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DISTRICT COUNCIL
NORTH OXFORDSHIRE

Committee: Planning Committee

Date: Thursday 12 March 2020

Time: 4.00 pm

Venue Bodicote House, Bodicote, Banbury, OX15 4AA
Membership

Councillor James Macnamara Councillor Maurice Billington (Vice-Chairman)
(Chairman)

Councillor Andrew Beere Councillor Hugo Brown
Councillor Phil Chapman Councillor Colin Clarke
Councillor Conrad Copeland Councillor lan Corkin
Councillor Chris Heath Councillor Simon Holland
Councillor David Hughes Councillor Mike Kerford-Byrnes
Councillor Cassi Perry Councillor Lynn Pratt
Councillor George Reynolds Councillor Barry Richards
Councillor Les Sibley Councillor Katherine Tyson
AGENDA
1. Apologies for Absence and Notification of Substitute Members
2. Declarations of Interest

Members are asked to declare any interest and the nature of that interest which
they may have in any of the items under consideration at this meeting

3. Requests to Address the Meeting

The Chairman to report on any requests to address the meeting.

4. Minutes (Pages 1 - 30)
To confirm as a correct record the Minutes of the meeting of the Committee held on

13 February 2020.

Cherwell District Council, Bodicote House, Bodicote, Banbury, Oxfordshire, OX15 4AA
www.cherwell.gov.uk
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10.

11.

12.

13.

14.

15.

16.

Chairman's Announcements

To receive communications from the Chairman.

Urgent Business

The Chairman to advise whether they have agreed to any item of urgent business
being admitted to the agenda.

Proposed Pre-Committee Site Visits (if any)

Report of Assistant Director - Planning and Development

This will be circulated at the meeting.

Planning Applications

Land to the east of M40 and south of A4095 Chesterton, Bicester, Oxon
(Pages 33 - 100) 19/02550/F

Land Adjacent to the M40 South of Overthorpe Road, Banbury
(Pages 101 - 126) 19/00771/F

Land at Deerfields Farm, Canal Lane, Bodicote
(Pages 127 - 142) 19/02350/0UT

Car Park, Compton Road, Banbury
(Pages 143 - 150) 19/02358/M106

Land North of Park and Ride Adj to Vendee Drive, Bicester
(Pages 151 - 156) 19/02973/DISC

Land to the South and Adj to South Side Steeple Aston
(Pages 157 - 182) 19/02948/F

OS Parcel 4278 North West of Lessor Grange, Milcombe
(Pages 183 - 196) 19/02992/F

Unit 2-4 Wildmere Park, Wildmere Road, Banbury, 0X16 3JU
(Pages 197 - 214) 19/01774/F
Review and Monitoring Reports

Appeals Progress Report
(Pages 215 - 219)

Report of Assistant Director Planning and Development

Purpose of report



This report aims to keep members informed upon applications which have been
determined by the Council, where new appeals have been lodged. Public
Inquiries/hearings scheduled, or appeal results achieved.

Recommendations

The meeting is recommended:

1.1 To accept the position statement.

Councillors are requested to collect any post from their pigeon
hole in the Members Room at the end of the meeting.

Information about this Meeting

Apologies for Absence
Apologies for absence should be notified to democracy@cherwell-dc.gov.uk or 01295
221591 prior to the start of the meeting.

Declarations of Interest

Members are asked to declare interests at item 2 on the agenda or if arriving after the
start of the meeting, at the start of the relevant agenda item. The definition of personal
and prejudicial interests is set out in the constitution. The Democratic Support Officer will
have a copy available for inspection at all meetings.

Personal Interest: Members must declare the interest but may stay in the room, debate
and vote on the issue.

Prejudicial Interest: Member must withdraw from the meeting room and should inform
the Chairman accordingly.

With the exception of the some very specific circumstances, a Member with a personal
interest also has a prejudicial interest if it is one which a Member of the public with
knowledge of the relevant facts would reasonably regard as so significant that it is likely to
prejudice the Member’s judgement of the public interest.

Local Government and Finance Act 1992 — Budget Setting, Contracts &
Supplementary Estimates

Members are reminded that any member who is two months in arrears with Council Tax
must declare the fact and may speak but not vote on any decision which involves budget
setting, extending or agreeing contracts or incurring expenditure not provided for in the
agreed budget for a given year and could affect calculations on the level of Council Tax.

Evacuation Procedure
When the continuous alarm sounds you must evacuate the building by the nearest

available fire exit. Members and visitors should proceed to the car park as directed by
Democratic Services staff and await further instructions.


mailto:democracy@cherwell-dc.gov.uk

Access to Meetings

If you have any special requirements (such as a large print version of these papers or
special access facilities) please contact the officer named below, giving as much notice as
possible before the meeting.

Mobile Phones

Please ensure that any device is switched to silent operation or switched off.

Queries Regarding this Agenda

Please contact Lesley Farrell, Democratic and Elections
democracy@cherwellandsouthnorthants.gov.uk, 01295 221591

Yvonne Rees

Chief Executive

Published on Wednesday 4 March 2020



Agenda Item 4

Cherwell District Council
Planning Committee

Minutes of a meeting of the Planning Committee held at Bodicote House,
Bodicote, Banbury, OX15 4AA, on 13 February 2020 at 4.00 pm

Present: Councillor James Macnamara (Chairman)

Councillor Andrew Beere
Councillor John Broad
Councillor Hugo Brown
Councillor Phil Chapman
Councillor Colin Clarke
Councillor Chris Heath
Councillor Simon Holland
Councillor David Hughes
Councillor Mike Kerford-Byrnes
Councillor Lynn Pratt
Councillor George Reynolds
Councillor Barry Richards
Councillor Les Sibley

Substitute Councillor Douglas Webb (In place of Councillor lan Corkin)
Members:

Apologies Councillor Maurice Billington

for Councillor lan Corkin

absence: Councillor Cassi Perry
Councillor Katherine Tyson

Officers: Sarah Stevens, Interim Senior Manager — Development
Management
Nat Stock, Minors Team Leader
Linda Griffiths, Principal Planning Officer
Matt Chadwick, Principal Planning Officer
George Smith, Planning Officer
David Mytton, Solicitor
Lesley Farrell, Democratic and Elections Officer

133 Declarations of Interest

8. Land West of Oxford Road and South of Newton Close, Bicester.

Councillor Les Sibley, Non-Statutory Interest, as a member of Bicester Town
Council which had been consulted on the application.

Councillor Lynn Pratt, Non-Statutory Interest, as a member of Bicester Town
Council which had been consulted on the application.
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13. Holly Tree Cottages, Earls Lane, Deddington, OX15 0TQ.

Councillor Mike Kerford-Byrnes, Conflict of Interest, as the applicant was
known to him and he would speak as local Ward Member and then leave the
chamber for the duration of the debate and vote.

14. Windmill Nurseries, London Road, Bicester, OX26 6RA.

Councillor David Hughes, Disclosable Pecuniary Interest, as he was the
applicant and would leave the chamber for the duration of the item.

Councillor Lynn Pratt, Non-Statutory Interest, as a member of Bicester Town
Council which had been consulted on the application.

15. Kirtlington Park House, East Wing Kirtlington Park, Kirtlington, OX5
3JN.

Councillor Simon Holland, Disclosable Pecuniary Interest, as he was the
applicant and would leave the chamber for the duration of the item.

16. Kirtlington Park House, East Wing Kirtlington Park, Kirtlington, OX5
3JN.

Councillor Simon Holland, Disclosable Pecuniary Interest, as he was the
applicant and would leave the chamber for the duration of the item.

17. Land Adjacent to the Oxford Canal, Spiceball Park Road, Banbury.

Councillor Andrew Beere, Non-Statutory Interest, as a member of Banbury
Town Council which had been consulted on the application.

Councillor Barry Richards, Non-Statutory Interest, as a member of Banbury
Town Council which had been consulted on the application.

Councillor Colin Clarke, Non-Statutory Interest, as a member of Banbury
Town Council which had been consulted on the application and a separate
declaration as a member of the Executive and would leave the Chamber for
the duration of the item.

Councillor George Reynolds, Non-Statutory Interest, as a member of the
Executive and would leave the Chamber for the duration of the item.

Councillor Lynn Pratt, Non-Statutory Interest, as a member of the Executive
and would leave the Chamber for the duration of the item.

18. Land Adjacent to the Oxford Canal, Spiceball Park Road, Banbury.
Councillor Andrew Beere, Non-Statutory Interest, as a member of Banbury
Town Council which had been consulted on the application.

Councillor Barry Richards, Non-Statutory Interest, as a member of Banbury
Town Council which had been consulted on the application.
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Councillor Colin Clarke, Non-Statutory Interest, as a member of Banbury
Town Council which had been consulted on the application and a separate
declaration as a member of the Executive and would leave the Chamber for
the duration of the item.

Councillor George Reynolds, Non-Statutory Interest, as a member of the
Executive and would leave the Chamber for the duration of the item.

Councillor Lynn Pratt, Non-Statutory Interest, as a member of the Executive

and would leave the Chamber for the duration of the item.

Requests to Address the Meeting

The Chairman advised that requests to address the meeting would be dealt

with at each item.

Minutes

The Minutes of the meeting held on 16 January 2020 were agreed as a

correct record and signed by the Chairman.

Chairman's Announcements

The Chairman made the following announcement:

1. Under the Openness of Local Government Bodies Regulations 2014,
members of the public were permitted to film, broadcast and report on the
meeting, subject to the efficient running of the meeting not being affected.

Urgent Business

There were no items of urgent business.

Proposed Pre-Committee Site Visits (if any)

The Assistant Director of Planning and Development submitted a report,
which recommended that the Planning Committee agree to hold a pre-
Committee site visits for the following applications. It was anticipated that
these applications would be brought before the Committee for determination
at its next meeting.

Application No.  19/02708/F
Proposal: To Provide new employment units comprising B1
(Business), B2 (General Industrial), B8 (Storage) and D1

(Education) uses with ancillary offices, storage, display
and sales, with all matters reserved except for access.
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Location: Bicester Heritage, Buckingham Road, Bicester

Reason for the
visit: Recommended by Planning Officers

Application No.  19/2550/F

Proposal: Redevelopment of part of golf course to provide new
leisure resort (sui generis) incorporating waterpark, family
entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and

landscaping

Location: Land to the east of M40 and south of A4095, Chesterton,
Bicester

Reason for the

visit: Recommended by Planning Officers

Members endorsed the recommendation for a site visit to application
19/02708/F.

It was proposed by Councillor Colin Clarke and seconded by Councillor
George Reynolds that there not be a site visit for application 19/2550/F as
members felt that a site visit would be of no benefit.

Resolved

(1)  That a pre-committee site visit take place for application 19/02708/F,
Bicester Heritage, Buckingham Road, Bicester.

(2)  That there be no pre-committee site visit for application 19/2550/F,
Land to the east of M40 and south of A4095, Chesterton, Bicester.

Land West of Oxford Road and South of Newton Close, Bicester

The Committee considered application 18/01721/OUT an outline application
for permission for the development of up to 57 residential dwellings (C3 use
class), other related infrastructure and associated works at Land West of
Oxford Road and South of Newton Close, Bicester for Countryside Properties
(Bicester) Limited.

It was proposed by Councillor Les Sibley and seconded by Councillor Lynn
Pratt that consideration of application 18/01721/OUT be deferred for a period
of up to 10 years until a suitable site for the Bicester Super Health Hub had
been decided.

On being put to the vote the proposal was lost and the motion subsequently
fell.
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Planning Committee - 13 February 2020

Mr Simon Ible, agent for the applicant, addressed the meeting in support of
the application.

It was proposed by Councillor Les Sibley and seconded by Councillor John
Broad that application 18/01721/OUT be refused, contrary to officer
recommendation as it was against the S106 legal agreement and contrary to
the local plan.

On being put to the vote the proposal was lost and the motion subsequently
fell.

On reaching its decision the Committee considered the officers’ report and
presentation, the address of the public speaker and the written update.

Resolved

(1)  That authority be delegated to the Assistant Director for Planning and
Development to grant permission for application 18/01721/OUT subject
to the following conditions (and any amendments to those conditions
as deemed necessary) and a Section 106 planning obligation
(resolution (2) below):

CONDITIONS

1. No development shall commence until full details of the layout, scale,
appearance and landscaping (hereafter referred to as reserved
matters) have been submitted to and approved in writing by the Local
Planning Authority.

Reason: This permission is in outline only and is granted to comply
with the provisions of Section 92 of the Town and Country Planning Act
1990, as amended by Section 51 of the Planning and Compulsory
Purchase Act 2004 and Town and Country Planning (General
Development Procedure) Order 2015 (as amended)

2. In the case of the reserved matters, application for approval shall be
made not later than the expiration of three years beginning with the
date of this permission.

Reason: The permission is in outline only.

3. The development to which this permission relates shall be begun not
later than the expiration of 2 years from the final approval of the
reserved matters or, in the case of approval on different dates, the final
approval of the last reserved matters to be approved.

Reason: this application is in outline.
4. Except where otherwise stipulated by condition, the development shall

be carried out, strictly in accordance with the following plans and
documents: (to be added)
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Reason: For the avoidance of doubt, to ensure the development is
carried out only as approved by the Local planning Authority and to
comply with Government guidance within the National Planning Policy
Framework.

That prior to the commencement of any development on the site, and
prior to the submission of any reserved matters, notwithstanding the
design code submitted with the application, a design code shall be
submitted and approved in writing by the Local Planning Authority. The
design code shall include: character area details; densities across the
site, general scale, massing, height, design and form of buildings;
street form and frontages; movement hierarchy and public realm
strategy; public open space/play space/ landscaping and green
infrastructure links, materials; servicing; parking strategies and
sustainability features, including renewable energy. Thereafter, any
reserved matters application shall be submitted in accordance with the
approved design code.

Reason: To ensure a high quality development in accordance with
Policy ESD15 of the Cherwell Local Plan 2011-2031 and Government
guidance within the National Planning Policy Framework.

No development may be occupied until written confirmation is received
by the Local Planning Authority that a six month extension to the
existing bus service agreement (for services between south-west
Bicester and the town centre) has been secured. Such confirmation
must include the original and new dates of service expiration, and must
be jointly signed by the applicant and service provider.

Reason: To ensure the development can be served effectively by
sustainable transport as required by paragraph 108 of the National
Planning Policy Framework.

Prior to first occupation, a Travel Plan Statement should be submitted
to and approved in writing by the Local Planning Authority.

Reason: in the interests of sustainability and to comply with
Government guidance within the National Planning Policy Framework.
Prior to the commencement of the development hereby approved, full
details of the means of access between the land and the highway,
including, position, layout, construction, drainage and vision splays
shall be submitted to and approved in writing by the Local Planning
Authority. Thereafter, 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.

Prior to the commencement of the development hereby approved, full
details of the pedestrian and cycle access points linking the
development with the adjacent highway and off highway pedestrian
and cycle network, including a temporary route across the safeguarded
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Planning Committee - 13 February 2020

land, including, position, layout, construction, drainage and vision
splays shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter, 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.

Prior to the commencement of the development hereby approved, full
specification details of the vehicular accesses, driveways, parking and
turning areas to serve the dwellings, which shall include construction,
layout surfacing, drainage and parking restrictions shall be submitted to
and approved in writing by the Local Planning Authority. Thereafter and
prior to first occupation of any of the dwellings, the access, driveways
and turning areas shall be constructed in accordance with the
approved details.

Reason: In the interests of highway safety, to ensure a satisfactory
standard of construction and layout for the development and to comply
with Government guidance within the National Planning Policy
Framework.

The development shall be implemented in accordance with the
approved residential travel plan for Kingsmere (to be added)

Reason: In the interests of sustainability and to comply with
Government guidance within the National Planning Policy Framework.

Prior to the commencement of the residential development hereby
approved, full details of secure, covered cycle parking for residents
shall be submitted to and approved in writing by the Local Planning
Authority. Thereafter and prior to the first occupation of each dwelling,
the cycle parking shall be provided in accordance with the approved
details.

Reason: In the interests of sustainability and to comply with
Government guidance within the National Planning Policy Framework.

