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1. INTRODUCTION 

1.1 This Addendum to the original Planning, Heritage and Design Statement dated 

22nd March 2016 has been prepared by Pegasus Group on behalf of Dorchester 

Group (“the Applicant”) to support a full planning application (ref. 16/00263/F) in 

respect of Dorchester Phase 6 at Heyford Park for a development comprising: 

“Demolition of Buildings 485 and 488 and the erection of 

43 dwellings with associated parking, infrastructure, 

landscaping and public open space.” 

1.2 This Addendum should be read alongside the original Planning, Heritage and 

Design Statement and in conjunction with the documents and drawings submitted 

as part of the application. 
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2. DESCRIPTION OF AMENDMENTS TO PROPOSAL 

2.1 The proposed development to all intents and purposes is the same as that 

originally submitted to the Council in terms of dwellings numbers and the layout 

of the development.  A number of amendments have however been made to the 

design of the proposed development in light of the comments received from the 

Council’s Urban Designer.   

2.2 The proposed amendments include: 

 Chimneys added to the affordable properties so that they are 

indistinguishable from the open markets dwellings – added to Plots 

311/312 and 323/324/325; 

 Landscaping added around the substation to mitigate the visual impact of 

this building from within the proposed development; 

 Two additional visitor parking spaces1 have been provided alongside the 

rear garden of Plot 317; 

 A short section of wall with trellis along the top to provide better 

surveillance of the parking bays for Plots 329 and 330; 

 Additional street trees provided; 

 Provision of trees within the rear garden of Plot 307 at the head of the side 

street on Dorchester Phase 3; 

 Replacement of close-board fencing with a 1.8-metre high brick wall to the 

rear boundaries of Plots 318 and 336, behind the tandem parking for Plots 

323, 325 and 326, and behind the parking for Plots 327 and 328; and 

 Rear garden gates changed from close-boarded to match-boarded. 

2.3 In addition to the submission of this Addendum to the Planning, Heritage and 

Design Statement, the following documents and drawings are submitted for 

consideration: 

 Arboricultural Impact Assessment and Protection Plan, prepared by 

Pegasus Group, dated 9th May 2016 

                                           
1 Visitor parking provision to be considered in the context of over provision already provided on 

Dorchester Phases 3 and 4 and the ten visitor spaces provided on the Phase 5 Road application. 
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 Parking Matrix, Issue 3, prepared by Focus, dated October 2015 

 Section 106 Head of Terms, prepared by Pegasus, dated 24th May 2016 

 The following application drawings, prepared by Focus: 

Drawing Title:     Drawing Ref: 

Planning Layout                                     0521-PH6-102 Rev F 

Street Scenes                                        0521-PH6-103-1 Rev F 

Street Scenes                                        0521-PH6-103-2 

External Works Layout                             0521-PH6-104 Rev F 

Vehicle Tracking Layout                           0521-PH6-105 Rev G 

External Detailing                                    0521-PH6-106 Rev A 

Adoption Plan                                         0521-PH6-107 Rev F 

Materials Layout                                     0521-PH6-108 Rev F 

Garages                                                0521-PH6-109 Rev B 

Refuse Plan                                           0521-PH6-111 Rev F 

Detailed Planting Proposals 1 of 2             1619 A2 01 G 

Detailed Planting Proposals 2 of 2             1619 A2 02 G 

 A Housetype Booklet, Issue 4, prepared by Focus, comprising the following 

drawings: 

House Type: Plots:    Drawing Ref: 

