





provided as part of the adjoining site. Clearly the developer of the adjoining site
cannot be left to face the full costs of mitigating the impact of the entire allocated site
and so some negotiations would have to take place to ensure that the infrastructure
required is reasonable in the circumstances. Discussions with the County Council are
ongoing at present to try to understand their position more clearly in terms of the cost
and land implications for the development across the allocated site but | would
encourage you to enter into discussions with the proposed developer of the adjoining
land to assist in this process. Provision of a financial contribution towards extending
the adjacent local cemetery may be required as set out in the emerging site
allocation policy as the restriction on pooled contributions by the CIL regulations does
not preclude this specific requirement which has not been the beneficiary of
developer contributions to date.

Site Facilities

In addition to a new primary school and possible expansion of the neighbouring
secondary school, other infrastructure would need to be provided on the site too. This
would include community facilities and play space, allotments and sports provision.
Land for the allotments together with their laying out and initial maintenance is likely
to fall within the proposed development on the adjoining site as there is little space
available on this smaller parcel of the wider site allocation. A financial contribution
would however need to be made towards the provision and maintenance of this
facility by S106 as it is an impact of direct consequence of the proposed
development.

Land within the site for both informal and formal play spaces would need to be
secured by S106 and the associated facilities land out in full as part of the
development before the ownership of the land is transferred to either the parish or
district council to maintain as a public resource. Developments of larger sites should
include provision of at least a community hall though this is shown as part of the
proposed masterplan at the adjoining site. Given that this neighbouring development
is large enough by itself to justify a community hall | do not have any concerns about
equitable provision of this need for on-site infrastructure to ensure a sustainable
community. However, a financial contribution may be required towards maintenance
and events at this new community hall to mitigate the likely impact of the population
in the new housing proposed on your site.

Public artwork would be expected throughout the site in a manner and scale
proportionate to the proposed development however details of this could be left to
condition. At least some of the public art ought to have a functional purpose rather
than contribute solely to visual amenity with much of it perhaps best located within
the greenspaces or on prominent corners within the residential areas.

Urban Design/Layout
Whilst the submitted masterplan is indicative and only shows broad areas for new

housing, play areas, greenspace and sustainable drainage systems, | have a number
of general comments on it. In doing so | have had particular reference to emerging
policies Banbury 17 and ESD16 of the SLP as well as adopted policies C14, C15,
C28, C30 and C31.

First, | note that in accordance with the emerging policy Banbury 17, an undeveloped
gap is shown to be retained to the south and east of the site so as to try to prevent
urban sprawl of Banbury coalescing with Bodicote which could have a significant
effect on its setting and village character. It therefore seems sensible to me that the
maijority of the more formal play areas be located in this gap including the land for the
additional cricket pitch, ownership and maintenance of which would of course need to




be transferred over to the appropriate body by legal agreement.

| have some concerns that the current indicative site layout shows much of the
greenspace and local play areas on the fringes of the housing areas rather than
being better integrated within it so as to make it more easily accessible and provide
relief to future streetscenes. Similarly, and as suggested by the Council’s landscape
officers, the SuDS attenuation pond should really be better integrated into the built
development by incorporating a series of retention ponds and open swales within
green areas that are both visually and practically more effective than what essentially
amounts to one large lake.

It is also apparent from the indicative masterplan that the proposed built development
would project rather too close to Salt Way which is an important local heritage asset
which should be safeguarded as an informal rural footpath. Development in such
close proximity to it would inevitably urbanise its apparent setting both from the
physical impact of the buildings as well as associated light/noise spillage etc
particularly when taken together with the proximity of existing housing to the north. A
far more generous green buffer should be provided which, as set out in emerging
policy Banbury 17, should be approximately 20m wide. Any interventions into this
buffer should be informal in nature to respect the setting of the footpath.