Prior to the commencement of the development hereby approved, a
Construction Traffic Management Plan shall be submitted to and
approved in writing by the Local Planning Authority. This shall include
details of construction access route, delivery hours avoiding network
peak and school arrival/departure times, site compound including
parking and turning, provision for making good any damage to the
highway resulting from construction of the development, and wheel
washing arrangements.

Reason: To ensure the environment is protected during construction in

accordance with Policy ENV1 of the Cherwell Local Plan 1996 and
Government guidance within the National Planning Policy Framework.
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Development shall not begin until a detailed surface water drainage
scheme for the site, which shall be provided as part of any reserved
matters submission, in accordance with the approved Create Flood
Risk Assessment TF/CS/P15-874/13/Revision D and Drainage
Strategy drawing 02/703 Rev C, 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:

a compliance report to demonstrate how the scheme complies with the
agreed drainage strategy for the site and the local and national surface
water drainage standards

full micro drainage calculations for all events up to and including the 1
in 100 year plus climate change

a Flood Exceedance Conveyance Plan

Detailed drainage design layout drawings of the SUDs proposals
including cross section details

detailed maintenance management plan in accordance with Section 32
of CIRIA C753 including maintenance schedules for each drainage
element; and

Details of how water quality will be maintained during construction

Reason: To ensure satisfactory drainage of the site and in accordance
with Government guidance within the National Planning Policy
Framework.

No properties shall be occupied until confirmation has been provided
that either: a) that all water upgrades required to accommodate the
additional flows from the development have been completed, or, b) a
housing and infrastructure phasing plan has been agreed with Thames
Water to allow additional properties to be occupied. Where a housing
and infrastructure phasing plan is agreed, no occupation shall take
place other than in accordance with the agreed housing and
infrastructure phasing plan.

Reason: The development may lead to no/low water pressure and
network reinforcement works are anticipated to be necessary to ensure
that sufficient capacity is made available to accommodate additional
demand anticipated from the new development.

No dwelling shall be occupied on the site until 3 bins for the purposes
of recycling, residual and garden waste have been provided for that
dwelling in accordance with the following specification:

one 240 litre blue wheeled bin for the collection of dry recyclable
material

one 240 litre green wheeled bin for the collection of residual waste
one 240 litre brown bin for the collection of garden waste material

Reason: To ensure that new residents have access to waste storage
facilities that encourage recycling and to reduce the risk of unsightly bin
waste storage affecting street scenes in accordance with the
requirements of Policy ESD1, ESD2 and ESD15 of the Cherwell Local
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Plan 2011-2031 and Government guidance within the National
Planning Policy Framework.

All applications for approval of reserved matters shall include an
energy statement demonstrating how all the dwellings will achieve a
19% reduction in carbon emissions above 2013 building regulations
and a water efficiency of not more than 110 litres/person/day. The
development shall be carried out in accordance with the approved
statement.

Reason: In the interests of creating sustainable new development in
accordance with the requirements of Policy ESD1, ESD2, ESD3, ESD4
and ESD5 of the Cherwell Local Plan 2011-2031 and Government
guidance within the National Planning Policy Framework.

No development shall take place, nor shall any reserved matter be
submitted until an arboricultural survey undertaken in accordance with
BS:5837:2012 and all subsequent amendments and revisions is carried
out, submitted to and approved in writing by the Local Planning
Authority.

Reason: In the interests of protecting any trees/hedges of importance
in accordance with Policy ESD15 of the Cherwell Local Plan and
Government guidance contained within the National Planning Policy
Framework.

Prior to the commencement of the development hereby permitted, a
desk study and site walk over to identify all potential contamination on
the site, and to inform the conceptual site model , to be carried out by a
competent person and in accordance with DEFRA and Environment
agency's Model Procedures for the Management of Land
Contamination, CLR11, and shall be submitted to and approved in
writing by the Local Planning Authority. No development shall take
place until the Local Planning Authority has given its written approval
that it is satisfied that no potential risk from contamination has been
identified.

Reason: To ensure the risks from contamination to future residents is
minimised in accordance with Government guidance within the
National Planning Policy Framework.

Prior to the commencement of the development hereby approved, A
Landscape and Ecological Management Plan (LEMP) to include a full
biodiversity enhancement scheme to demonstrate net biodiversity gain
of 10%, shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter the LEMP shall be carried out in
accordance with the approved details.

Reason: In the interests of biodiversity in accordance with Policy

ESD10 of the Cherwell Local Plan 2011-2031 and Government
guidance within the National Planning Policy Framework.
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Prior to the commencement of any development and prior to the
submission of any reserved matters, a noise assessment together with
details of any necessary mitigation measures in respect of the adjacent
Esso petrol station and activities shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be
carried out in accordance with the findings and necessary agreed
mitigation measures.

Reason: to protect the new residents from adverse noise and
disturbance and to accord with Government guidance within the
National Planning Policy Framework.

Prior to the commencement of any development on the site, full details
of the existing and proposed site and floor levels shall be submitted to
and approved in writing by the Local planning authority. The
development shall be carried out in accordance with the approved
levels.

Reason: To ensure the satisfactory functioning and visual appearance
of the development, in accordance with the requirements of Policy
ESD15 of the Cherwell Local Plan 2011-2031 and Government
guidance within the National Planning Policy Framework.

Prior to the first occupation of the development hereby approved, a
landscape and SUDS Management Plan, to include the timing of the
implementation of the plan, long term design objectives, management
responsibilities, maintenance schedules and procedures for the
replacement of failed planting of all landscaped areas, other than for
privately owned, domestic gardens shall be submitted to and approved
in writing by the Local Planning Authority. thereafter the Landscape
Management Plan shall be carried out in accordance with the approved
details.

Reason: In the interests of the visual amenities of the area, to ensure
the creation of a pleasant environment for the development in
accordance with Policies ESD10 and ESD15 of the Cherwell Local
Plan and Government guidance within the National Planning Policy
Framework

That the completion of a planning obligation under section 106 of the
town and country planning act 1990, as substituted by the planning and
compensation act 1991, be agreed to secure the following (and any
amendments as deemed necessary):

District Requirements

e 30% affordable housing provision on site
e Attenuation - £51.39 per square metre maintenance
e LAP provision on site plus £30, 702.02 future maintenance

e Public open space maintenance provision
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e Safeguarding of 1ha of land as edged blue on the location plan for
healthcare purposes for at least 10 years

e Sale/marketing value of healthcare land to be at a cost to reflect
its safeguarded health use — not open market value

e Outdoor off-site sports facilities contribution of £2017.03 per
dwelling towards improving the quality of outdoor hard courts at
The Cooper School, Bicester

e Community safety and policing contribution (to be negotiated)

e Community hall contribution of £18,980

e Public art contribution (to be negotiated)

e Allotments contribution (to be negotiated)

e Burial ground contribution (to be negotiated)

e Indoor sports contribution of £335.32 per dwelling

e £111 per dwelling for bins and recycling

e Apprenticeships x 3 and EST Plan

¢ AQMA mitigation (to be negotiated)

e Secure access into reserved land along secondary street

e Monitoring cost - 5% of the total value of the S106 contributions
(financial and in kind)

OCC Requirements

e Traffic Regulation Order - £3,120

e Off site highway works: provision of a crossing of Middleton
Stoney Road and pedestrian/cycle facilities on Oxford road and
Middleton Stoney road

e Extension of contract of existing Kingsmere bus service

e Monitoring fee (to be negotiated)

e Travel plan

e Education contribution of £482,434 primary education and

£397,854 Secondary education

140 Motor Fuel Ltd, Bloxham Service Station, South Newington Road,
Bloxham, Banbury, OX15 4QF
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The Committee considered application 19/00465/F a retrospective application
for 10 Recessed LED lights within soffit of the forecourt canopy at Motor Fuel
Limited, Bloxham Service Station, South Newington Road, Bloxham, Banbury
0OX15 4QF for Motor Fuel Group.

Amanda Baxter, local resident, addressed the meeting in objection to the
application.

It was proposed by Councillor Heath and seconded by Councillor Clarke that
application 19/00465/F be approved subject to an additional condition that
lights should not exceed 1.04 lux post curfew.

In reaching its decision the Committee considered the officers’ report and
presentation, and the address of the public speaker.

Resolved

(1)  That authority be delegated to the Assistant Director Planning and
Development to grant permission for application 19/00465/F subject to
the following conditions (and any amendments to those conditions
deemed necessary):

CONDITIONS

Compliance with Plans

1. Except where otherwise stipulated by conditions attached to this
permission, the development shall be carried out strictly in
accordance with the following plans and documents: Location
and Block Plan (PAO1).

Reason — For the avoidance of doubt, to ensure that the
development is carried out only as approved by the Local
Planning Authority and comply with Government guidance
contained within the National Planning Policy Framework.

2. Notwithstanding the annotation shown on drawing number
PAO1, the two lights on the northernmost part of the canopy
shall be turned off at 11pm and not turned back on again until
7am.

Reason - In order to safeguard the amenities of the area and the
amenities of neighbouring occupiers and to comply with Policy
ESD15 of the Cherwell Local Plan 2011 Part 1, Saved Policy
ENV1 of the Cherwell Local Plan 1996 and Government
guidance contained within the National Planning Policy
Framework.

(2)  That it be agreed that a further condition be added to restrict the lights
to less than 1.04 lux post curfew, exact wording delegated to officers.

Land South of Home Farm House, Clifton Road, Deddington, OX15 OTP
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The Committee considered application 19/02444/OUT for outline planning
permission for a residential development of up to 14 dwellings, with all matters
save for the means of access reserved for subsequent approval at Land
South of Home Farm House, Clifton Road, Deddington, OX15 OTP for
Harcourt Rugby Limited. The application was a re-submission of the
previously refused application 19/00831/OUT.

John Wilbraham, agent for the applicant, addressed the Committee in support
of the application.

In reaching its decision the Committee considered the officers’ report and
presentation, the address of the public speaker and the written update.

Resolved

(1)  That application 19/02444/0OUT be refused for the following reasons:

1. By virtue of its poorly integrated relationship with existing built
development, its extension beyond the built limits of the village and its
scale and location, the proposed development would cause significant
and demonstrable harm to the character and appearance of the area
and the rural setting of the village and would fail to reinforce local
distinctiveness. For the same reasons the proposal would also result
in 'less than substantial' harm to the setting of the nearby Scheduled
Ancient Monument and Conservation Area and the harm stemming
from the proposals is considered not to be outweighed by any public
benefits. The impact on the character and appearance of the
Conservation Area of the works required outside of the site to improve
connections from the site to the village also weighs against the
development. The proposal is therefore contrary to Policies ESD13,
ESD15 and Villages 2 of the Cherwell Local Plan (2011-2031) Part 1,
saved Policies C28 and C33 of the Cherwell Local Plan 1996, Cherwell
Residential Design Guide SPD (2018) and Government guidance
contained within the National Planning Policy Framework.

2. In the absence of the completion of a satisfactory Planning Obligation,
the Local Planning Authority is not convinced that the necessary
infrastructure (including education, open space, sports facilities,
community facilities, highway infrastructure and affordable housing)
directly required as a result of this development, in the interests of
supporting the sustainability of the village and the development, mix
and balanced communities, and in the interests of safeguarding public
infrastructure and securing on site future maintenance arrangements,
will be provided. This would be contrary to Policies INF1, PSD1, BSC3,
BSC10 and BSC11 of the Cherwell Local Plan (2011-2031) Part 1, the
Developer Contributions SPD (2018) and Government guidance
contained within the National Planning Policy Framework.

142 Part of OS Parcel 0083 North of 89 Cassington Road, Yarnton
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The Committee considered application 18/02160/F for the redevelopment of
part of the site with new purpose-built buildings for B1 and B8 use including
provision for access onto Cassington Road at Part of OS Parcel 0083 North of
89 Cassington Road, Yarnton, for Douglas Charlett Tyres Limited.

It was proposed by Councillor Macnamara and seconded by Councillor Clarke
that application 18/02160/F be approved subject to additional conditions
regarding hours of operation and Policy ESD 5: Renewable Energy of the
Local Plan.

In reaching its decision the Committee considered the officers’ report and
presentation.

Resolved

(1)  That authority be delegated to the Assistant Director Planning and
Development to grant permission for application 18/02160/F subject to
the following conditions (and any amendments to those conditions
deemed necessary)(and two further conditions in resolution (2) below):

CONDITIONS
Time Limit

1. The development to which this permission relates shall be begun not
later than the expiration of three years beginning with the date of this
permission.

Reason - To comply with the provisions of Section 91 of the Town and
Country Planning Act 1990, as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

Compliance with Plans

2. Except where otherwise stipulated by conditions attached to this
permission, the development shall be carried out strictly in accordance
with the following plans and documents: Planning and Design and
Access Statement, Preliminary Ecological Appraisal Report and Bat
Roost Assessment dated 27/04/2019, Sustainable drainage and Flood
Risk Assessment version 3.1 dated 20/12/2019, and drawings: Site
Plan, 3914/p001a, 3914/p100, 3914/p101, 3014/p102, 3914/sk04
March 18, and 15375-HOP-ZZ-GF-DR-C-DRO01 rev P6

Reason — For the avoidance of doubt, to ensure that the development
is carried out only as approved by the Local Planning Authority and
comply with Government guidance contained within the National
Planning Policy Framework.

Materials

3. Prior to the construction of the development hereby approved above
slab level, a schedule of materials and finishes for the external walls
and roof(s) of the development hereby approved shall be submitted to
and approved in writing by the Local Planning Authority. The
development shall not be carried out other than in accordance with the
approved schedule and shall be retained as such thereafter.
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Reason - To ensure the satisfactory appearance of the completed
development and to comply with Policy ESD15 of the Cherwell Local
Plan 2011-2031 Part 1, saved Policy C28 of the Cherwell Local Plan
1996 and Government guidance contained within the National Planning
Policy Framework.

Access and highway

No part of the development hereby permitted shall be occupied until
the following works have been constructed and completed, to the
satisfaction of the local planning authority:

i) Reinstatement of PROW 420/8 on the south side of Cassington
Road from a point adjacent to the existing bridge to the west of the site
eastwards to the point where PROW 420/8 turns in a southerly
direction away from Cassington Road.

ii) The site access and its junction with Cassington Road as approved
pursuant to condition 5.

Reason: In the interests of highway and pedestrian safety and to
accord with Policy ESD15 of the Cherwell Local Plan 2011-2031 Part 1
and Government guidance contained within the National Planning
Policy Framework.

Prior to the commencement of the development hereby approved, full
details of the means of access between the land and the highway,
including, position, layout, construction, drainage, vision splays,
footway connections and inter-visibility between the adjacent site
access shall be submitted to and approved in writing by the Local
Planning Authority. The means of access shall not be constructed
other than in accordance with the approved details and shall be
retained and maintained as such thereafter.

Reason - In the interests of highway safety and to accord with Policy
ESD15 of the Cherwell Local Plan 2011-2031 Part 1 and Government
guidance contained within the National Planning Policy Framework.

Cycle Parking Provision

Prior to the first use or occupation of the development hereby
permitted, covered cycle parking facilities shall be provided on the site
in accordance with details which shall be firstly submitted to and
approved in writing by the Local Planning Authority. Thereafter, the
covered cycle parking facilities shall be permanently retained and
maintained for the parking of cycles in connection with the
development.

Reason - In the interests of sustainability and to ensure a satisfactory
form of development, in accordance with Government guidance
contained within the National Planning Policy Framework and the Local
Transport Plan.

Construction Traffic Management Plan
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Prior to commencement of the development hereby approved, a
Construction Traffic Management Plan shall be submitted to and
approved in writing by the Local Planning Authority. This shall include
details of times for construction traffic and delivery vehicles, which
must be outside of peak network hours. 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 and to accord with Policy ESD15
of the Cherwell Local Plan 2011-2031 Part 1 and Government
guidance contained within the National Planning Policy Framework.

Travel Plan Statement

Prior to the first occupation of the development hereby permitted the
Travel Plan Statement shall be updated with details of the final
occupier and the final occupier's measures to encourage sustainable
travel and shall be submitted to and approved in writing by the Local
Planning Authority. The approved Travel Plan Statement shall
thereafter be implemented and operated in accordance with the
approved details.