AF1              329 & 330                         0521-PH6-600 

AF1               329 & 330                          0521-PH6-201 

AF2               323-325                             0521-PH6-602 Rev A 

AF2               310, 326, 327 & 328           0521-PH6-603 

AF3               311, 312, 334 & 335           0521-PH6-604 Rev A 

Type 1A        331                                   0521-PH6-605 

Type 2           309 & 343                          0521-PH6-606 

SP7A             338 & 340                          0521-PH6-607-A Rev A 

SP7B             339 & 341                          0521-PH6-607-B Rev A 

SP7A             338 & 340                          0521-PH6-608-A Rev A 

SP7B             339 & 341                          0521-PH6-608-B Rev A 

SP1-V2          317, 321, 333 & 336           0521-PH6-609 

SP1-V2          313, 322 & 342                   0521-PH6-610 

SP1-V1          301 & 307                         0521-PH6-611 Rev A 

Type 3D         318 & 332                          0521-PH6-612 Rev A 

Type 3D         319 & 337                          0521-PH6-613 Rev A 

Type 3D         318, 319, 332 & 337           0521-PH6-614 Rev A 

Type 4A         308, 314 & 315                   0521-PH6-615 Rev A 

Type 4A         316 & 320                          0521-PH6-616 Rev A 

Type 4A         314-316 & 320                    0521-PH6-617 Rev A 

SP6               302-306                             0521-PH6-618 Rev A 

SP6               302-306                             0521-PH6-619 Rev B 
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3. PLANNING CONSIDERATIONS 

3.1 This section addresses the main planning issues arising following the submission 

of the planning application and amendments to the scheme. 

3.2 The Applicant considers the main issues in this case to be as follows: 

1. Quantum of development 

 

2. Design 

 

3. Transport and road arrangements 

 
4. Drainage 

 
5. Demolition of Buildings 485 and 488 

3.3 Each issue is addressed separately below. 

Quantum of development 

3.4 The principle of residential development within the Dorchester Phase 6 area has 

already been established by the granting of outline planning permission 

10/01642/OUT with the majority of the area identified for residential development 

in the approved parameters plan, with the remainder identified for commercial 

Class B1 use and land required for infrastructure (for a park). 

3.5 Dorchester Phase 6 of the Heyford Park development was intended to originally 

comprise 18 residential units of the wider Heyford Park consent of 1,075 units, 

the retention and conversion of Building 485 to accommodate five 2-bed flats and 

the retention and conversion of Building 488 for 1,500 sqm of Class B1 

employment use.   

3.6 The full application now proposed however proposes the demolition of Buildings 

485 and 488 and the redevelopment of the site for solely residential purposes 

comprising 43 dwellings.  This application therefore represents a net increase of 

20 residential units over and above that originally envisaged for the application 

site but will no longer include any employment uses.  The reasoning for 

demolishing the existing buildings and proposing a purely residential scheme 

comes down to the feasibility of converting the existing buildings which is 

discussed in more detail between paragraphs 3.20 and 3.30 of this statement. 
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Design 

3.7 In response to the comments raised by the Council’s Urban Designer, the 

Applicant has reviewed the scheme with their Architect and has proposed a 

number of amendments as set out in paragraphs 2.1 and 2.2 of this statement.   

3.8 The proposed amendments however do not incorporate all of the suggestions 

raised by the Urban Designer.  The reasoning for this is set out below: 

 Proposed demolition – the loss of Buildings 485 and 488 has been deemed 

necessary due to the feasibility of their conversion as discussed between 

paragraphs 3.20 and 3.30 of this statement; 

 Distinction and legibility – the distinctive ‘rogue’ buildings suggested have 

not been included in this phase of the Heyford Park development on the 

basis that such buildings in the form of apartments will be provided on the 

Trident areas of the site.  Inclusion of such buildings would significantly 

increase the number of dwellings in this phase and be at odds with the 

design approach taken; 

 House types – the front elevation of House Type SP1-V2 has already been 

approved in the Dorchester Phase 4/5B and the Applicant is seeking to 

maintain a consistent approach; 

 Street Scenes – a number of Street Scenes have already been provided in 

the drawing package accompanying the application and are considered 

sufficient for the consideration and determination of the application; 

 Parking – tandem parking has already been approved elsewhere on the 

Heyford Park development and the Applicant is seeking to maintain a 

consistent approach; and 

 Parking surveillance – the House Types for Plots 338 and 340 are the 

same as those approved on the Dorchester Phase 4/5B and the Applicant 

is seeking to maintain a consistent approach. 

