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	APPLICATION FOR PLANNING PERMISSION

PLANNING POLICY CONSULTATION RESPONSE

	
	


	Planning Application No.
	15/01012/OUT


	Address / Location 
	Land north east of Skimmingdish Lane



	Proposal


	Development of up to 48,308 sq metres of employment floorspace (Class B1c, B2, B8 and ancillary B1a uses) the siting of buildings to the south of the site, servicing and circulation areas, vehicular and pedestrian access from Skimmingdish Lane and landscaping. 


	Site Details
	The application site is located on the north eastern edge of Bicester and is currently mainly in agricultural use.  Skimmingdish Lane (A4421) is on the site’s south western boundary and there is residential development to the south of Skimmingdish Lane.   A scheduled ancient monument and locally listed buildings are located immediately to the north of the site.  The former RAF Bicester Conservation Area is located to the north and west of the site.  There are public rights of way running through the site and areas of potential contamination.  To the south and east is a watercourse and open countryside.  The application site is located mainly in flood zone 1.  There is a BAP priority habitat located on the northern part of the site. 


	General Comments
	The application site is on land allocated for employment development in the adopted Local Plan 2011-2031.  


	Main Development Plan Policies
	On the 20 July 2015 the Council adopted the Local Plan 2011-2031 - Part 1.  The Local Plan replaces a number of the saved policies of the 1996 adopted Cherwell Local Plan.  These are set out in Appendix 7 of the Local Plan 2011-2031. 

The policies in the Local Plan 2011-2031 and the saved policies of the 1996 Local Plan most pertinent to this planning application are set out below.  

Local Plan 2011- 2031 - Part 1 (July 2015)

PSD1 Presumption in favour of Sustainable Development

SLE1 Employment Development 
SLE 4 Improved Transport and Connections
Policy ESD 1 Climate Change Mitigation and Adaptation 

Policy ESD 2 Energy Hierarchy 

Policy ESD 3 Sustainable Construction 

Policy ESD 4 Decentralised Energy Systems 

Policy ESD 5 Renewable Energy 

Policy ESD 6 Sustainable Flood Risk Management 

Policy ESD 7 Sustainable Drainage Systems 

Policy ESD 8 Water Resources 

Policy ESD 10 Protection & Enhancement of Biodiversity & the Natural Environment 

Policy ESD 13 Local Landscape Protection and Enhancement 

Policy ESD 15 The Character of the Built and Historic Environment  

Policy Bicester 8 RAF Bicester

Policy Bicester 11 Employment land at north east Bicester
Local Plan 1996 - Saved Policies (policies not replaced by Local Plan 2011-2031)

TR1 Transport
TR7 Development attracting traffic on minor roads  
TR10 Heavy Goods Vehicles  

C23 Conservation Areas
C25 Scheduled ancient monuments 

C31 Compatibility of proposals in residential areas


	NPPF


	The main paragraphs of the NPPF which apply are as follows:  

Paragraph 14 - the ‘presumption in favour of sustainable development’.

Paragraph 17 (as follows): 

- proactively drive and support sustainable economic development to deliver the……. infrastructure and thriving local places that the country needs.

- take account of the different roles and character of different areas…..recognising the intrinsic character and beauty of the countryside and supporting thriving rural communities within it;

- always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings;

- contribute to conserving and enhancing the natural environment and reducing pollution.  

-…….and encourage multiple benefits from the use of land in urban and rural areas, recognising that some open land can perform many functions (such as for wildlife, recreation, flood risk mitigation, carbon storage, or food production);

-  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;

Paragraph 19 which states ‘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’.

Paragraphs 128 to 136 of the NPPF regarding Conserving and Enhancing the Historic Environment. 


	PPG


	The paragraphs of the PPG most pertinent to this application from a Local Plan perspective are those concerning;  the preservation and enhancement of the historic environment,  viability,  natural environment,  climate change,  design,  health and well-being,  transport and travel plans.


	Non-Statutory Cherwell Local Plan 2011


	Whilst some policies within the Non-Statutory Local Plan may remain material, others have in effect been superseded by those of the Local Plan 2011 – 2031 – Part 1.  The Planning Policy Team should be contacted on 01295 227985 if advice is required on individual policies.  For this application there are considered to be no policies which are material.     



	Other Material Policy Considerations

	RAF Bicester Planning Brief (2009).

	Overall Policy Observations
	The Local Plan (Policy SLE1 and site specific policies) identifies new strategic sites at Bicester for employment generating development.  Policy SLE1 states that employment development on new sites allocated in the Plan will be the type of employment development specified within each site policy in Section C.  Other types of employment development (B Use class) will be considered in conjunction with uses set out if it makes the site viable. 

The application site is on land allocated for mixed use employment in the Local Plan 2011-2031 (shown on Bicester Policies Map 5.2 and Inset Map Bicester 11).  The policy which relates to the allocation is policy Bicester 11 (Employment land at North East Bicester).  The site has a critical role to play in the delivery new employment development to support the growth in housing and to reduce out commuting at Bicester. 
Policy Bicester 11 sets out a number of policy requirements and key site specific design and place shaping principles against which the planning application should be considered.  The proposals should also be considered against other policies in the Local Plan 2031 including policies ESD10, ESD13 and ESD15 in order to determine any unacceptable impacts on the historic or natural environment. Without compromising necessary operational and market requirements, in line with the NPPF and Local Plan 2031, a high quality design should be sought.   There should also be appropriate compliance with policies relating to climate change and sustainable transport. 
There is a difference between the site boundary provided for the planning application and the site boundary for policy Bicester 11 in the Local Plan 2031 with the north eastern boundary located slightly further north than the boundary in the Local Plan and the application site omitting land in the south and east of the allocation. The application site therefore includes a small area of land (countryside) outside the allocation to the north which includes a small part of the former RAF Bicester Conservation Area.  The actual boundary difference is considered immaterial.  The application provides a landscape buffer, including planting, with no built development proposed outside the site allocation boundary in the Local Plan.  Consideration of impact on and harm to the significance of RAF Bicester Conservation Area, the scheduled ancient monument and locally listed buildings is required.  However, importantly, the principle of mixed use employment development in this location has been examined and established through the Local Plan process and it is unlikely that any harm will be substantial from the proposals.  The public benefit of delivering sustainable and viable employment development on this site is likely to outweigh any harm.       

In planning policy terms it will not be necessary for an application to cover the land currently allocated in the Local Plan to its full extent to the south east (not included within the application site boundary) as long as the application does not significantly compromise the delivery of policy objectives.  In any case this part of the site is at a higher risk of flooding. 
The proposals are overall consistent with Policy Bicester 11 with the application proposing a mix of employment uses and floorspace in line with the Local Plan employment trajectory.  The proposals will lead to the creation of jobs and economic growth which are key requirements of the NPPF and the Local Plan.  The applicant explains that just over 1,000 jobs will be created which is consistent with the figure of approximately 1,000 in policy Bicester 11.  A mixed B use class employment proposal even with the majority of the scheme proposed for B8 uses (storage and distribution) would be expected to create approximately this number of jobs on a site of this size.  The proposals would deliver one of the strategic employment sites in the Local Plan which is important for Bicester and will contribute to delivering the Local Plan strategy. 


	Policy Recommendation
	The proposals are supported from a planning policy point of view and subject to detailed consideration it is recommended that proposals are approved.  




H:\Skimmingdish Lane 15-01012-out.doc