Reason - In the interests of sustainability and to ensure a satisfactory
form of development, and to accord with Policy ESD15 of the Cherwell
Local Plan 2011-2031 Part 1 and Government guidance contained
within the National Planning Policy Framework.

Drainage

The surface water drainage system to serve the development hereby
permitted shall be constructed entirely in accordance with the detailed
Flood Risk Assessment prepared by HOP (Ref: 15375/01/HOP/FRA
v3.1 - 20/12/2019) and the details shown on drawing no. 15375-HOP-
ZZ-GF-DR-C-DR01revP6 dated 20/12/2019 and hereby approved,
unless otherwise agreed in writing by the Local Planning Authority.
The mitigation measures shall be fully implemented prior to occupation
and subsequently in accordance with the scheme’s timing and phasing
arrangements. The measures detailed shall be retained and
maintained throughout the lifetime of the development.

Reason: To ensure the site is appropriately drained and to reduce off-
site flood risk in accordance with Policies ESD6, ESD7 and ESD15 of
the Cherwell Local Plan 2011-2031 Part 1 and Government guidance
contained within the National Planning Policy Framework.

Waste water network

No premises shall be occupied until confirmation has been provided

that either:-

+ all wastewater network upgrades required to accommodate the
additional flows from the development have been completed; or

* Thames Water to allow additional premises to be occupied. Where
a housing and infrastructure phasing plan is agreed no occupation
shall take place other than in accordance with the agreed housing
and infrastructure phasing plan.
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Reason - The development may lead to sewage flooding and
network reinforcement works are anticipated to be necessary to
ensure that sufficient capacity is made available to accommodate
additional flows anticipated from the new development. Any
necessary reinforcement works will be necessary in order to avoid
sewer flooding and/or potential pollution incidents. And to accord
with Policies ESD6, ESD7 and ESD15 of the Cherwell Local Plan
2011-2031 Part 1 and Government guidance contained within the
National Planning Policy Framework.

Water network
No premises shall be occupied until confirmation has been provided
that either:

. all water network upgrades required to accommodate the
additional flows from the development have been completed; or
. a housing and infrastructure phasing plan had been agreed with

Thames Water to allow additional properties to be occupied.
Where a housing and infrastructure phasing plan is agreed no
occupation shall take place other than in accordance with the
agreed housing and infrastructure phasing plan.

Reason - The development may lead to no / low water pressure and
network reinforcement works are anticipated to be necessary to ensure
that sufficient capacity is made available to accommodate additional
demand anticipated from the new development. And to accord with
Policies ESD6, ESD7 and ESD15 of the Cherwell Local Plan 2011-
2031 Part 1 and Government guidance contained within the National
Planning Policy Framework.

Arboricultural Method Statement

Prior to the commencement of the development hereby approved, an
Arboricultural Method Statement (AMS), undertaken in accordance with
BS:5837:2012 and all subsequent amendments and revisions shall be
submitted to and approved in writing by the Local Planning Authority
detailing how the existing trees on the site are to be protected during
the development. Thereafter, all works on site shall be carried out in
accordance with the approved AMS.

Reason — To ensure the continued health of retained trees/hedges and
to ensure that they are not adversely affected by the construction
works, in the interests of the visual amenity of the area, to ensure the
integration of the development into the existing built environment and
to comply with Policy ESD15 of the Cherwell Local Plan 2011-2031
Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and
Government guidance contained within the National Planning Policy
Framework.

Landscaping scheme and implementation

Prior to the commencement of the development hereby approved, a
landscaping scheme shall be submitted to and approved in writing by
the Local Planning Authority. The scheme for landscaping the site shall
include:-
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(@)  details of the proposed tree and shrub planting including their
species, number, sizes and positions, together with grass
seeded/turfed areas,

(b)  details of the existing trees and hedgerows to be retained as
well as those to be felled, including existing and proposed soil
levels at the base of each tree/hedgerow and the minimum
distance between the base of the tree and the nearest edge of
any excavation,

(c) details of the hard surface areas, including pavements,
pedestrian areas, reduced-dig areas, crossing points and steps.

The development shall not be carried out other than in accordance with
the approved landscaping scheme and the hard landscape elements of
the approved scheme shall be carried out prior to the first use or
occupation of the development and shall be retained as such
thereafter.

Reason - In the interests of the visual amenities of the area, to ensure
the creation of a pleasant environment for the development and to
comply with Policy ESD15 of the Cherwell Local Plan 2011-2031 Part
1, saved Policy C28 of the Cherwell Local Plan 1996 and Government
guidance contained within the National Planning Policy Framework.

All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in accordance with BS 4428:1989
Code of Practice for general landscape operations (excluding hard
surfaces), or the most up to date and current British Standard, in the
first planting and seeding seasons following the occupation of the
building(s) or on the completion of the development, whichever is the
sooner. Any trees, herbaceous planting and shrubs which, within a
period of five years from the completion of the development die, are
removed or become seriously damaged or diseased shall be replaced
in the current/next planting season with others of similar size and
species.

Reason - In the interests of the visual amenities of the area, to ensure
the creation of a pleasant environment for the development and to
comply with Policy ESD15 of the Cherwell Local Plan 2011-2031 Part
1, saved Policy C28 of the Cherwell Local Plan 1996 and Government
guidance contained within the National Planning Policy Framework.

Ecology/Biodiversity

The development hereby approved shall be carried out in accordance
with the recommendations set out in section 6 of the Preliminary
Ecological Appraisal Report and Bat Roost Assessment carried out by
Lizard Landscape Design and Ecology on 27 April 2019.

Reason - To ensure that the development does not cause harm to any
protected species or their habitats in accordance with Policy ESD10 of
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the Cherwell Local Plan 2011-2031 Part 1 and Government guidance
contained within the National Planning Policy Framework.

No construction beyond damp proof course level shall take place until
details of a scheme for the location of bat, bird and owl and
invertebrate boxes and hedgehog holes in the bases of fencing have
been submitted to and approved in writing by the Local Planning
Authority. Thereafter and prior to the occupation of any building the bat,
bird, owl and invertebrate boxes and hedgehog holes shall be installed
on the site in accordance with the approved details and shall be
retained as such thereafter.

Reason - To protect habitats of importance to biodiversity conservation
from any loss or damage in accordance with Policy ESD10 of the
Cherwell Local Plan 2011-2031 Part 1 and Government guidance
contained within the National Planning Policy Framework.

No development shall take place until a landscape and ecological
management plan, including long-term design objectives, management
responsibilities and maintenance schedules for all landscaped areas
(except privately owned domestic gardens) has been submitted to and
approved in writing by the local planning authority. The landscape and
ecological management plan shall be carried out as approved and any
subsequent variations shall be first submitted to and agreed in writing
by the local Planning authority. The scheme shall include the following
elements:

. Details of maintenance regimes

. Details of any new habitat created on-site and details of how
habitat connectivity will be maintained and enhanced

. Details of treatment of site boundaries and/or buffers around
water bodies, with native species planting of UK provenance

. Details of management responsibilities

Reason — To ensure the protection of wildlife and supporting habitat
and to secure opportunities for enhancing the site’s nature
conservation value in order to comply with government guidance set
out in the National Planning Policy Framework. and Policy ESD10 of
the Cherwell Local Plan 2011-2031 Part 1 and Government guidance
contained within the National Planning Policy Framework.

No development shall take place until a plan detailing the protection of
water voles and otters and mitigation for any damaged caused to their
associated habitats has been submitted to the local Planning authority.
The plan must consider the whole duration of the development from the
construction phase through to development completion. Any change to
operation responsibilities, including management, shall be first
submitted to and approved in writing by the local planning authority.
The water voles and otters protection plan shall be carried out in
accordance with a timetable for the implementation as approved. The
scheme shall include the following elements:
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. Appropriate design changes incorporated into the methodology
of the development

. Details of how protected species present are to be protected
during construction works

. A scheme for the long-term management and protection of any
protected species population and its habitat

. Details of mitigation for the disturbances caused by the
development including loss of habitat used by protected species

. Details of how the existing habitat will be enhanced so as to

protect and promote protected species populations.

Reason — To ensure the protection of wildlife and supporting habitat
and to secure opportunities for enhancing the site’s nature
conservation value in order to comply with government guidance set
out in the National Planning Policy Framework. and Policy ESD10 of
the Cherwell Local Plan 2011-2031 Part 1 and Government guidance
contained within the National Planning Policy Framework.

Contamination

Prior to the commencement of the development hereby permitted a
desk study and site walk over to identify all potential contaminative
uses on site, and to inform the conceptual site model shall be carried
out by a competent person and in accordance with DEFRA and the
Environment Agency's ‘Model Procedures for the Management of Land
Contamination, CLR 11’ and shall be submitted to and approved in
writing by the Local Planning Authority. No development shall take
place until the Local Planning Authority has given its written approval
that it is satisfied that no potential risk from contamination has been
identified.

Reason - To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised, together with
those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors
in accordance with saved Policy ENV12 of the Cherwell Local Plan
1996 and Government guidance contained within the National Planning
Policy Framework.

If a potential risk from contamination is identified as a result of the work
carried out under condition 19, prior to the commencement of the
development hereby permitted, a comprehensive intrusive investigation
in order to characterise the type, nature and extent of contamination
present, the risks to receptors and to inform the remediation strategy
proposals shall be documented as a report undertaken by a competent
person and in accordance with DEFRA and the Environment Agency's
‘Model Procedures for the Management of Land Contamination, CLR
11’ and submitted to and approved in writing by the Local Planning
Authority. No development shall take place unless the Local Planning
Authority has given its written approval that it is satisfied that the risk
from contamination has been adequately characterised as required by
this condition.
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Reason - To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised, together with
those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors
in accordance with saved Policy ENV12 of the Cherwell Local Plan
1996 and Government guidance contained within the National Planning
Policy Framework.

If contamination is found by undertaking the work carried out under
condition 20, prior to the commencement of the development hereby
permitted, a scheme of remediation and/or monitoring to ensure the
site is suitable for its proposed use shall be prepared by a competent
person and in accordance with DEFRA and the Environment Agency's
‘Model Procedures for the Management of Land Contamination, CLR
11’ and submitted to and approved in writing by the Local Planning
Authority. No development shall take place until the Local Planning
Authority has given its written approval of the scheme of remediation
and/or monitoring required by this condition.

Reason - To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised, together with
those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors
in accordance with saved Policy ENV12 of the Cherwell Local Plan
1996 and Government guidance contained within the National Planning
Policy Framework.

If remedial works have been identified in condition 21, the development
shall not be occupied until the remedial works have been carried out in
accordance with the scheme approved under condition 21. A
verification report that demonstrates the effectiveness of the
remediation carried out must be submitted to and approved in writing
by the Local Planning Authority.

Reason - To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised, together with
those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors
in accordance with saved Policy ENV12 of the Cherwell Local Plan
1996 and Government guidance contained within the National Planning
Policy Framework.

If, during development, contamination not previously identified is found
to be present at the site, no further development shall be carried out
until full details of a remediation strategy detailing how the unsuspected
contamination shall be dealt with has been submitted to and approved
in writing by the Local Planning Authority. Thereafter the remediation
strategy shall be carried out in accordance with the approved details.
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Reason - To ensure that risks from land contamination to the future
users of the land and neighbouring land are minimised, together with
those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors
in accordance with saved Policy ENV12 of the Cherwell Local Plan
1996 and Government guidance contained within the National Planning
Policy Framework.

Noise

Prior to the first occupation of the development a noise report produced
to BS4142:2014 shall be submitted to and approved in writing by the
Local Planning Authority. Any mitigation required by the report shall be
in place prior to the first occupation of the units and shall be retained as
such thereafter.

Reason - To ensure the creation of a satisfactory environment free
from intrusive levels of noise and to comply with saved Policy ENV1 of
the Cherwell Local Plan 1996 and Government guidance contained
within the National Planning Policy Framework.

Lighting

Prior to the first occupation of the development details of the lighting
scheme shall be submitted to and approved by the Local Planning
Authority. The lighting scheme shall be implemented in accordance
with the approved details and shall be retained as such thereafter.

Reason - To ensure the creation of a satisfactory environment free
from intrusive levels of light and to comply with saved Policy ENV1 of
the Cherwell Local Plan 1996 and Government guidance contained
within the National Planning Policy Framework.

Electric vehicle charging ducting

Prior to the first occupation of the development details of ducting to
allow for the future installation of electrical vehicle charging
infrastructure to serve the development shall be submitted to and
approved in writing by the Local Planning Authority. The ducting shall
be installed in accordance with the approved scheme prior to the
occupation of the development and shall be retained as such
thereafter.

Reason - To maximise opportunities for sustainable transport in
accordance with Government guidance contained within the National
Planning Policy Framework.

That the following two additional conditions be agreed (The exact
wording to be delegated to officers):

i) that the operating hours be restricted.

ii) that Policy ESD5 of the local plan- renewable energy be
included
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Portway Cottage, Ardley Road, Somerton, OX25 6NN

The Committee considered application 19/02279/F for the change of use from
garage/workshop to a two bedroom cottage, at Portway Cottage, Ardley
Road, Somerton, OX25 6NN for Mrs Carol Black. The application was a re-
submission of application 19/01670/F.

Having declared an interest in the application, Councillor Mike Kerford-
Byrnes, addressed the Committee in his capacity as local ward councillor in
support of the application. Councillor Kerford-Byrnes subsequently left the
Chamber and did not debate or vote on the application.

Mrs Carole Black, the applicant, addressed the Committee in support of the
application.

It was proposed by Councillor Hugo Brown and seconded by Councillor Chris
Heath that application 19/02279/F be approved subject to suitable conditions
(the exact wording to be delegated to officers), contrary to officer
recommendation as the renovation of a building that was already there would
not be adverse, and the Committee should not impose its views on how this
person should run their business.

In reaching its decision the Committee considered the officers’ report and
presentation, the addresses of the Local Ward Councillor and the public
speaker, and the written update.

Resolved

(1)  That authority be delegated to the Assistant Director Planning and
Development to grant permission for application 19/02279/F subject to:

a) Consultation with Mid Cherwell Neighbourhood Plan Forum

b) Suitable conditions (the exact wording of those conditions to be
delegated to the Assistant Director for Planning and
Development in consultation with the Chairman).

Holly Tree Cottages, Earls Lane, Deddington, OX15 0TQ

The Committee considered application 19/02668/F for the erection of two
dwellings at Holly Tree Cottages Earls Lane, Deddington, OX15 0TQ for
Deddington Housing Association. The application was a re-submission of the
previously withdrawn application 19/01308/F.

Councillor Bryn Williams addressed the Committee as Local Ward Member in
support of the application.

Andrew Bird of Deddington Housing Association and David Rogers of
Deddington Parish Council address the Committee in support of the
application.

It was proposed by Councillor Mike Kerford-Byrnes and seconded by
Councillor Hugo Brown that application 19/02668/F be approved contrary to
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officer recommendations, subject to suitable conditions (the exact wording to
be delegated to officers) as the public benefit of the proposal outweighed any
potential harm.

In reaching its decision the Committee considered the officers’ report and
presentation, and the addresses of the Local Ward Councillor and public
speakers.

Resolved

(1)  That authority be delegated to the Assistant Director Planning and
Development to grant permission for application 19/02668/F subject to
suitable conditions (the exact conditions and the wording of those
conditions to be delegated to the Assistant Director for Planning and
Development).

Windmill Nurseries, London Road, Bicester, 0X26 6RA
The Committee considered application 19/01289/F for the change of use of
land to a Camping and Caravan Site together with access and amenity areas

at Windmill Nurseries, London Road, Bicester, OX26 6RA for Mr D Hughes.

In reaching its decision the Committee considered the officers’ report and
presentation.

Resolved
(1)  That authority be delegated to the Assistant Director Planning and

Development to grant permission for application 19/01289/F subject to
the following conditions:

CONDITIONS
Time Limit

1. The development to which this permission relates shall be begun not
later than the expiration of three years beginning with the date of this
permission.