3.9 On balance, the Applicant is satisfied, the amendments proposed are a 

reasonable and proportionate response to the design concerns raised and the 

resulting residential development will respect the local landscape character and 

contribute to the surrounding built and natural environment.  The proposed 
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development will therefore continue to comply with the provisions of Policies 

ESD13 and ESD15 of the adopted Local Plan.  

Transport and Road Arrangements 

3.10 Prior to the submission of the planning application the Applicant agreed with 

Oxfordshire County Council that the scope of transport input to the application 

would only extend to access drawings and quantifying trip generation and impact 

of the proposed development.  This information was provided in the drawing 

package and Design and Access Statement (DAS), prepared by Focus, which 

accompanied the submission of the planning application. 

3.11 Section 4.1.2 of the DAS outlined that the trip rates for residential houses, flats 

and employment uses.  It identified that the consented use for Phase 6 under the 

outline planning permission would result in 49 two way trips in the AM peak 

period and 48 in the PM peak.  The residential development now proposed of 43 

units would however equate to 34 two way trips in each peak period, applying the 

residential house trip rate from the original outline application.  The proposed 

scheme therefore represents a net traffic impact of up to 15 fewer two way trips 

in each peak period.  A development of solely residential properties would 

therefore have a lesser impact on the highway network than the originally 

consented mixed residential and employment use of the area. 

3.12 Whilst with regard to Travel Plans, the proposed residential properties will fall 

within the overall Residential Travel Plan for the Heyford Park development and 

the proposed development will be guided by the aims of the plan.  The Applicant 

also anticipates that a Travel Information Pack will be prepared and provided to 

the initial occupiers of each of the proposed new dwellings.  

3.13 Finally, in respect of the comments raised by the County Council regarding road 

arrangements within the proposed development, the following pertinent points 

are to be noted: 

 The western north-south road was consented under the Phase 5 Road 

application (ref. 16/00264/F); 

 The eastern north-south road is currently being considered under a 

Section 38 resubmission; and 
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 Hardstanding will be provided around the visitor bays and is reflected in 

the revised drawing package submitted alongside this statement. 

3.14 Therefore, the above information adequately addresses the concerns raised by 

the County Council in respect of transport impact and road arrangements within 

the application site. 

Drainage 

3.15 Oxfordshire County has requested additional drainage information to be provided, 

namely a SUDS Management Plan and details of system performance.  

Accordingly, please find attached at Appendix 1 a note prepared by Woods 

Hardwick regarding the SUDS Management Regime and at Appendix 2 the 

microdrainage modelling calculation sheets. 

APPENDIX 1 – SUDS MANAGEMENT REGIME 

APPENDIX 2 – MICRODRAINAGE MODELLING CALCULATIONS 

3.16 The proposed SUDS Management Regime for Phase 6 defines the scope of 

inspections and maintenance that are to be carried out on surface water drainage 

elements such as pipes, manholes/catchpits, flow controls, storage crates, ponds, 

permeable paving and headwalls. 

3.17 The Drainage Consultant, Woods Hardwick, has also confirmed that the minimum 

and maximum backdrop values have been set to zero to allow the engineer to 

define heights of any backdrops within the network without any auto-design.  

This is important where there are minor backdrops on the existing areas of a 

drainage network.   

3.18 Furthermore, the approved Waterman Flood Risk Assessment (FRA) covering all 

of the Camp Road development and the approved FRA Compliance documents for 

the network surrounding Phase 6 do not require investigation of the 1 in 30 year 

results.  The Applicant is not seeking to change this principle, however on this 

occasion, in light of the request from the County Council, microdrainage 

calculations simulating a 1 in 30-year storm event are provided which 

demonstrate an acceptable situation.   

3.19 Accordingly, the information provided is sufficient to address and satisfy the 

concerns raised by the County Council in their consultation response. 
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Demolition of Buildings 485 and 488 

3.20 The proposed development involves the demolition of Buildings 485 (Former 

Barrack, Type ‘B’) and 488 (Former Lamplighter Inn / Dining Facility) which are 

identified within the Former RAF Upper Heyford Conservation Area Appraisal 

(CDC, April 2006) as being a ‘Non-Listed Building of Local Significance’. 