| also note that a relatively significant soft landscaped buffer is proposed along the
western boundary of the site which might have been appropriate if the site was to be
considered in isolation but might in fact deter it from achieving a more cohesive
integrated overall urban extension to Banbury. | would advise that this approach be
reconsidered slightly by, in part, including greater pedestrian/cycle links through to
the larger western parcel of the allocated site. All links (pedestrian/cycle/vehicular)
between the two land parcels may need to be secured by a legal agreement to bind
both parties to an overall masterplan before a development on either site can be
approved with the security that they will be delivered appropriately. '

Mix of Housing/Affordable Housing

A development of this size would require 30% affordable housing provision on the
site to be secured at outline application stage by S106 which should include a tenure
split of 30% intermediate housing and 70% affordable or social rented dwellings.
Affordable housing should not be clustered within the site and, externally at least,
should be indistinguishable from market housing. This should encourage integration
of the affordable housing into the open market units. Consideration should be given
as to whether self-build housing could be incorporated into the scheme perhaps, in

part, in lieu of affordable housing.

There should be a mix of house types provided in order to cater for demand for
affordable housing in the District and those needing to access low cost home
ownership. A mix akin to the following for the affordable units would seem suitable
based on information from the Council’s affordable housing register:

20% 1b2p Maisonettes
50% 2b4p houses
20% 3b5p houses

5% 4b5p houses

2% 1b2p bungalows
3% 2b3p bungalows

The RP taking on the affordable housing should be agreed with the Council
beforehand and | would encourage the applicant/developer to engage with the




Investment and Growth Team at the earliest opportunity regarding this matter.

It is advisable that there is smaller accommodation in the open market housing to
cater for first time buyers and downsizers and in this respect regard should be had to
emerging policy BSC4 and the SHMA's conclusions of housing type need.

Landscape Impact _
Policy C7 of the adopted Local Plan seeks the protection of landscape character
which is supported by policy C28 which requires development proposals to respect
its landscape context. In order to meet identified housing need projections further
releases of greenfield land are required and emerging policies ESD15 and Banbury
17 affirm this. It is inevitable that the proposals will result in harm to the countryside
simply as a result of the physical loss of it. Whilst the site is not particularly
prominent in long distance views due to its topography, it will nonetheless be visible
within the landscape and furthermore result in loss of workable agricultural land. A
landscape and visual impact assessment should be carried out to assess the
proposals and should accompany a planning application. Whilst environmental harm
is likely to occur to some degree as a result of the proposed loss of countryside, this
impact could in part be mitigated through the sensitive design, layout and
landscaping of the development such that this harm may be outweighed by wider
economic and social benefits from the new development.

Implications for Heritage Assets

Preserving features of heritage significance is an integral part of sustainable
development as they represent irreplaceable resources. Any harm to heritage assets
needs to be clearly outweighed by public benefits as set out in the NPPF and there is
a statutory duty on the Council to consider the desirability of preserving the special
character of conservation areas. Given the generous distance between the site and
the boundaries of the Bodicote Conservation Area as well as listed buildings, it is
unlikely that the development would have a substantial impact on their setting. A
case could therefore be made that any harm caused would be outweighed by the
significant benefits to the local community as a result of the proposed new
development. Any application should however be accompanied by a heritage
assessment to better enable consideration of this by the Council. Prior to
determination of any planning application, archaeological field evaluations will.be
necessary to determine the nature and location of potential deposits of significance
and, where necessary, a programme of archaeological mitigation so that that they
can be preserved in situ. The County Council’s archaeologist could provide a brief to

work to.

Sustainable Energy Generation

Emerging policy ESD5 of the SLP requires all residential developments of 100
dwellings or more to submit a feasibility assessment detailing the potential for
significant on site renewable energy generation. Similarly emerging policy ESD4 of
the SLP encourages all new residential developments of 100 or more dwellings to be
served by decentralised energy systems in the form of District Heating or CHP. A
feasibility assessment should be submitted justifying the approach in this respect.
Further to this, all residential development should be designed to achieve zero
carbon. An Energy Statement should be submitted as part of an outline application
detailing in broad terms how the final proposed development would achieve these

policy objectives.

Ecology _
Net loss of biodiversity is likely to be resisted in accordance with national policy in the

NPPF. A full phase 1 habitat survey would be required to be undertaken as well as