Reason - To comply with the provisions of Section 91 of the Town and
Country Planning Act 1990, as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

Compliance with Plans

2. Except where otherwise stipulated by conditions attached to this
permission, the development shall be carried out strictly in accordance
with the following plans and documents:

. Site Location Plan — 6218CAMP-04
. Tree Retention and Loss Plan — LAS101-02

Reason — For the avoidance of doubt, to ensure that the development
is carried out only as approved by the Local Planning Authority and
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comply with Government guidance contained within the National
Planning Policy Framework.

Landscaping Scheme

3. Prior to the commencement of the development hereby approved, a
landscaping scheme shall be submitted to and approved in writing by
the Local Planning Authority. The scheme for landscaping the site shall
include:-

(@)  details of the proposed tree and shrub planting including their
species, number, sizes and positions, together with grass
seeded/turfed areas,

(b)  details of the hard surface areas, including pavements,
pedestrian areas, reduced-dig areas, crossing points and steps.

The hard landscape elements shall be carried out in accordance with
the approved details and prior to the first use of the development.

All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in accordance with BS 4428:1989
Code of Practice for general landscape operations (excluding hard
surfaces), or the most up to date and current British Standard, in the
first planting and seeding seasons following the occupation of the
building(s) or on the completion of the development, whichever is the
sooner. Any trees, herbaceous planting and shrubs which, within a
period of five years from the completion of the development die, are
removed or become seriously damaged or diseased shall be replaced
in the current/next planting season with others of similar size and
species.

Reason - In the interests of the visual amenities of the area, to ensure
the creation of a pleasant environment for the development and to
comply with Policy ESD15 of the Cherwell Local Plan 2011 — 2031 Part
1, Saved Policy C28 of the Cherwell Local Plan 1996 and Government
guidance contained within the National Planning Policy Framework.

Details of amenity buildings

4. Prior to the commencement of development, and notwithstanding the
details submitted, full details of the buildings proposed (amenity hub,
site store and office), including floor plans and elevations, shall be
submitted to and approved in writing by the Local Planning Authority.
The development shall not be carried out other than in accordance with
the approved details.

Reason - In the interests of the visual amenities of the area and to
comply with Policies ESD13 and ESD15 of the Cherwell Local Plan
2011 — 2031 Part 1, Saved Policy C28 of the Cherwell Local Plan 1996
and Government guidance contained within the National Planning
Policy Framework.

146 Kirtlington Park House, East Wing Kirtlington Park, Kirtlington, OX5 3JN
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The Committee considered application 19/02772/F for alterations to a
detached outbuilding to create living accommodation ancillary to East Wing,
Kirtlington Park House at Kirtlington Park House, East Wing Kirtlington Park
Kirtlington OX5 3JN for Mr Simon Holland.

In reaching its decision the Committee considered the officers’ report and
presentation and the written updates.

Resolved

(1)

That authority be delegated to the Assistant Director Planning and
Development to grant permission for application 19/02772/F subject to
the following conditions (and any amendments to those conditions
deemed necessary):

CONDITIONS
Time Limit
1. The development to which this permission relates shall be begun not

later than the expiration of three years beginning with the date of this
permission.

Reason - To comply with the provisions of Section 91 of the Town and
Country Planning Act 1990, as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

Compliance with Plans

Except where otherwise stipulated by conditions attached to this
permission, the development shall be carried out strictly in accordance
with the following plans and documents: Design and Access
Statement, Structural Report, Preliminary Bat Assessment carried out
by Astute Ecology Ltd dated November 2019 and drawing Nos: 100/03
rev A, 200/01, 300/01 rev A, 300/02 rev C and 500/02,

Reason — For the avoidance of doubt, to ensure that the development
is carried out only as approved by the Local Planning Authority and
comply with Government guidance contained within the National
Planning Policy Framework.

Materials

Any remedial stonework necessary for the repair or making good of the
elevations shall be carried out in natural stone of the same type,
texture, colour and appearance as the stone on the existing building
and shall be laid, dressed, coursed and pointed to match that of the
existing building.

Reason — To ensure that the development is constructed and finished
in materials which are in harmony with the materials used on the
existing building and to safeguard the significance of the heritage asset
and to comply with Policy ESD15 of the Cherwell Local Plan 2011-
2031 Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and
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Government guidance contained within the National Planning Policy
Framework.

Prior to the insertion of the doors, rooflights and windows, full details of
the doors, rooflights and windows hereby approved, at a scale of 1:20
including a cross section, cill, lintel and recess detail and colour/finish,
shall be submitted to and approved in writing by the Local Planning
Authority. The doors and windows shall not be installed within the
building other than in accordance with the approved details and shall
be retained as such thereafter.

Reason - To ensure the satisfactory appearance of the completed
development and to safeguard the significance of the heritage asset
and to comply with Policy ESD15 of the Cherwell Local Plan 2011-
2031 Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and
Government guidance contained within the National Planning Policy
Framework.

Ecology

The development hereby approved shall be carried out in accordance
with the recommendations set out in sections 5.2, 5.3 and 5.4 of the
Preliminary Bat Assessment carried out by Astute Ecology Ltd dated
November 2019.

Reason - To ensure that the development does not cause harm to any
protected species or their habitats in accordance with Policy ESD10 of
the Cherwell Local Plan 2011-2031 Part 1 and Government guidance
contained within the National Planning Policy Framework.

Occupancy

The residential accommodation hereby permitted shall be used solely
as ancillary accommodation to the existing dwellinghouse currently
known as East Wing Kirtlington Park and as such shall not be sold
leased, sub-let or used as an independent dwelling unit.

Reason - The site is in an area where permission for development
unrelated to the essential needs of agriculture or forestry would not
normally be granted, in addition, the site is unsuitable to accommodate
a separate dwelling without it being cramped and would not provide a
satisfactory level of living amenity for the occupants on a permanent
basis and in order to comply with Policy ESD 15 of the Cherwell Local
Plan 2011-2031 Part 1 and saved Policies H18, C28 and C30 of the
Cherwell Local Plan 1996.

Kirtlington Park House, East Wing, Kirtlington Park, Kirtlington, OX5 3JN

The Committee considered application 19/02774/LB a listed building consent
for external and internal alterations to a detached outbuilding to facilitate its
conversion to living accommodation ancillary to East Wing, Kirtlington Park
House at Kirtlington Park House, East Wing, Kirtlington Park, Kirtlington, OX5
3JN for Mr Simon Holland.
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In reaching its decision the Committee considered the officers’ report and
presentation and the written update.

Resolved

(1)

That authority be delegated to the Assistant Director Planning and
Development to grant permission for application 19/02774/LB subject
to the following conditions (and any amendments to those conditions
deemed necessary):

CONDITIONS
Time Limit
1. The development to which this permission relates shall be begun not

later than the expiration of three years beginning with the date of this
permission.

Reason - To comply with the provisions of Section 18 of the Planning
(Listed Buildings and Conservation Areas) Act 1990, as amended by
Section 51 of the Planning and Compulsory Purchase Act 2004.

Compliance with Plans

Except where otherwise stipulated by conditions attached to this
permission, the development shall be carried out strictly in accordance
with the following plans and documents: Design and Access
Statement, Structural Report and drawing Nos: 100/03 rev A, 200/01,
300/01 rev A, 300/02 rev C and 500/02,

Reason — For the avoidance of doubt, to ensure that the development
is carried out only as approved by the Local Planning Authority and
comply with Government guidance contained within the National
Planning Policy Framework.

Materials

Any remedial stonework necessary for the repair or making good of the
elevations shall be carried out in natural stone of the same type,
texture, colour and appearance as the stone on the existing building
and shall be laid, dressed, coursed and pointed to match that of the
existing building.

Reason — To ensure that the development is constructed and finished
in materials which are in harmony with the materials used on the
existing building and to safeguard the significance of the heritage asset
and to comply with Policy ESD15 of the Cherwell Local Plan 2011-
2031 Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and
Government guidance contained within the National Planning Policy
Framework.

Prior to the insertion of the doors, rooflights and windows, full details of
the doors, rooflights and windows hereby approved, at a scale of 1:20
including a cross section, cill, lintel and recess detail and colour/finish,
shall be submitted to and approved in writing by the Local Planning
Authority. The doors and windows shall not be installed within the
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building other than in accordance with the approved details and shall
be retained as such thereafter.

Reason - To ensure the satisfactory appearance of the completed
development and to safeguard the significance of the heritage asset
and to comply with Policy ESD15 of the Cherwell Local Plan 2011-
2031 Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and
Government guidance contained within the National Planning Policy
Framework.

148 Land Adjacent to the Oxford Canal, Spiceball Park Road, Banbury

The Committee considered application 19/02936/NMA for a non-material
amendment to the previously approved application 17/00284/REM at land
adjacent to The Oxford Canal, Spiceball Park Road, Banbury for Cherwell
District Council.

In reaching its decision the Committee considered the officers’ report and
presentation.

Resolved

(1)  That the proposed non-material amendment be granted in accordance
with the following wording:

Cherwell District Council, as Local Planning Authority, hereby approves
the non-material amendment described in application
ref.n0.19/02936/NMA in accordance with the application form and
drawing numbers set out in the agent’s letter dated 20 November 2019.
The non-material amendment application, hereby approved, does not
nullify the conditions imposed in respect of reserved matters consent
17/00284/REM. These conditions must be adhered to so as to ensure
that the development is lawful.

149 Land Adjacent to the Oxford Canal, Spiceball Park Road, Banbury
The Committee considered application 19/02937/CDC for a new access stair
from cinema roof terrace land adjacent to The Oxford Canal, Spiceball Park

Road, Banbury for Cherwell District Council.

In reaching its decision the Committee considered the officers’ report and
presentation.

Resolved
(1)  That planning permission be granted subject to the conditions:
CONDITIONS

Time Limit
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1. The development to which this permission relates shall be begun not
later than the expiration of three years beginning with the date of this
permission.

Reason - To comply with the provisions of Section 91 of the Town and
Country Planning Act 1990, as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

Compliance with Plans

2. Except where otherwise stipulated by conditions attached to this
permission, the development shall be carried out strictly in accordance
with the following plans and documents:

Site Plan CQ2/407 RM/D-SP-500
Proposed Cinema Terrace Floor Plan CQ2/407 RM/D-P-520
Proposed Elevations CQ2-407/RM/D-E-521
Reason — For the avoidance of doubt, to ensure that the development
is carried out only as approved by the Local Planning Authority and
comply with Government guidance contained within the National
Planning Policy Framework.
Appeals Progress Report
The Assistant Director for Planning Policy and Development submitted a
report which informed Members on applications which had been determined
by the Council, where new appeals have been lodged, public
Inquiries/hearings scheduled, or appeal results achieved.

Resolved

(1)  That the position statement be accepted.

The meeting ended at 6.50 pm

Chairman:

Date:
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Agenda Annex

CHERWELL DISTRICT COUNCIL
PLANNING COMMITTEE
12 March 2020
PLANNING APPLICATIONS INDEX

The Officer’'s recommendations are given at the end of the report on each
application.

Members should get in touch with staff as soon as possible after receiving this
agenda if they wish to have any further information on the applications.

Any responses to consultations, or information which has been received after
the application report was finalised, will be reported at the meeting.

The individual reports normally only refer to the main topic policies in the
Cherwell Local Plan that are appropriate to the proposal. However, there may
be other policies in the Development Plan, or the Local Plan, or other national
and local planning guidance that are material to the proposal but are not
specifically referred to.

The reports also only include a summary of the planning issues received in
consultee representations and statements submitted on an application. Full
copies of the comments received are available for inspection by Members in
advance of the meeting.

Legal, Health and Safety, Crime and Disorder, Sustainability and
Equalities Implications

Any relevant matters pertaining to the specific applications are as set out in the
individual reports.

Human Rights Implications

The recommendations in the reports may, if accepted, affect the human rights
of individuals under Article 8 and Article 1 of the First Protocol of the European
Convention on Human Rights. However, in all the circumstances relating to the
development proposals, it is concluded that the recommendations are in
accordance with the law and are necessary in a democratic society for the
protection of the rights and freedom of others and are also necessary to control
the use of property in the interest of the public.

Background Papers

For each of the applications listed are: the application form; the accompanying
certificates and plans and any other information provided by the
applicant/agent; representations made by bodies or persons consulted on the
application; any submissions supporting or objecting to the application; any
decision notices or letters containing previous planning decisions relating to the
application site
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Site Application No. | Ward Recommendation | Contact
Officer

8 | Land to the east of 19/02550/F Fringford and | Refusal Clare
M40 and south of Heyfords Whitehead
A4095 Chesterton,
Bicester, Oxon

9 | Land Adjacent to the 19/00771/F Banbury Approval Samantha
M40 South of Grimsbury Taylor
Overthorpe Road, and
Banbury Hightown

10 | Land at Deerfields 19/02350/0UT Adderbury, Approval Samantha
Farm, Canal Lane, Bloxham and Taylor
Bodicote Bodicote

11 | Car Park, Compton 19/02358/M106 | Banbury Refusal Samantha
Road, Banbury Cross and Taylor

Neithrop

12 | Land North of Park 19/02973/DISC | Fringford and | Approval Linda
and Ride Adj to Heyfords Griffiths
Vendee Drive, Bicester

13 | Land to the South and | 19/02948/F Deddington Refusal Bob Neville
Adj to South Side
Steeple Aston

14 | OS Parcel 4278 North | 19/02992/F Deddington Approval Bob Neville
West of Lessor
Grange, Milcombe

15 | Unit 2-4 Wildmere 19/01774/F Grimsbury Approval Bob Neville
Park, Wildmere Road, and
Banbury, OX16 3JU Hightown
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Land to the east of M40 and south of A4095 19/02550/F
Chesterton Bicester Oxon

Case Officer: Clare Whitehead

Applicant: Great Lakes UK Ltd

Proposal: Redevelopment of part of golf course to provide new leisure resort (sui
generis) incorporating waterpark, family entertainment centre, hotel,

conferencing facilities and restaurants with associated access, parking and
landscaping

Ward: Fringford And Heyfords

Councillors:  Clir lan Corkin; Clir James Macnamara; Clir Barry Wood

Reason for Major development
Referral:
Expiry Date: 16 March 2020 Committee Date: 12 March 2020

EXECUTIVE SUMMARY OF PROPOSALS AND RECOMMENDATION

RECOMMENDATION: REFUSE PERMISSION

Proposal

The application seeks full planning consent for the redevelopment of part of a golf course
to provide a new leisure resort incorporating a waterpark with external slide tower, family
entertainment centre, 498 room hotel, conferencing facilitates and restaurants with
associated access, parking and landscaping. To the north of the built section of the
development publicly accessible open space is proposed with nature trails, play space
and picnic areas. The water park and hotel proposed is the first of its kind in the UK and
Europe proposed by Great Wolf Resorts; an American company who own and operate a
chain of indoor waterparks in United States and Canada.

Consultations
The following consultees have raised objections or concerns about the application:

e Bicester Parish Council, Bletchingdon Parish Council, Chesterton Parish Council,
Fritwell Parish Council, Godington Parish Council, Kirtlington Parish Council,
Launton Parish Council, Lower Heyford Parish Council, Middleton Stoney Parish
Council, Somerton Parish Council, Wendlebury Parish Council, Weston on the
Green Parish Council, Mid-Cherwell Neighbourhood Plan Forum, Bicester Local
History Society Campaign for the Protection of Rural England, CDC Bicester
Delivery Team, CDC Landscape Services, CDC Planning Policy, CDC Recreation
and Leisure, OCC Highways, OCC Local Lead Flood Authority, Ramblers
Association

The following consultees have raised no objections to the application:

e CDC Arboriculture, CDC Building Control, CDC Ecology, CDC Economic
Development, CDC Environmental Protection, CDC Licensing, CDC Public Art,
Environment Agency, Highways England, Legal Services Rights of Way Officer,
Natural England, OCC Archaeology, Thames Valley Police, Thames Water

Page 35



In the region of 820 letters of objection have been received and 43 letters of support have
been received.

Planning Policy and Constraints

The site is outside of any built up area and is in the open countryside. The site is not
allocated within the Local Plan for development. The site is devoid of buildings and is a
largely managed landscape as part of a golf course. A public right of way crosses the site
and there are several ditches (some dry some not) and ponds present.

The application has also been assessed against the relevant policies in the NPPF, the
adopted Local Plan and other relevant guidance as listed in detail at Section 8 of the
report.