3.21 Consideration has been given to the retention of either Building 485 and/or 

Building 488 by their incorporation into the overall application site layout. 

However, this would have significant implications on the ability to deliver a 

comprehensive residential scheme, in a sustainable manner by making the most 

efficient use of the application site and that provides the proposed levels of 

affordable and market housing. 

3.22 The retention of Building 485 would result in its location towards the centre of the 

application site, surrounded on all sides by new build residential development, 

such that it would be isolated from any other buildings or features providing 

historic context to the Conservation Area or the former military architecture or 

use.  Furthermore, the provision of vehicle and pedestrian access to the building 

would necessarily reduce the available land to deliver residential properties. 

3.23 Building 488 is located to the south-east corner of the application site and 

presently occupies a considerable footprint.  The Outline Consent proposes the 

partial demolition of this building, involving the removal of the various single 

storey extensions (of varying height and age) and roof-top air conditioning plant 

to the north.  The retained element would be located on the south and eastern 

edge of the application site adjoining the access road.  Whilst located to the edge 

of the application site, Building 488 would also be isolated from any other 

buildings or features providing historic context to the Conservation Area or the 

former military architecture or use, being adjacent to new build residential 

development on all sides. Whilst its retention would not necessitate the provision 

of separate vehicle or pedestrian access, these being provided by the bordering 

access, its retention would also serve to reduce the available land to deliver the 

number of residential properties proposed.  

3.24 It is also worth noting that Buildings 485 and 488 are physically separated from 

each other, such that even were both buildings to be retained, any intervening 

residential development would preclude the interpretation of their historic context 

through inter-visibility. Accordingly, even were both buildings retained, they 
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would each still be isolated from other buildings or features to provide any 

historic context.  

3.25 Notwithstanding the above, consideration has been given the potential to reuse 

one or both buildings to mitigate the loss of available land within the application 

site to deliver the residential dwelling units proposed.  However, this would 

require considerable refurbishment works to bring them up to a modern standard 

(for example roof/wall insulation, electrical re-wiring, heating, double-glazing, etc 

and the associated works to strip out old/unused services) and considerable 

adaptation (for example structural and non-structural modifications to walls and 

potentially reinforcement of floors, as well as installing fire resistivity measures) 

to provide self-contained residential units. Such structural and non-structural 

alterations, would further affect any remaining features of these buildings both 

internally and externally. It is already noted that both buildings have already 

been adapted from their original 1930s military architecture with some loss of 

historic and architectural integrity, such that their heritage significance has 

already be degraded. 

3.26 With this respect it is worthy of note that in concluding the Lead Appeal 

(application ref. 08/00716/OUT), the Planning Inspector identifies that 

(paragraph 19.406, emphasis added) “Most of those [buildings within the New 

Settlement Area south of Camp Road] that make a positive contribution are 

of a form that is inflexible and/or could only be converted at a cost that 

is disproportionate to their importance or to the likely quality and 

versatility of the accommodation that would be provided. The costs of 

conversion would not be justified by the quality of the result. Overall the 

general character, appearance and disposition of the existing buildings 

would be very difficult to integrate within a new development of high 

quality design. Some buildings have been much altered.” Accordingly, the 

evidence provided “… convinces me [the Inspector] that demolition of these 

buildings is justified subject to an acceptable replacement development.” 

3.27 This conclusion was reached having considered, inter alia, the evidence of Oxford 

Archaeology prepared on behalf of the Appellant, North Oxfordshire Consortium 

Ltd, in respect of cultural heritage.  Within that specific reference is made to 

Buildings 485 and 488 where the following pertinent points are noted: 
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 Building 485 – studies have been undertaken to consider the suitability of 

the barrack block types for conversion to other residential use but these 

demonstrated difficulties for both flats and, especially, family housing; and 

 Building 488 – the building lies in the heart of proposed new residential 

development and has been spoiled by many poor additions and alterations 

and primarily provides large assembly spaces, which have no practical 

value for conversion to modern residential use.  It is not feasible to market 

this building for either flatted development or offices. 

