infrastructure contributions will be expected for the wider scheme. 

Policy Villages 5 of the Submission Local Plan, which will replace Policy H2, sets out that the site will provide for a settlement of approximately 1,600 dwellings (in addition to the 761 (net) already permitted) infrastructure and associated uses, enabling environmental improvements and the heritage interest of the site as a military base with Cold War associations to be conserved, compatible with achieving a satisfactory living environment. A comprehensive integrated approach will be expected.  The policy also states that additional employment opportunities should be accommodated primarily within existing buildings within the overall site where appropriate or on limited greenfield land to the south of Camp Road.  The former airbase has been designated as a conservation area.
The application site is outside the development area defined by Policy Villages 5.



	Other policy material considerations 
	A Statement of Common Ground was produced between Cherwell District Council and the Dorchester Group for the Local Plan hearings which is available on the examination page on the Council’s website.  This explains, amongst other matters, the approach to development at the airbase that is envisaged. 

	Overall Policy Observations
	Proposals are in the open countryside and therefore contrary to policies for the protection of the countryside and landscape.  The proposals would result in a loss of countryside and natural resources. 
The former airbase is a conservation area, Rousham Park (grade 1 listed) is located nearby and the Rousham, Lower Heyford and Upper Heyford Conservation Area adjoins the former airbase.  There are a number of scheduled ancient monuments, listed buildings and non-designated assets of national importance on the former airbase, as well as other unlisted buildings that make a positive contribution to the character or appearance of the conservation area at the former airbase.  The proposals will need to be considered against the policies set out above which relate the historic environment in addition to the impact on the countryside and the loss of natural resources.
The proposal is inconsistent with employment policies in the adopted Local Plan. The Submission Local Plan seeks to direct new employment development to the towns and limited development to the more sustainable villages in Cherwell District.  The Local Plan identifies the former airbase at Upper Heyford as a location for new employment uses. 
Despite the application site being located very close to the former airbase, the main policies which apply in the Submission Local Plan are Policy SLE1 and Policy ESD13 due to the applications location outside the development area identified at Upper Heyford (see Policy Villages 5 Inset Map).  

The Local Plan (Policy SLE1) states that employment development in the rural areas should be on the edge of Category A villages unless exceptional circumstances can be demonstrated.   The proposals are therefore contrary to the policy, however recognising that the application site is very close to the developing Former RAF Upper Heyford settlement where there are existing and planned services and facilities, including a primary and secondary school and shops.  There are also existing occupied and proposed dwellings (over 2,000) and planned employment.   A key aim of the Local Plan is to secure economic growth.  This application would assist in achieving this, securing job opportunities for new and existing residents as the Local Plan in general seeks to do.  Policy Villages 5 however aims to focus development at the Former RAF Upper Heyford within existing buildings. 
Exceptional circumstances may exist in relation to the operation or circumstances of the company but this would need to be demonstrated.  It is noted that the application provides for a mix of employment uses, including manufacturing and research and development, which is consistent with the Submission Local Plan.   
Policy SLE1 also requires that sufficient justification is provided to demonstrate why development should be located in the rural area on a non-allocated site as opposed to being located at the towns.  It not appear that there has been a comprehensive exploration of alternative sites in the towns or of sites within the boundary of the airbase (as defined by Policy Villages 5 - Inset Map) where previously developed land may be available for employment uses.  The development of land outside the development area defined by Policy Villages 5 would be contrary to delivering a comprehensive, planned and integrated approach at the airbase.  In terms of alternative sites in the towns, there are existing vacant sites and a considerable amount and range of employment land allocated in the Submission Local Plan at Banbury and Bicester.  
Policy SLE1 also requires proposals normally to be small scale.  The proposals are not considered small scale, but this should be considered in the context of the particular constraints and surroundings in this particular case.  Proposals should also be considered against requirements of Policy SLE1 in relation to design and potential impacts, particularly in relation to the historic environment at and around the former airbase and impacts on the countryside and landscape.  Traffic generation from operations and employees should also be considered.  
There is an area of countryside currently used for agriculture to the west of the application site in-between the site and existing dwellings at the airbase.  The application site could be considered on the edge of the existing settlement but even so the application proposals would be separated and isolated from the main built form of the settlement to the west.  This land to the west is however identified under Policy Villages 5 as an area of future development (see Policy Villages 5 Inset Map).  Locating new employment development close to new housing is, in principle, sustainable, providing the opportunity for jobs for residents and reducing the need to travel.  It will need to be considered as to whether there would be any adverse effects on the amenity of planned residential properties.   As mentioned above the development of land outside the development area defined by Policy Villages 5 would be contrary to delivering a comprehensive planned and integrated approach at the airbase. 
Policy Villages 5 sets out that a comprehensive integrated approach will be expected at the former airbase.  The SOCG states that there should be a sequential approach to development, a Masterplan produced and states that identified greenfield land outside the airbase should not be brought forward until a comprehensive scheme and delivery plan for the entire Local Plan allocation has been secured.  Granting planning permission for proposals separately on greenfield land within the site boundary in advance of a Masterplan for the site is therefore likely to be contrary to this approach.  Despite being outside the development area defined by Policy Villages 5, even if it was deemed that there was satisfactory compliance with other policies and other material considerations, similar considerations should apply to the application site as it very close to the airbase to ensure a consistent approach to applications at and very close to the airbase.  It may be necessary for conditions to be applied to any planning permissions.  The Council has yet to receive the Inspector’s report on the Submission Local Plan, which may lead to alterations to the Plan.   
Overall the proposals are consistent with the aims of the Submission Local Plan in terms of securing economic growth, however proposals may have unacceptable impacts and are contrary to local planning policies in the adopted and Submission Local Plan.    
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