Conclusion
The key issues arising from the application details are:
e Environmental Statement
Principle of development
Transport assessment and highways
Landscape character impact
Heritage impact
Design and impact on the character of the area
Landscaping and trees
Residential amenity (incl. noise, air and light pollution)
Flood risk and drainage
Sustainability and Mitigating Climate Change
Ecology Impact
Crime Prevention
Mitigating Infrastructure Impacts

The report looks into the key planning issues in detail, and Officers conclude that the
proposal is unacceptable for the following reasons:

1. The loss of an 18 hole golf course without appropriate mitigation.

2. Significant development in a geographically unsustainable location accessed via
minor rural roads and which will be reliant on the private motor vehicle.

3. The proposed development fails to robustly demonstrate that traffic impacts of the
development are, or can be made acceptable, particularly in relation to the
Middleton Stoney signalised junction.

4. The proposed building, by virtue of its size, scale and massing will have a
detrimental visual impact by significant urbanisation within a rural context close to
the historic village of Chesterton. This would cause unacceptable harm to the
character and appearance of the area and the rural setting of the village and would
fail to reinforce local distinctiveness.

5. The submitted drainage information is inadequate and therefore fails to provide
sufficient and coherent information to demonstrate that the proposal is acceptable
in terms of flood risk and drainage.

6. Absence of a satisfactory S106 of unilateral undertaking.
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Members are advised that the above is a summary of the proposals and key issues
contained in the main report below which provides full details of all consultation
responses, planning policies, the Officer's assessment and recommendations, and
Members are advised that this summary should be read in conjunction with the
detailed report.

MAIN REPORT

1.

1.1.

1.2.

1.3.

1.4.

1.5.

1.6.

APPLICATION SITE AND LOCALITY

The application site extends to 18.6 hectares and comprises the western nine holes
of the existing 18-hole golf course which forms part of the Bicester Hotel Golf and
Spa (BHGS). It is situated on the western edge of the village of Chesterton
(approximately 0.5km from the village centre). Little Chesterton is situated
approximately 1.3 km to the south of the application site. Bicester is 1.3km from the
application site to the east.

The site is located immediately to the east of the M40 which runs north to south
along the boundary of the site. Large parts of this boundary are buffered with
existing trees, woodland and established shrubs and vegetation. Junction 9 is 2.2km
to the south of the site and serves Oxford via the A34 and Bicester via the A41. To
the north of the site runs the A4095 which runs east to west and to the south of the
site is land and buildings associated with BHGS. To the east of the site are buildings
associated with BHGS and two residential properties being Stableford House and
Vicarage Farm. Further east and along the A4095 is another residential property;
Tanora Cottage.

If the development is permitted, then as part of a course-wide reconfiguration, the
eastern nine holes and the hotel and spa facilities associated with BHGS will remain
in situ and continue to operate alongside the proposed development.

In terms of the surrounding area, to the north of the site, north of the A4095, is a mix
of agricultural land and Bignell Park Barns (which provides office accommodation)
and a residential property. There are a number of accesses off the A4095 to serve
these uses. Beyond the M40 to the west is agricultural land with associated
agricultural and residential properties. The next nearest village to the north west is
Middleton Stoney approximately 1.8km away.

The site contains a variety of habitat types of ecological value including ponds,
plantation and semi-natural woodland and species rich hedgerow. There are also a
variety of grasslands, dense scrub and tall wasteland plants throughout the site. The
ponds are mostly located in a cluster to the northern part of the site and have been
engineered as part of the design of the golf course landscape. A narrow and shallow
ditch runs southeast from the central woodland block towards the Hotel and Spa
roughly lying parallel to the A4095. A dry ditch crosses the central part of the site.

The vegetation on site mainly comprises trees, shrubs and grassland. The larger
scale and more dense areas of vegetation include plantations, woodland, areas of
scrub and hedgerows — largely located along the boundaries but with some areas of
plantation toward the centre of the site — with many mature trees scattered across
the site individually or in small groups. Most of the groups of trees are established
as part of the golf course and whose purpose is to delineate fairways or to provide a
degree of low level screening within and around the site. There is well established
boundary vegetation in the form of a woodland belt along the M40 and another
along the A4095.
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1.7.

2.1.

2.2.

2.3.

2.4.

2.5.

2.6.

The landform of the site is characterised by the engineered undulations of the golf
course. Overall, the site has a gentle fall from the north-western corner towards the
south-eastern boundary, generating a change in level of approximately 7m. The
topography of the site is set within the wider context of a transition between broadly
undulating but gently rising valley slopes to the northwest and a relatively level and
flat landscape to the southeast.

CONSTRAINTS

The application site is not within the confines of a built up area being outside of both
Chesterton and Bicester and therefore lies in the open countryside. It is not in land
designated as Green Belt.

There are no buildings on the site and it is not located in a Conservation Area.
Chesterton Conservation Area is located to the east of the application site and is
approximately 475m at its closest point. The Conservation Area occupies much of
the original historic village core that was established by the middle of the 18%
Century. Bicester Conservation Area is some 2.9km to the north east of the site.
Weston-on-the-Green Conservation Area is located to the southwest of the site
approximately 3.3km away at its closest point.

The site is not located in a designated Archaeological Priority Area however,
Alchester Roman Site is approximately 2km from the site. There are two Registered
Park and Gardens within 5km of the site; Middleton Park (Grade Il) located circa
1.4km to the northwest and Kirtlington Park (Grade Il) circa 2.8km to the southwest.
In addition, whilst there are no scheduled ancient monuments within the application
site there are three within 5km. Those being:

¢ Middleton Stoney Castle located 1.85km to the northwest;
e Saxon Barrow located 1.43km to the west; and
e Alchester Roman Site located 2km to the southeast.

There are a number of listed buildings contained within the surrounding
Conservation Areas and Registered Park and Gardens as mentioned above. Other
notable listed buildings include:

e Barn approximately 40m northwest of Chesterton Fields Farmhouse (Grade
II) which is 500m to the northwest of the application site; and

e Bridge approximately 200m northeast of Lodge Farmhouse (Grade II) which
is 1.65km to the southeast of the application site.

A Public Right of Way (PROW) (ref 161/6/10) runs through the site entering off the
golf course off the A4095 to the north and crossing the site in a south-easterly
direction before exiting through BHGS car park and land. The actual alignment of
the PROW is not clearly signed and difficult to locate.

There are no statutory or non statutory designated nature conservation sites within
2km of the application site. Low amounts of ancient woodland are present within
2km of the application site limited to three small parcels, the closest of which is
approximately 1.5km southwest of the site beyond the M40 at Middleleys Spinney.
There are a number of waterbodies within 500 metres of the application site
including Gagle Brook which is part of the Langford Brook catchment.

Page 38



2.7.

2.8.

3.1.

3.2.

3.3.

3.4.

3.5.

Protected and notable species have been recorded within 2km of the site including
bats, badger, nine notable bird species, slow worm and grass snake, amphibians
including smooth newt, common frog and common toad and a number of
invertebrates (moth and butterfly).

The site is located wholly within Flood Zone 1 and as such has a low probability of
flooding. There are a number of watercourses and ponds across the existing site
which are managed within the context of the golf course.

DESCRIPTION OF PROPOSED DEVELOPMENT
The proposed leisure resort at Chesterton includes:
e 498 bed hotel (27,250sq.m)
e Indoor water park (8,340sq.m) with external slide tower (height 22.5m)

¢ Family entertainment centre including an adventure park, food and beverage
and merchandise retail, Conferencing and back of house (12,350sq.m)

e The adventure park will provide activities including ropes course, climbing
wall, miniature golf, family bowling, arcade games and an interactive role
playing game

e Associated access and landscaping
e 902 new parking spaces
¢ Public parkland (6 hectares) including nature trails and play spaces

The hotel comprises of 498 bedrooms typically ranging from 2 to 6 bed spaces.
This, along with the amount of parking proposed, indicates that the number of
guests on site at any one time is likely to be between 1 to 2 thousand at peak
periods. The applicant has indicated that the average length of stay for a family is 1
to 2 nights.

The back of house floorspace is contained within the hotel and Family Entertainment
Centre with the majority of plant space being at roof level over the Family
Entertainment Centre. Laundry facilities will be provided on site for both the hotel
and waterpark. There is a dedicated servicing area to the side/east of the proposed
building, behind the eastern hotel wing. This space includes room for vehicle turning
and allows for multiple delivery vehicles to be arriving, unloading and departing at
the same time.

The indoor waterpark is the anchor of a great Wolf Lodge. It will include a range of
waterpark attractions including slides, rides, lazy rivers, toddler pools and wave
machines. It is designed for use by the target audience of families with children
between the ages of 2 and 12 years old.

Approximately 550sgm of conference space is provided within a conference centre
to provide flexible meeting and conference rooms to accommodate different sized
groups. The conference facilities are designed and presented to operate closely with
the wider resort and often relate to stays in the hotel. The conference centre is
supported by a small outdoor terrace looking west beyond which is the public nature
trails area.
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3.6. The proposed nature area will cover approximately 6 hectares and is provided for
public use including nature trails and areas for both hotel guests, conference
delegates and members of the public.

3.7. In terms of the operating hours for various parts of the proposed development, this
is summarised below.

Hotel (including guest services) 24 hours

Hotel guests: 9am — 9pm
Waterpark
Day visitors: 10am — 9pm

Hotel guests: 8am — 9pm*
Familiy Entertainment Centre
Day visitors: 10am — 9pm*

Hotel guests: 7am — 11pm**
Food and beverage
Day visitors: 10am — 11pm

*k%k

Nature trail 6am — 9pm

* specific activities may open later and close earlier
** 24-hour F&B offer provided in one grab and go outlet
*** Variation during winter periods expected

3.8. In terms of the timescales for delivery, it is anticipated that the construction phase of
the development would last approximately 2 years. If consent was granted for the
proposed development, enabling works on site would start in mid June 2020 which
would include: obtaining the relevant licences and approvals, undertaking temporary
utilities connections, creation of temporary works accesses, concluding site
contamination surveys, commencing the EIA requirements to safeguard the habitat
and local ecology, installing hoarding and fencing as appropriate to secure the site,
creation of new ponds and making safe the PRoW by re-routing the path around the
working areas. It is anticipated that the commencement of development would be in
early September 2020 aiming for completion and a soft opening in September 2022.

4. RELEVANT PLANNING HISTORY

4.1. The following planning history is considered relevant to the current proposal:

Application Ref. Proposal Decision

19/01255/SCOP Scoping opinion - Redevelopment of | ISSUED
existing 9 holes of the wider 18 hole course
at Bicester Hotel Golf and Spa to provide a
new leisure resort (sui  generis)
incorporating waterpark, family
entertainment centre, hotel, conferencing
facilities and restaurants with associated
access, parking and landscaping.

13/01102/F Bicester Hotel, Golf and Spa - Two storey | APPROVED
extension to existing hotel with roof
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4.2.

5.1.

5.2.

5.3.

5.4.

6.1.

6.2.

accommodation to form 51 new bedrooms

03/01050/F Reapplication of partially implemented | APPROVED
permission CHS.344/90 to show redesigned
extension to existing golf clubhouse inc.
fitness gym, swimming pool, health and
beauty suite, 52 No. bedrooms. Ancillary
service yard, access road, alterations to
existing golf course and landscaping.
Amendments to 02/00182/F (as amended
by plans received 12.06.03 also plans
received 04.07.03)

There are a number of other applications which relate to the Hotel, Golf and Spa but
are not directly relevant or of interest here.

PRE-APPLICATION DISCUSSIONS

Extensive and detailed pre-application discussions took place throughout late 2018
and 2019 (reference: 18/00058/PREAPP). The Council confirmed that it was not in a
position to support a planning application for the proposal. In summary, the Council
made the following comments:

“The scheme would bring some economic benefits, which would weigh in favour of
the development. However, the three overarching objectives of the planning system
to achieve sustainable development as outlined in the NPPF (economic, social and
environmental) are required to be pursued in mutually supportive ways, and in my
opinion the proposals result in other impacts (social and environmental) which
outweigh those benefits.”

It was considered that the proposal would not comply with Policy SLE3 of the
CLPP1 which requires new tourism development to be located in sustainable
locations. Officers expressed concerns about the lack of public transport and
suitable cycling or pedestrian links and the resultant high reliance on the private car
to access the facility. In addition, issues regarding the landscape and visual impacts
of the development, and the design and scale of the proposal in this open
countryside setting were raised. The pre-application proposal would also result in
social harm through the loss of an existing area of recreation land for which there
appeared to be no justification.

Officers concluded that the significant harm caused by the development would not
be outweighed by the perceived benefits.

RESPONSE TO PUBLICITY

This application has been publicised by way of a site notice displayed near the site,
by advertisement in the local newspaper, and by letters sent to all properties
immediately adjoining the application site that the Council has been able to identify
from its records. The final date for comments was 19 December 2019, although
comments received after this date and before finalising this report have also been
taken into account.

In the region of 820 comments have been received objecting to the proposal. The
comments raised by third parties are summarised as follows:
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Principle of Development

The development is not needed nor required

Lack of consultation from the developer with CDC and failure to engage in the
process to find a suitable site through land allocation in the local plan process
The development will not bring benefits to the local population

Unsustainable location for such a development on the edge of a small historic
village

Lack of evidence that Great Wolf have looked seriously into assessing other
potential sites and concern and criticism given regards the submitted sequential
assessment

Concern regarding the viability of the project and whether it will function long
term

Sufficient hotel rooms and conference space in the area and more under
construction or planned

Greenbelt under threat — loss of countryside

The comparison to developments in the USA in terms of traffic numbers,
walking and cycling numbers is not useful and is a false comparison

No accommodation on site for staff

Loss of Golf Course

Loss of a highly acclaimed and financially viable golf course, the only one close
to Bicester, concern about the future viability and survival of the golf club only
having 9 holes. Open spaces for sports provision should be protected

Doubt over the reliance and accuracy of the planning statement in terms of its
assessment of the existing Golf Club and the impact of the development on the
facility

Loss of the golf course as physical health, mental health and wellbeing facility

Economic Impacts

Low employment opportunities locally in poorly paid service jobs and be
transient in nature. Contradicts Cherwell Employment Strategy which supports
increase in knowledge based jobs.

The application refers to employment opportunities for Oxford Brookes students
but this is likely unfeasible due to the poor public transport links. Students would
travel 2.5 hours per day to get to and from the facility using public transport.
Shortage of hospitality industry workers in the area already and few local
residents are looking for this work.

Limited access to the waterpark for local residents and only at low season or
weekdays. Day passes scarcely available to purchase

Day passes likely to be too expensive for local families

The hotel will adversely affect the existing hotel and conference business at the
golf club and the future viability of the Health Club and remaining golf facility to
the detriment of residents of Cherwell District.

No trickle down effect of visitors using local facilities as all contained in the
resort

The negative effects of the development outweigh the limited local economic
benefit

Page 42



Landscape and Visual Impact (incl. heritage impact0

The development would have a significantly harmful effect on the setting of
Chesterton and on the rural character and appearance of the area

The development will have an irreversible impact on the landscape and views of
the site

Vast scale of the proposal is out of keeping with a rural location and the scale
and size of the development will be a visual distraction to road users affecting
local roads and motorway traffic

No amount of screening will disguise the height of the proposed 4 storey
buildings and water park detrimental to the visual amenity of the area

The proposed building has no architectural merit

Elevations are far too large and high for the site

Sprawl of built form across the site has an urbanising impact

Potentially harmful to heritage assets including archaeology. A full
archaeological survey of the site should be carried out to determine whether
any archaeology exists.