3.28 The relevant extracts from the aforementioned Proof of Evidence are attached at 

Appendix 3. 

APPENDIX 3 – EXTRACTS FROM THE OXFORD ARCHAEOLOGY PROOF OF 

EVIDENCE 

3.29 More recently, a Viability Assessment has been prepared in the context of the 

current planning application and specifically considers the viability or otherwise of 

retaining and converting Buildings 485 and 488 within the application site.  The 

conclusion reached was that it is not viable to retain and convert either Building 

485 or 488 for residential use, or Building 488 for the permitted office use.  In 

each case, the conversion would yield a significant loss thereby leading to the 

judgement that it would not be viable to retain. 
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4. CONCLUSIONS 

4.1 The proposed development, following a formal consultation period and careful 

deliberation and refinement, remains consistent with the Strategic Allocation 

(Policy Villages 5) of the adopted Local Plan which anticipates the delivery of 

residential development at Heyford Park. 

4.2 Additional work has been carried out since the submission of the planning 

application in February 2016 principally around matters concerning drainage, 

design and viability.  This Addendum together with the revised application 

drawings and documents submitted justify the demolition of Buildings 485 and 

488 from both a heritage and a feasibility perspective, and continue to 

demonstrate how a sustainable and high quality development can be delivered.  

The proposed development will make a positive contribution to Heyford Park, 

conserving and enhancing the character of the area creating an attractive and 

legible residential development. 

4.3 It has therefore been demonstrated within this and preceding sections that the 

development proposals are suitable and appropriate within this land parcel and 

that there are no reasons why the development should be resisted to allow the 

timely delivery of housing including much needed affordable housing. 



Dorchester Group 
Dorchester Phase 6, Heyford Park, Camp Road, Upper Heyford 
Planning, Heritage and Design Statement Addendum 

 

 

 

24th May 2016 | RR | CIR.D.0341   

 

 
APPENDIX 1 

 
SUDS MANAGEMENT REGIME 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 



 

 

SuDS Maintenance Regime for 
Phase 6 off Camp Road, Upper Heyford 

April 2016 
 

Stormwater Maintenance Regime 

This Maintenance Regime defines the scope of inspections and maintenance that are to be 

carried out on surface water drainage elements such as pipes, manholes/catchpits, flow 

controls, storage crates, ponds, permeable paving and headwalls. 

This plan provides a methodology for maintaining the above and includes: 

- Guidance on the scope of inspection and maintenance requirements, including suitable 

personnel and frequency of inspections. 

- Guidance on recommended actions that arise from the inspections. 

 

Scope of Inspections and Maintenance 

- Type of Inspections 

During and following construction, regular inspections are required in order to assess 

their performance and to schedule any required maintenance. 

Inspections are divided into two categories: 

• Routine Inspections for Maintenance – which are to be carried out by any 

responsible person (with no professional engineering knowledge). 

• Engineering Inspections for Maintenance – which are to be carried out by 

professional/qualified civil engineering personnel. 



 

 

 

Item 

Routine Inspections Engineering Inspections  

Renewal & Replacement Works 

Inspection 

Min. 

Frequency 

 

Action 

Min. 

Frequency 

Inspections & Action over the life of the 

development 

Pipes / 

Manholes / 

Catchpits 

Inspect surface access points to underground 

storage crates, manholes and catchpits as 

well as the surrounding area. Particular 

attention should be paid to damage or 

blockage. 

To be visually inspected after heavy rainfall 

events to ensure they are free of debris and 

litter. 

6 monthly 

 

As required 

Clear accumulated sediment and debris 6 monthly 

All manholes/catchpits will require to be 

inspected externally and internally.  

External inspections will determine the overall 

condition of the access points, and should 

record deterioration of exposed concrete, 

access lids, restricted access due to overgrown 

vegetation/debris. 

 

Flow Control 

Device 

Inspect flow control devices for blockages, 

damage and general condition. 

To be visually inspected after heavy rainfall 

events to ensure they are free of debris and 

litter. 