Transport and Traffic Impact

Impact of extra traffic on an area which already suffers heavy traffic and
congestion on the A41, A34 and M40. Concern over traffic delays

Significant increase in traffic from visitors, buses, staff, deliveries and
construction traffic through the local villages including Chesterton and
Kirtlington and to the detriment of the amenity of existing residents in terms of
noise and fumes

The development will have a significant reliance on car travel which is contrary
to the Cherwell Strategy of reducing car usage in the district

Costly road improvements will be required as current infrastructure is not
sufficient to cope with the increase in traffic

Concern about the proposed protected right turn into the site and how that will
affect access to and from the opposite agricultural accesses

Concern about the tight roads in surrounding villages and rural area and how
they will be accessible to coaches and construction traffic

The proposal envisages guests arriving by train but this is unlikely as most will
travel with children and a lot of luggage. The proposed shuttle buses running
between the site and the train stations do not relate to the train timetable and
people will not wait for extended periods of time for a bus and will opt to drive
There is no space at Bicester Village Railway Station for a shuttle bus to
operate from

There is no pedestrian or cycle lane access to the site nor is there any street
lighting

Neighbour and Amenity Impact

Detrimental to neighbouring properties particularly Stableford House by light
pollution at night, loss of privacy and overbearing building

Light pollution in rural area

Discrepancies in the lighting documentation compared to the application detail
as the assessment only relates to a two storey structure when the hotel alone is
four storey

Increased air pollution from increased traffic numbers

Noise from the motorway will affect the park users
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6.3.

6.4.

6.5.

e Unbearably intrusive development having a detrimental impact on local
residents

¢ Disruption to local area during construction period (2 year programme)

¢ Ongoing noise and light pollution when resort is operational

¢ Detrimental impact upon air quality due to removal of trees and increased
development in an already compromised area adjacent to the motorway as well
as increased traffic numbers and traffic idling in queues for the facility

Ecology, Drainage, Flooding and Climate Change Impact

e Loss of natural habitat and trees as well as devastating impact on wildlife
(hawks, frogs, hedgehogs and grass snakes on site)

e Concerns over surface water drainage and the increased risk of flooding

e Concern over capacity of the existing waste water and sewage systems

¢ Overuse of water by the water park facility and the hotel and where this water
will be sourced from

e Concern regarding the absence of an environmental policy statement by great
Wolf Resorts Limited and this raises questions about the company’s policies on
plastic use, carbon footprint issues and carbon offset policy. Where is the
corporate commitment to the environment?

Some 43 letters of support were received, and the comments are summarised as
follows:

e The scheme will bring a variety of new jobs to the area with opportunities for
young people to train in and foster careers in hospitality management,
engineering, aquatics management

e It will provide a world class leisure facility for local residents and visitors

e Local construction professionals will benefit from the jobs created through the
construction of the scheme

e The scheme will bring £200 million investment to the area and boost the local
economy

e Businesses across Oxfordshire will benefit from an estimated £5.7million
increase in expenditure from the resorts guests

e The area is currently lacking in this type of facility and it will assist in Bicester to
continue to thrive as a town

e The resort will be a diverse and fun array of family orientated activities and
indoor water park

o It will create a free, public nature trail

o Great Wolf Resorts is committed to supporting local and national charities like
the Make-A-Wish Foundation

The comments received can be viewed in full on the Council’s website, via the
online Planning Register.

As well as the individual consultation response letters received from local residents,
the Council has received petitions of objection totalling over 753 signatures. It is
important to consider that many of these signatures will also have submitted their
own individual letters of objection or concern.
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7.1.

7.2.

7.3.

RESPONSE TO CONSULTATION

Below is a summary of the consultation responses received at the time of writing this
report. Responses are available to view in full on the Council’'s website, via the
online Planning Register.

PARISH/TOWN COUNCIL AND NEIGHBOURHOOD FORUMS

BICESTER TOWN COUNCIL: Objection.

The site is not allocated in the Local Plan and is a contravention of transport and
green open space policies.

Significant concerns regarding anticipated traffic issues, the impact that users of
Satnav will experience, impact of traffic on both Bicester and surrounding villages.

In addition, the building footprint is large and excessive, overbearing and not in
keeping with the size or scale of development locally.

Concerns about the impact on water resources locally to facilitate such a
development.

Cumulative effect of development with other approved applications for hotels in the
area is in excess of local demand and therefore overdevelopment.

Location is unsuitable, being outside of the development envelope of local
settlements and having an adverse impact on the open green areas.

Guest turnover of 1.5 days with 900 car parking spaces in addition to other
associated vehicle movements will result in an unacceptable number of vehicles
using the road network which is already at capacity.

BLETCHINGDON PARISH COUNCIL: Objection on the following grounds:

Major concerns about the increase in traffic which will have a major negative
impact upon the already busy roads. Roads are in a poor state of repair and will be
made worse, especially during the development stage.

All surrounding villages (Chesterton, Little Chesterton, Middleton Stoney, Weston
on the Green, Bucknell, Ardley with Fewcott, Bletchingdon, Kirtlington) will all be
impacted on.

Increased traffic through deliveries, laundry services, staff etc

The proposal is not in keeping with Oxfordshire County Council plans of being
carbon neutral by 2050.

Such developments should be directed to brownfield sites.

The design of the development is not in keeping with the Oxfordshire landscape,
e.g. 80ft high indoor water park and a 4 storey hotel twice the size of the existing
Bicester Golf Hotel.

Concerns over disruption and pollution caused by a two year build programme and

the impact this will have on the environment, local wildlife and the neighbouring
farming communities.
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Noise pollution, light pollution during evening/night time, air pollution from extra
vehicles and construction vehicles.

7.4. CHESTERTON PARISH COUNCIL: Objection on the grounds of lack of

7.5.

sustainability, unsustainable location and that the proposal is against both the
adopted Local Plan and NPPF Guidelines.

Carter Jonas LLP has been instructed by Chesterton Parish Council to submit a
formal objection to the application. This is supported by the adjoining Parish
Councils of: Weston on the Green, Middleton Stoney, Ardley with Fewcott,
Wendlebury, Piddington, Kirtlington, Bletchingdon, Bucknell, Fringford and
Ambrosden. Carter Jonas submitted a 55 page document in response to the
consultation and the objections of Chesterton Parish Council are summarised here:

The application does not take proper account of development plan policies, nor
national policy, and neither does it provide proper justification. Bicester and
Banbury are the most sustainable locations for growth,

Chesterton is suitable for minor development, infilling and conversions only

Policy SLE4- development that is not suitable for the roads that serve the
development, and which have a severe traffic impact will not be supported

Significant negative traffic impacts on the surrounding areas. Despite the signage
strategy, visitors will likely route via unsuitable roads, & the impact on local road
network hasn’t been mitigated

It has also not been proven that safe & suitable access is achievable due to issues
with the drawings & the lack of Road Safety Audit. Inadequate footways and cycle
paths to Bicester.

Trip generation calculations based on USA and have failed to consider several
factors including impact & subsequent parking requirements of on-site conference
facilities.

Parish Councils note that objections have been submitted to the proposal from
Highways England and the Local Highway Authority (Oxfordshire County Council).

Out of character with the locality. 498-bedroom hotel with occupancy of up to 8
people per room in a small village without basic amenities.

Policy ESD13- The proposal is inconsistent with local character, the proposal
would harm the setting of settlements, the proposal would harm the historic value
of the landscape. Impact both visually & in terms of change to the landscape
character, is considered significant & a development of such a scale, footprint and
massing is not commensurate with a site of this nature in this location

Chesterton Conservation Area encompasses most of the village (Policy ESD15-
development should contribute positively to an area’s character)

Does not represent sustainable development. Policy ESD1- reiterates the
importance of locating development in sustainable locations; promotes sustainable
construction techniques; and, seeks the use of resources more efficiently,
including water.

Area of severe water stress, proposal expects use of 400,000 litres per day
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7.6.

7.7.

Environmental net gain calculation classifies the current golf course as ‘poor’ to
enable their required result.

In the open countryside where the prevailing character is if of agricultural fields
and the landscaped ‘Bignell Park’ to the north. Policy C8 clarifies that sporadic
development in the open countryside will generally be resisted.

Loss of half of an existing and well-established golf club. Policy BSC10: Open
Space, Outdoor Sport and Recreation Provision states that — access to open
space, sport and recreation provision will be secured through protecting existing
sites. 18-hole golf course users would have to travel further afield representing a
further unsustainable result of the proposals and increase in car usage. Remaining
9 holes likely to be financially unviable with over 75% of members leaving if
proposals go ahead.

No evidential need for such a holiday resort in the area, and what benefits it would
bring. Multiple new hotels in Bicester recently all within the area the local plan.

Destination resort, guests are expected to stay onsite, so very limited benefit to the
local economy and tourism. Employment of low paid, seasonal in nature not in line
with the Oxford Local Industrial Strategy 2019.

Day pass offering wholly inadequate for local communities during school holidays
and weekends, 30 passes per day of nearly 3000 potential users.

Business rates contributions should not outweigh harm to landscape, road

networks and local communities.

Notwithstanding the Parish Council’s objection to the proposal, if the planning
committee were to support the proposal the Parish Council would expect significant
Section 106 investment in the local infrastructure and road network both locally and
sub-regionally. Including the following contributions to village improvement issues:

Improving the energy efficiency of both the Community Centre and Village Hall
along “low carbon” lines

Electric charging points adjacent to the Community Centre
Extension to the existing kitchen in the Community Centre

An extension to the Sports Pavilion to house necessary equipment and an
extension to the Car Park, necessitating land purchase

The conversion of the Annex to create storage, an archival centre and an internet
café

Increased recreational activities to include a bowling green and tennis courts,
necessitating land purchase

The creation of a kitchen and toilet facilities in the Church
Improved signage to village amenities
A contribution to the management and maintenance costs of the above.

FRITWELL PARISH COUNCIL: Objection on the following grounds:
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7.8.

7.9.

Traffic and transport impacts upon the local roads causing hazardous conditions
for residents.

The development would compound the problems on an already overloaded
network to an unacceptable degree.

Increases and encourages the use of the private motor vehicle adding to
greenhouse gas emissions.

Loss of footfall to Bicester Town Centre, Bicester Village and Tesco Superstore
because they would be too busy and difficult to access due to traffic problems.

The proposed development in a historic village is unsustainable and inappropriate
to the rural setting incurring irreparable loss of visual and recreational amenities.

It is out of keeping with the surrounding area and involves building on a greenfield
site destroying valuable habitats for wildlife.

GODLINGTON PARISH COUNCIL: Objection. The development does not take
into account the Local Development Plan Policies and would have a significant
negative impact to traffic on local roads in an area already struggling to cope with a
massive increase due to recent ongoing developments. It would be highly visible
and intrusive in what is a pleasant, rural area and out of character with Chesterton
village and have a significant negative effect on the quality of life of people living in
Chesterton and surrounding area. There are no apparent benefits to the local area
as guests are encouraged to stay onsite throughout their stay ensuring local
businesses do not benefit from the massive influx of visitors.

KIRTLINGTON PARISH COUNCIL: Objection on the following grounds:

The transport and access analyses are deficient and the site is wholly
inappropriate in terms of traffic impacts. A development of these proportions which
is anticipated to generate large volumes of traffic movements should be accessed
directly from a motorway junction and not via rural roads.

Concern regarding the volume of traffic through Weston-on-the-Green; 62% of the
total traffic will travel north on the B430 and 40% south on the B430 and all
converge at the crossroads junction with the A4095. The transport assessment
does not mention this. Prediction of no traffic travelling along the A4095 and
passing through villages en route including Kirtlington. This is wrong and
misleading.

Traffic load through Kirtlington and neighbouring parishes on the A4095 is already
unacceptably high and the existing increase in traffic at rush hour will coincide with
projected peak arrival and departure times at the site.

The site is contrary to the adopted Development Plan. The site is not situated
within any settlement boundary and is within the open countryside. It is not
allocated for any development in the adopted Development Plan. The site is also
shown on the Green Infrastructure theme map (Local Plan) as an existing Outdoor
Sports Facility and protection of existing sites falls under Policy BSC 10.

The proposal would be contrary to Policy ESD 13 in as much as it would cause
undue visual intrusion into the open countryside.

There is no established need case for this development and the analysis of the
economic need is deficient. The local area enjoys full employment particularly in
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7.10.

7.11.

7.12.

7.13.

the leisure and service industry but struggles with housing shortages and transport
networks. The need case for this development is ill considered.

LAUNTON PARISH COUNCIL: Objection on the following grounds:

The development would cause considerable harm and would be of great detriment
to local area amenity land

The site is not specified for any form of development in the Local Plan

Inappropriate siting of the development in a greenfield area with unsuitable road
access which would compound already significant traffic issues

Concerns about water usage and treatment
The harm to the area would greatly outweigh any perceived local benefits.
LOWER HEYFORD PARISH COUNCIL: Objection on the following grounds:

Speculative development in the open countryside which is not allocated for
development in the Local Plan.

It will result in the loss of a valued 18 hole golf course in an area where more golf
courses are identified as a need within the period plan.

The scale and design of the proposal will have a harmful impact on the rural
character of the countryside and the village of Chesterton.

The impact on wildlife and habitat will be significant.

The impact of greenhouse gas emissions in relation to climate change has not
been assessed.

The site is unsustainable and encourages private car use. It will add a large
volume of traffic onto a sensitive road network.

The traffic will have a severe impact on the Middleton Stoney crossroads and
neighbouring villages. Construction traffic should not be routed through the
villages. The traffic forecasts are unreliable and the mitigation is insufficient.

The proposal is contrary to the relevant policies in the Local Development Plan
and there are no material considerations that warrant planning permission being
granted.

MID-CHERWELL NEIGHBOURHOOD PLAN (MCNP) FORUM: Objection on the
basis of inadequate analysis of traffic generation and resulting significant increase in
traffic volumes on routes connecting to the M40 and elsewhere. The MCNP Forum
supports the objections and concerns expressed by the other Parish Councils. In
addition the proposed scheme does not conform with the NPPF and Local Plan
Policies regarding sustainability, building in open countryside and loss of existing
recreational facilities. Should the application be refused the MCNP Forum wish to
see measures in a S106 legal agreement to calm traffic through the villages in the
MCNP area.

MIDDLETON STONEY PARISH COUNCIL: Objection on the following grounds.
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7.14

The proposal is not in keeping with the local development plan or with any
commitment to the environment.

The traffic problems in Middleton Stoney are well known and would be made
worse by the Great Wolf resort in conjunction with the traffic from the new Heyford
Park development and other approved developments in the surrounding area.

Existing air quality in Middleton Stoney is amongst the very worst in the County
and the air and noise pollution would be made worse by the Great Wolf
development due to the increase in traffic.

The PC agree with the other reasons for objection raised by Chesterton and other
Parish Councils.

The building would be out of keeping with the rural character of the local area and
with the Council’s stated desire to tackle climate change.

The business case does not comply with Cherwell’s strategic aim of championing
a knowledge-based workforce. The developers are predominantly promoting low-
skilled employment and training.

. SOMERTON PARISH COUNCIL: Objection on the following grounds.

The proposal is not in accordance with the local development plan and there are
no material planning considerations that would warrant planning permission being
granted.

It is unsustainable in an inappropriate location on the edge of a small historic
village.

The development includes a 900-space car park, indicating a significant reliance
on car travel which goes against the Cherwell Strategy of reducing car usage.

The existing road infrastructure cannot cope with the projected increase in traffic
and local roads experience major congestion when there are traffic issues on the
M40 and A34. The effect of cumulative impact with other significant proposals
approved in Bicester.

It will comprise 500,000 square feet of building on a greenfield site, irreversibly
removing important green space and disrupting ecological habitats for an
abundance of wildlife.

The design and scale of the buildings is not in keeping with the character of the
local area.

Lack of employment market in locality for hospitality industry. Taking employees
away from existing local businesses (a negative economic impact) or bringing in
employment from other areas (increase in traffic numbers).

Little economic benefit to local businesses.

Concern over the loss of 9 holes of golf course and how will the remaining 9 holes
be safeguarded. Open space provision is rapidly disappearing in the district.

Deterioration in air quality and increase in noise pollution.

7.15. WENDLEBURY PARISH COUNCIL: Objection on the following grounds.
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7.16.

Opportunist application which falls outside the current CLP and is contrary to
Policy SLE3 which requires new tourism development to be located in sustainable
locations.

Wendlebury and Chesterton Parishes are close neighbours and suffer from the
cumulative effect of piecemeal developments in Bicester with no mitigation. This
application has the potential to further undermine their ability to maintain a
sustainable quality of life in the communities.

The proposal is contrary to the NPPF and the overarching objectives of the
planning system to achieve sustainable development (economic, social and
environmental).

Concern raised about the effect of drainage changing hydrology and the increased
flood risk; the proposed hard surfaces of the hotel, car park and other facilities will
increase the volume of storm water flowing down stream through Little Chesterton
and increase the risk of flash flooding in Wendlebury.

Concern that the drainage proposals and mitigation works proposed will not
address flooding risk.

Concern about traffic through the villages and rural roads. Flaws in the submitted
assessment as traffic modelling is only designed to predict traffic flows for strategic
routes and has not appeared to have taken account of all of the developments in
the area with extant planning consent. No account ahs been taken to consider the
impact upon the A41 and wider impact on local road structures specifically the
Vendee Drive roundabout.

The proposal is contrary to Policy ESD1 which seeks to reduce the need for travel
by car and make full use of public transport, walking and cycling.

WESTON ON THE GREEN PARISH COUNCIL: Objection on the following
grounds:

Contrary to Local Development Plan and to its strategic aims for i) sustainable
development in an historic landscape; ii) preservation and enhancement of
biodiversity; iii) reduction in the use of private motor vehicles and their effect on
climate change.

The site is outside any defined settlement boundary and in the open countryside. It
is not allocated for any development within the Development Plan and thus is
contrary to policy.

Sustainability issues:

o Hotel will have a massive energy requirement with only a fraction of it being
sustainably generated

o Traffic movements will stretch the local road network to breaking point

o Reliance on private vehicles and increase in heavy service vehicles is
directly contrary to the Cherwell Local Plan policies TR2 and TR16

The development will have an impact upon natural habitats and increase in hard

surfaces and built areas. Extreme revision and management of the rural landscape
is contrary to Cherwell Local Plan policies EN27, EN30, EN31, EN34 and EN35.
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Concerns about the submitted Transport Assessment and consider it contains
significant flaws including:

o The data only includes five planned development schemes in the area and
fails to take into account other significant developments with extant
planning permission

o Comparisons are made to Center Parcs who operate a significantly
different model

o Despite the claim that changeovers will be spread throughout the week, as
it's a family resort, due to school hours, peak traffic will be on a Friday and
departing on a Sunday/Monday during term time

o Proposal suggests signage will advertise access using the A34 from J9 and
along the B430 to junction with B4095. Despite this the traffic data within
the proposal only assumes 50% of journeys will access the B430. The
majority of visitors will follow signage and it will be higher than 50%.

o Volumes of traffic already use Church Lane/Road in Weston on the Green
as an alternative to the A34/M40 J9 route. This will increase. The traffic
data fails to recognise this.

o There is no traffic projection to cross the B430 at the A4095 junction and
continue west towards Witney and Blenheim Palace. This is wrong and
clearly misleading with modern satellite navigation.

Construction traffic and their proposed routing will put further pressure on a
junction (M40 J9) that Highways England, in its latest report, have admitted is
failing. The Transport Assessment suggests this junction will still be within
theoretical limits however in reality the traffic on this junction already exceeds
capacity.

Contrary to Cherwell’s strategic aim of prioritising Knowledge Based business
investment as a priority thereby offering employment support the Knowledge
Economy.

No local business support in Weston on the Green to the scheme.

The business model keeps guests on site to use their facilities so there will be no
economic benefits shared with the local area.

Local businesses already find it difficult to recruit to the hospitality industry. Taking
existing employees from existing local businesses will have a negative economic
impact or they will bring in external employment from outside the area increasing
traffic movements further.

Development will have a significant urbanising impact on the rural location and
would not be in keeping with the local area.

The outside space would be next to a major motorway and be unhealthy to guests
due to noise and fumes.

Great Wolf should have worked with the Local Authority to be allocated an
appropriate site through the local plan process.
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7.17.

7.18.

7.19.

7.20.

Resultant deterioration in air quality and noise pollution from additional traffic,
construction and service vehicles.

Concern regards water usage, water treatment and an overwhelmed waste system
in a “highly water stressed area”.

CONSULTEES

BICESTER LOCAL HISTORY SOCIETY: Objection on the following grounds:

Concern about the absence of the final report of archaeological evaluation. In
addition, the desk based assessment set out in the scoping report needs to be
undertaken. The cultural heritage chapter of the EIA needs to be submitted prior to
the determination of the application. [OFFICER NOTE: Chapter 10 of the
Environmental Statement covers the historic environment assessment]

Concern that the development will affect the rural setting of Chesterton due to its
size and potential in increasing traffic in the vicinity. Contrary to Policy ESD15
(Character of the Built and Historic Environment).

CAMPAIGN FOR THE PROTECTION OF RURAL ENGLAND: Objection. The
proposal is contrary to the following policies: BSC10, BSC11, ESD8, ESD10,
ESD13, ESD15, ESD17.

CDC ARBORICULTURE: No objections subject to increased screening to the site
and seeking high quality replacement trees. The submitted report and its findings
are accepted by the arboricultural officer.

CDC BICESTER DELIVERY TEAM: Comments on the travel plan and transport
assessment as follows:

Further enhancements to the road cycling route network are required to provide a
safe cycle route to connect with the network of cycle routes on the periphery of
Bicester (Vendee Drive and the A41). The proposals include provision on the
southern side of the A4095 beginning to the west of the main access and finishing
at the edge of the village of Chesterton. No improvement to routes between
Chesterton and Bicester.

The operation of the shuttle bus to serve Bicester North and Bicester Village rail
stations needs to be developed further to ensure that non-car travel is maximised
amongst staff and guests. Targets for non-car use need to be provided with robust
monitoring strategy and penalties in place where targets are not met to ensure that
the shuttle bus represents a central component of the access strategy.

Concern expressed regarding the frequency of the shuttle bus service, its
marketing, pick up location in Chesterton, provision of adequate shelter provision
and whether an on-demand or flexible service should be developed.

On-demand and flexible routing should be considered for the staff shuttle bus to
maximise coverage and maximise wasted mileage.

The compact route requirements provide opportunities to employ electric vehicle
technology to minimise negative impacts on air quality.

The proposed parking provision does not have a clear evidence base as the three
sites used for trip generation analysis are existing Great Wolf resorts in the USA
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7.21

7.22

7.23

7.24

which are not identified. There is no understanding of the comparability of the
selected survey sites.

More detail is required with appropriate reductions in the proposed parking
provision with respect to a more robust sustainable transport access strategy.

CDC BUILDING CONTROL: Comments. The development would require a
building regulations application with a fire engineers design statement and
disabled access statement being required to support the submission.

CDC CONSERVATION: Awaiting final comments at the time of writing the report.
The comments of the Conservation Officer will be updated to Members at the
Committee Meeting.

CDC ECOLOGY: No objection. The submitted surveys within the ES and updates
are all sufficient in scope and depth at the current time. A habitat management and
monitoring plan has been produced which is generally acceptable. Further
comments as follows:

A pre-commencement update survey for badgers will be required as a condition.

A full reptile mitigation plan which should identify any necessary receptor sites will
be required as a condition.

A Landscape and Ecological Management Plan is required by condition.

A Construction Environment Management Plan for biodiversity is required by
condition. There is a draft CEMP but this does not address pre-works checks and
other biodiversity related issues.

The applicants are pursuing a District Level Licence for the impact on Great
Crested Newts so some of this impact will be dealt with by off-site provision and
compensation.

In addition to the conditions above, three conditions and informatives are
recommended to be included with any permission to ensure the District Great
Crested Newt Licence can be authorised at a later date.

Further detail on the biodiversity net gain is required. Concern expressed
regarding the use of the green spaces for recreation and walking dogs which may
not be compatible with maintaining some of the proposed habitats in the best
condition for wildlife. Daily footfall in this area could be relatively high in a small
space. Some areas should be committed to being inaccessible to visitors.

Concern raised over the lighting scheme, recommendations made to make it more
wildlife/biodiversity friendly and request a modified lighting plan.

A large strip of amenity grassland to the southern edge of the buildings would be
better replaced with other grassland which would better maintain a wildlife
connection between the (current) two halves of the gold course. The placement of
the buildings isolates those two halves.

CDC ECONOMIC DEVELOPMENT: No objection. Overall, the principle of this
development proposal is to be welcomed as part of a broad range of inward
investment to provide opportunities for local employment and leisure facilities for
an expanding number of households in the town, district and wider region.
However, the selected location has serious practical issues to overcome which
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7.25

7.26

7.27

7.28

may affect the operation of the resort and impact detrimentally upon local
communities as suggested in its current form.

If the proposal at this location is approved, | would wish to help to mitigate those
issues within my remit — including potential s106 activity to be included within the
emerging Cherwell Industrial Strategy’s delivery plan. Equally, if this proposal is
refused, | remain very open to working with the applicant to identify an alternative
location within the district.

CDC ENVIRONMENTAL PROTECTION: Comments as follows.
Noise: Recommended conditions.
Contaminated land: Recommended conditions.

Air quality: Satisfied with the findings of the report provided as part of the
Environmental Statement. CDC wishes to see the installation of ducting to all car
parking spaces at this stage so that further so that further EV charge points can be
installed at a later time

Odour: No comments.

Light: The submitted reports conclude that the lighting scheme as planned will be
within the ILP guidance and not at a level to cause a nuisance. It appears to be a
well thought out and sensitive scheme whilst providing the required lighting levels
for a development of this size which will always require a significant amount of
lighting. No further comments.

CDC LANDSCAPE SERVICES: Comments as follows:

The LVIA is a comprehensive and competently written document that complies
with GLVIA 3 guidelines.

In the landscape officer’s opinion, the site has low landscape sensitivity to change,
and a visual effect ranging from neutral to moderate adverse at year 0. This
opinion has been achieved by testing the LVIA.

The scale of the development is very large and unjustifiable, due to approximately
2/3 site acquisition for building and car park, a massive over development when
compared to the adjacent Bicester Health Club and Spa. The LVIA guidelines must
address the major issues with overdevelopment.

Objection is raised in principle due to the proposed overdevelopment of the site.

The officer remains to be convinced that cumulative development harm has been
addressed adequately in the LVIA. WSP’s Environmental Statement Volume 1
Chapter 14 Cumulative Effects does not address developments combined effect
with Bicester Health Club and Space and the lighting cumulative harm has not
been addressed.

Considers that the development does not comply with the NPPF and its three
dimensions to achieve sustainable development.

Does not consider the proposal is justified under Policy ESD1 Mitigating and
Adapting to Climate Change.

CDC LICENSING: No comments.
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7.29

7.30

7.31

7.32

7.33

7.34

7.35

7.36

7.37

CDC PLANNING POLICY: Objection unless planning policy requirements are met.
The proposal will provide new leisure and recreation facilities generating social
benefits and economic benefits for the local and wider economy through visitor
spending and job creation. Part of the golf course will be maintained and enhanced
with a new nature trail contributing towards biodiversity enhancement.
Consideration should be given to whether the proposal is in a sustainable location
as required by Policy SLE3 including in terms of its potential impacts and whether
the location can be made sustainable.

There is general inconsistency with 1996 Policies T5 and C8. However it will be
relevant to take into account the particular nature, requirements and impacts of the
business/proposal. There is potential inconsistency with policies in relation to
adverse impacts on the countryside, settlements, local character and landscape,
amenity, and traffic impacts on rural/minor roads. These impacts will be important to
determine in concluding on the acceptability of the proposals and whether it is
sustainable development.

There is potential conflict with the aims of Policy BSC10 and the Council’'s 2018
strategy identifies that additional golf course provision would be required by 2031 to
meet the needs of additional development in the Bicester area. It recommends that
existing sites are protected unless the tests in the NPPF are met. The proposals
will lead to the loss of part of a golf course where a need is identified in Bicester in
recent planning policy evidence. The views of the Council’s Leisure and Recreation
team and England Golf on whether the benefits of the alternative recreation
provision being proposed clearly outweigh the loss of the existing recreation facility
will be important in determining whether the proposals conflict with the requirements
of the NPPF and policy BSC10. A retail impact assessment should be provided for
proposals to be in conformity with Policy SLE2.

CDC PUBLIC ART: Comments. Requires a financial contribution of £25,000 per
annum over a 3 year period towards the annual core costs of a strategic public
event such as the Bicester Festival.

CDC RECREATION AND LEISURE: Objection. Strongly object to the development
proposals due to the loss of the 18-hole golf course at Bicester Golf Course.

ENVIRONMENT AGENCY: No objection subject to the imposition of a
contamination condition.

HIGHWAYS ENGLAND: No objection. Highways England has been appointed by
the Secretary of State for Transport as strategic highway company under the
provisions of the Infrastructure Act 2015 and is the highway authority, traffic
authority and street authority for the strategic road network (SRN). The SRN is a
critical national asset and as such Highways England works to ensure that it
operates and is managed in the public interest, both in respect of current activities
and needs as well as in providing effective stewardship of its long-term operation
and integrity.

In the case of this development proposal, Highways England interest is in the M40.
Having examined the application, Highways England offer no objections to this
proposal.

LEGAL SERVICES RIGHTS OF WAY OFFICER: Comments. There is a proposal
to divert the public footpath route 161/6 which runs directly through the site. The
applicant should be advised that the granting of planning consent that requires a
Public Path Order (PPO) does not guarantee that a PPO will be made or confirmed.
PPO and planning consent are two separate processes.
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7.39

7.40

7.41

7.42

7.43

7.44

7.45

NATURAL ENGLAND: No objection. Natural England considers that the proposed
development will not have significant adverse impacts on statutorily protected nature
conservation sites or landscapes. Natural England offers advice on other natural
environmental issues including reminding the Local Authority of its duty to have
regard to conserving biodiversity, protected species, local sites and priority habitats
and sites and Sites of Special Scientific Interest (SSSls). In addition, developments
should provide opportunities to secure net gains for biodiversity.

OCC ARCHAEOLOGY: Initial objection advising that: Comments were previously
provided to the applicant on a scoping area for the site where it was highlighted that
the desk based assessment set out in the scoping report would need to be
undertaken and included in any Environmental Impact Assessment. It was also
highlighted that an archaeological trenched evaluation would need to be undertaken
and the results used to inform the baseline of this assessment. This report will need
fo be submitted and the baseline updated before the County Archaeologist can
provide appropriate advice. As such it is not recommended that planning permission
be granted at this stage until the evaluation report and cultural heritage addendum
have been submitted.

During the planning process the agent submitted an appendix to the ES Chapter 10
Archaeology and Cultural Heritage in the form of an Archaeological Evaluation
Report. On receipt of this amended and additional information the Archaeological
Officer confirmed no objection and made no further comments.

OCC HIGHWAYS: Objection. Severe congestion at the Middleton Stoney
signalised junction will be exacerbated by the additional trips generated by the
proposed development. This is contrary to paragraphs 103, 108, and 109 of the
NPPF, Cherwell Local Plan Policy SLE4 and Oxfordshire Local Transport Plan 4
Policy 17.

The development is not planned for and would not be making the best use of
infrastructure given the need to accommodate the planned growth allocated within
the Local Plan.

While the County Council has not specifically identified an objection to the
application on the basis of the site’s location and accessibility, the response does
highlight significant concerns regarding this. There is no public bus service and an
incomplete cycle route to and from the site to Bicester. The County Council has
identified requests for obligations and contributions to improve the accessibility of
the site by sustainable transport modes should the development be granted
planning permission. However, concerns remain over the site’s location which
dictates that car travel to the site will remain the primary mode of travel to the site,
even with the improvements identified.

Traffic may take the inappropriate route through Little Chesterton, despite a signage
strategy. It has been assumed that visitors will be drawn from a catchment area with
a radius of 125 miles. Vehicle trips have been assigned to the primary highway
routes according to the distribution of population within the catchment area.

Concern is raised over the provision of a private shuttle bus service. When delivered
on a like for like basis there are no reasons why a private shuttle bus would be
preferable to a public bus service. Concern was also raised regarding the
implementation of Day Passes to the resort for local residents and the connection
with the shuttle bus scheme. The carrying capacity of the buses may not be
sufficient to meet demand for Day Passes.
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7.47

7.48

7.49

7.50
7.51

7.52

In terms of public rights of way, a suggestion is made to create a circular footpath
around the perimeter of the site that includes the proposed diverted route onto the
cycle path. Requests were made to extend the footpaths and cycle paths off the site
and contributions sought to achieve this.