6 monthly 

 

As required 

Clear accumulated sedimentation 
 

Repair/replace damaged pit covers and 
grates 

6 monthly 

 

As required 

Inspections will determine the overall condition 

of the flow control device to ensure it is working 

efficiently and effectively. 

 

Flow control to be replaced by a competent Contractor to 

the manufacturers specification 

Storage 

Crates 

Inspect storage crates via 

upstream/downstream manholes for 

silt/debris build-up and general condition. 

To be visually inspected after heavy rainfall 

events to ensure they are free of debris and 

litter. 

6 monthly 

 

As required 

Clear accumulated sedimentation via 
jetting & CCTV 

As required 

Inspections via inspection chambers/accesses 

and upstream/downstream manholes will 

determine the overall condition of the storage 

crates to ensure they are free from silt/debris 

build-up and should record any 

defects/deterioration. 

 

50 year design life 

Crates to be replaced by a competent Contractor to the 

manufacturers specification 

 

Ponds / 

Swales 

Inspect swale and ponds for level of silt build-

up, general litter/debris build-up and erosion 

or damaged areas 

 

To be visually inspected after heavy rainfall 

events to ensure they are free of debris and 

litter. 

6 monthly 

 

As required 

 

Clear accumulated sedimentation 

Clear accumulated debris 

Grass cutting and vegetation 
management 
 

Repair areas of erosion, other damage 
or re-seeding/re-turfing 

6 monthly 

Monthly 

Monthly to 
start then as 
required 

As required 

Inspections will determine the overall condition 

of the ponds and swales to ensure they are free 

from silt/debris build-up, restricted access/flow 

due to overgrown vegetation/debris and should 

record any deterioration/erosion 

 

 

Re-building of embankments due to erosion with suitable 

material 

Headwalls 

Inspect headwalls & flap valves for signs of 

deterioration (scouring), blockage or damage. 

To be visually inspected after heavy rainfall 

events to ensure they are free of debris and 

litter. 

6 monthly 

 

As required 

Repair/replace damaged flap valves 
 

Clear vegetation/debris from outlet 
pipe/flap valve 

As required 

 

6 monthly 

Inspections will determine the overall condition 

of the headwalls & flap valves and should record 

deterioration of exposed concrete, evidence of 

exposed reinforcement or concrete staining due 

to deteriorating reinforcement below the surface, 

damage to flap valves and restricted access/flow 

due to overgrown vegetation/debris. 

 

 

Permeable 

Pavement 

Inspect catchpit/silt traps for  silt build-up, 

blockages, damage and general condition 

 

To be visually inspected after heavy rainfall 

events to ensure organic matter hasn’t 

settled on the surface. 

6 monthly 

 

As required 

Surface to be brushed/vacuumed to 

prevent vegetation from growing in the 

joints. 

 

Outfall and catchpit/silt traps to be 

inspected and cleared of sedimentation 

 

Weeding of joints through use of 

approved weed killers 

6 monthly 

(Spring & 

Autumn) 

6 monthly 

As required 
when weeds 
are actively 
growing 

Inspections will determine the overall condition 

of the permeable pavement and associated 

catchpit/silt traps to ensure they are free from silt 

build-up and it is working efficiently and 

effectively. 

When water starts to run-off the pavement: 

- Remove a suitable block along the perimeter or one with 

a larger joint width surround it to 

- Remove the remaining blocks and stack neatly nearby 

- Remove the laying course and aggregate onto suitable 

membranes to be stockpiled 

- Wash the aggregate and/or replace if necessary 

- Relay the aggregate, laying course and block paving to 

the manufacturers specification 
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APPENDIX 2 

 
MICRODRAINAGE MODELLING CALCULATIONS 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



















Dorchester Group 
Dorchester Phase 6, Heyford Park, Camp Road, Upper Heyford 
Planning, Heritage and Design Statement Addendum 

 

 

 

24th May 2016 | RR | CIR.D.0341   

 

 
APPENDIX 3 

 
EXTRACTS FROM THE OXFORD ARCHAEOLOGY PROOF OF 

EVIDENCE 

 
 

 
 

 
 

 