OCC further comment that the submitted travel plan is quite basic and does not
include the level of detail that is required.

Requests for planning conditions, planning obligations and S106 contributions were
made and these are outlined at later in the report (paragraph 9.203 — 9.208).

OCC LOCAL LEAD FLOOD AUTHORITY: Objection. Requires further information
and clarification on a number of points including:

Ditch condition, capacity information and consent to discharge to Gagle Brook and
boreholes to determine of groundwater to be provided

Robust justification regards peak discharge rates and further information regards
to flow control from the site, proposed tanking/attenuation and buried attenuation
and lack of surface SuDS and surface water management techniques.

Correct methodology to be used throughout including those relating to
microdrainage calculations and additional calculations for relevant return periods.
Clarification on the two ditch lines discussed in section 5.1

With the amount of green space on site it is felt the use of on the surface SuDS
features has not been maximised. Additional techniques should be explored, e.g.
bio-retention, rain gardens etc.

Surface water storage locations, extents and critical levels including freeboard
require further explanation.

Although we acknowledge it will be hard to determine all the detail of source
control attenuation and conveyance features at concept stage, by Outline Design
Stage we will expect the Surface Water Management Strategy to set parameters
for each parcel/phase to ensure these are included when these parcels/phases
come forward. Space must be made for shallow conveyance features throughout
the site and by also retaining existing drainage features and flood flow routes, this
will ensure that the existing drainage regime is maintained, and flood risk can be
managed appropriately.

OCC RIGHTS OF WAY OFFICER: No response at the time of writing the report.
OPEN SPACES SOCIETY: No response at the time of writing the report.

RAMBLERS ASSOCIATION: Objection due to the proposal’s detrimental impact on
the local environment. Objection detailed as follows:

The site is currently a golf course with many areas of land adjacent to greens and
fairways which are beneficial to wildlife. A significant proportion of this valuable
amenity will be lost if the development goes ahead.

Disputes the claim that they will be a 30% net gain in biodiversity when well over
50% of the site will be turned from managed grassland, rough grassland, scrub
and woodland to buildings and hard parking areas.

The right of way (161/06) will be diverted from a now pleasant route to the side of
the A4095 and then by the car park which will be unpleasant for walkers especially
with the increased noise and pollution the facility will bring.

The Ramblers Association object to the diversion of the footpath.
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7.54

8.1.

8.2.

Due to the effects of climate change the Ramblers will object to any development
which will add to pollution, especially from increased traffic.

The development will significantly change the rural character of the area with
visual intrusion of the buildings and the artificial illumination of the development.

The development will be out of scale and design with the historic character of the
adjoining village of Chesterton.

THAMES VALLEY POLICE DESIGN ADVISOR: Comments. No objection but
raises concerns in relation to community safety/crime prevention design which if not
addressed then the development would not meet the requirements of the National
Planning Policy Framework (NPPF), Section 12 ‘Achieving well-designed places’,
paragraph 127 (part f) and the PPG on Design.

e The Design and Access Statement does not provide enough detail in terms
of delivery of security for the premises, patrons and employees.

e Recommended condition requiring the development be carried out with
Secured by Design and Safer Parking Scheme accreditation.

o Offered further advice regarding safer parking areas, boundary treatments,
landscaping, CCTV and design of the development to ensure crime
prevention is fully considered.

THAMES WATER: Comments. Thames Water has identified an inability of the
existing foul water network infrastructure and clean water network to accommodate
the needs of the development proposal. A condition is recommended to require all
wastewater network upgrades are completed prior to the occupation of the
development. Also conditions are recommended in regards to the draining of a
public swimming pool to a public sewer.

RELEVANT PLANNING POLICY AND GUIDANCE

Planning law requires that applications for planning permission must be determined
in accordance with the development plan unless material considerations indicate
otherwise.

The Cherwell Local Plan 2011-2031 - Part 1 was formally adopted by Cherwell
District Council on 20th July 2015 and provides the strategic planning policy
framework for the District to 2031. The Local Plan 2011-2031 — Part 1 replaced a
number of the ‘saved’ policies of the adopted Cherwell Local Plan 1996 though
many of its policies are retained and remain part of the development plan. The
relevant planning policies of Cherwell District’s statutory Development Plan are set
out below:

CHERWELL LOCAL PLAN 2011 - 2031 PART 1 (CLP 2031 Part 1)

PSD1: Presumption in Favour of Sustainable Development
SLE1: Employment Development

SLE2: Securing Dynamic Town Centres

SLE3: Supporting Tourism Growth

SLE4: Improved Transport and Connections

BSC10: Open Space, Outdoor Sport and Recreation Provision
ESD1: Mitigating and Adapting to Climate Change

ESD2: Energy Hierarchy and Allowable Solutions
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ESD3: Sustainable Construction

ESD4: Decentralised Energy Systems

ESD5: Renewable Energy

ESDG6: Sustainable Flood Risk Management

ESD7: Sustainable Drainage Strategy

ESDS8: Water Resources

ESD10: Protection and Enhancement of Biodiversity and the Natural
Environment

ESD13: Local Landscape Protection and Enhancement
ESD15: The Character of the Built Environment
ESD17: Green Infrastructure

INF1: Infrastructure

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)

e TRY7: Minor roads

T5: Proposals for new hotels, motels, greenhouses, and restaurants in the
countryside

C8: Sporadic development in the open countryside

C28: Layout, design and external appearance of new development

C30: Design control

ENV1: Pollution control

8.3. Other Material Planning Considerations

National Planning Policy Framework (NPPF)

Planning Practice Guidance (PPG)

The Oxfordshire Local Transport Plan 4 (LTP4)

CDC Sports Facilities Strategy (2018)

The Planning (Listed Buildings and Conservation Areas) Act 1990
EU Habitats Directive

Natural Environment and Rural Communities Act 2006
Conservation of Habitats and Species Regulations 2017
Circular 06/2005 (Biodiversity and Geological Conservation)
Human Rights Act 1998 (“HRA”)

Equalities Act 2010 (“EA”)

9. APPRAISAL
9.1. The key issues for consideration in this case are:

Environmental Statement

Principle of development

Transport assessment and highways
Landscape character impact

Heritage impact

Design and impact on the character of the area
Landscaping and trees

Residential amenity (incl. noise, air and light pollution)
Flood risk and drainage

Sustainability and Mitigating Climate Change
Ecology Impact

Crime Prevention

Mitigating Infrastructure Impacts
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9.2.

9.3.

9.4.

9.5.

9.6.

9.7.

9.8.

Environmental Statement

The aim of an Environmental Impact Assessment (EIA) is to protect the environment
by ensuring that a Local Planning Authority (LPA) when deciding whether to grant
planning permission for a project, which is likely to have significant effects on the
environment, does so in the full knowledge of the likely significant effects, and takes
this into account in the decision making process.

The application is accompanied by an Environmental Statement (ES) which is the
written material submitted to the LPA in fulfiiment of the EIA regulations. The ES
covers landscape and visual impacts, ecology, transport, air quality, noise and
vibration, water management, ground conditions and contamination, agriculture and
soils, built heritage, archaeology, construction and demolition phases, impact upon
the climate, socio economics, human health, waste and cumulative effects. The ES
identifies significant impacts of the development and mitigation to make the
development acceptable.

The Town and Country Planning (Environmental Impact Assessment) Regulations
2017 require that Local Authorities shall not grant planning permission or
subsequent consent pursuant to an application to which these regulations apply
unless they have first taken the environmental information into consideration, and
they shall state in their decision that they have done so.

The PPG advises ‘The Local Planning Authority should take into account the
information in the Environmental Statement, the responses to consultation and any
other relevant information when determining a planning application’. The information
in the ES and the consultation responses received have been taken into account in
considering this application and preparing this report.

The ES identifies mitigation and this, should the proposal be approved, would need
to be secured through conditions and/or legal agreements. The remaining
paragraphs in this Committee report assess the submitted planning documents and
the contents of the Environmental Statement in order to reach a balanced and
informed recommendation to Members.

Principle of Development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that any
application for planning permission must be determined in accordance with the
Development Plan unless material considerations indicate otherwise. Paragraph 2 of
the National Planning Policy Framework (NPPF) makes clear that it does not
change the statutory status of the development plan as the starting point for decision
making. However, the NPPF is a significant material consideration.

The Development Plan for Cherwell includes the Cherwell Local Plan 2011-2031
(adopted in July 2015) and the saved policies of the Cherwell Local Plan 1996. The
site is not allocated for development in any adopted or emerging policy document
forming part of the Development Plan and is previously developed as the current
golf course. The site sits outside the built-up limits of the village beyond the
Chesterton settlement boundary.
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9.10.

9.11.

9.12.

9.13.

9.14.

9.15.

9.16.

9.17.

Policy Context
The Development Plan

Policy SLEZ2 of the Local Plan (2011-2031) directs retail and other main town centre
uses towards the District’s town centres. Local Plan Policy Bicester 5 supports town
centre uses within Bicester town centre and identifies an ‘area of search’ as shown
on Inset Map Bicester 5.

Policy SLE3 of the Local Plan (2011-2031) supports proposals for new tourist
facilities in sustainable locations, where they accord with other policies in the Plan,
to increase overnight stays and visitor numbers within the district. Paragraph B.62 of
the Local Plan states that the Council will support developments, especially new
attractions, and new hotels at the two towns to reinforce their central role as places
to visit and stay and new tourism that can demonstrate direct benefits to the local
visitor economy.

Policy SLE4 states that all development where reasonable to do so should facilitate
the use of sustainable modes of transport to make the fullest possible use of public
transport, walking and cycling. Encouragement will be given to solutions which
support reductions in greenhouse gas emissions and reduce congestion.

This is consistent with Policy ESD1 which states that in order to mitigate the impact
of development within the district on climate change, the Council will distribute
growth to the most sustainable locations as defined in the Local Plan, including by
delivering development that seeks to reduce the need to travel and which
encourages sustainable transport options.

Policy BSC10 states the Council will ensure sufficient quantity and quality of open
space, sport and recreation provision by protecting the existing sites and enhancing
the existing provision. Paragraph B.159 explains that development proposals that
would result in the loss of sites will be assessed in accordance with guidance in the
NPPF and NPPG.

The Council has undertaken an Open Space, Sport and Recreation Assessment
and Strategy as part of the evidence base to support and inform planning policy
documents and development management decisions. This identifies that there is
likely to be a need for more provision of golf courses in the Bicester sub area due to
the level of housing growth and that existing golf courses should be protected. It
goes onto recommend that planning policies should seek to protect existing sites
and forecasts a long term need for an additional 1 x 18 hole course or 2 x 9 hole
courses, and 8 driving range bays in the Bicester sub-area by 2031.

Turning to the saved policies of the 1996 Local Plan, policy TR7 states development
that will attract large number of vehicles onto unsuitable minor roads will not
normally be permitted.

Saved Policy T5 states beyond the built limits of settlements the provision of new
hotels and restaurants will generally only be approved where they would largely be
accommodated within existing buildings or totally replace an existing commercial
use of an existing acceptably located commercial site.

National Policy
The NPPF at paragraph 80 states that significant weight should be placed on the

need to support economic growth and productivity, taking into account both local
business needs and wider opportunities for development.
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9.19.

9.20.

9.21

9.22.

9.23.

9.24.

9.25.

The NPPF at paragraph 83 states that planning decisions should enable sustainable
rural tourism and leisure developments which respect the character of the
countryside.

NPPF paragraph 84 states that planning decisions should recognise that sites to
meet local business and community needs in rural areas may have to be found
adjacent to or beyond existing settlements, and in locations that are not well served
by public transport. It states in these circumstances it will be important to ensure that
development is sensitive to its surroundings, does not have an unacceptable impact
on local roads and exploits any opportunities to make a location more sustainable.

Paragraph 86 and 87 of the NPPF state that Local Planning Authorities should apply
a sequential test to planning applications for main town centre uses which are
neither in an existing centre nor in accordance with an up-to-date plan. Main town
centre uses should be located in town centres, then in edge of centre locations; and
only if suitable sites are not available (or expected to become available within a
reasonable period) should out of centre sites be considered. When considering edge
of centre and out of centre proposals, preference should be given to accessible sites
which are well connected to the town centre.

. The NPPF advises that the access to a network of high-quality open spaces and

opportunities for sport and physical activity is important for the health and well-being
of communities and paragraph 97 of the NPPF states existing open space, sports
and recreation buildings and land, should not be built on unless:

a) an assessment has been undertaken which has clearly shown the open
space, buildings or land to be surplus to requirements, or

b) the loss resulting from the proposed development would be replaced by
equivalent or better provision in terms of quantity and quality in a suitable
location, or

c) the development is for alternative sports and recreational provision, the needs
for which clearly outweigh the loss.

Assessment — Loss of the golf club

The existing site is used as part of an 18-hole golf course and as part of the
proposal 9-holes of the course would be lost. The applicant does not propose to
replace the golf course with equivalent provision in terms of quantity.

The applicant provides an assessment of golf needs in their Planning Statement.
The adopted 2015 Local Plan references a number of existing deficiencies in open
space, sport and recreation provision. To inform the Local Plan Review, the Council
has recently published an extract (tilted Sports Facilities Strategy) from its Open
Space, Sport and Recreation Assessment August 2018 on its website. The study
identifies (figure 59, 60 and 61) that there is currently a shortfall in golf provision in
Bicester and a projected need in the future.

The Recreation and Leisure Team object to the development proposals, on the
grounds that it will lead to the loss of an 18-hole golf facility within the district. The
Council’'s Sports Facilities Strategy (2018) concluded (figure 62) that whilst there
was not a current deficiency (at 2016) an additional 18 hole golf course or two 9 hole
courses would be required by 2031 to meet the needs of additional development in
the Bicester Area. As such it recommends that existing golf facilities are protected,
unless the tests in the NPPF are met (see paragraph 9.21).

In the opinion of the Recreation and Leisure Team, the proposals submitted do not
meet the first test (surplus to requirements), despite the detailed submission,
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9.27.

9.28.

including a needs assessment that draws different conclusions to the Sports
Facilities Strategy. The recommendations of the 2018 Sports Strategy were drawn,
based on the nationally endorsed Sport England methodology for analysing sports
facility needs for the future. The application is supported by an alternative desk
based assessment of provision, using different assumptions informed by
membership information from the golf club and concludes a surplus in provision with
no additional provision likely to be required before 2030. Notwithstanding the
conflicting views on the adequacy of supply depending on the methodology used,
the Recreation and Leisure team does not recognise the robustness and
independence of the needs assessment submitted with these development
proposals.

Turning to the second and third tests (replacement with equivalent or better
provision, and development for alternative recreational use), the applicant is not
proposing to replace the golf course with equivalent provision in terms of quantity.
The applicant considers that the proposals would not result in the loss of an open
space that is of importance to the character or amenity of the surrounding area and
contends that there is current limited public access and amenity. The applicant
contends that the proposals would lead to an improved facility. New landscaping
and a 6ha nature trail are proposed as an area of recreation, which has the potential
to contribute towards a net gain in biodiversity as required by Local Plan Policy
ESD10. However Officer's do not consider that the benefits of the alternative leisure
facility outweighs the loss of the golf course as it is protected in policy. The district
will face a shortage in golf provision due to the imminent closure of North
Oxfordshire Golf Course as well as increasing population in the Bicester area
through allocated development. The proposed development will provide a new
leisure facility (for national use with 30 day passes for locals a day) but will not
address the impact of the loss of a local facility.

In summary, Officers consider the proposal fails to meet the tests of the NPPF and
the loss of the golf course represents a fundamental reason for refusal of planning
permission. The potential loss of this facility would reduce opportunities for improved
health and wellbeing; result in a loss of active engagement in sport; and, moreover
the loss is inappropriate and not justified in an area which the Council’s evidence
indicates would have a deficit in golf course provision if the development is
approved.

Notwithstanding the objection stated, both the applicant and the Council’s Leisure
Officers have been in dialogue with England Golf (the National Governing Body for
the sport) to ascertain what mitigation/enhancement would be appropriate should
this application progress. Leisure Officers would wish to see firm proposals from the
developer, golf club / land owner, endorsed by England Golf, for an enhanced and
improved facility offer on the remaining nine holes. The agent has confirmed that
Great Wolf are willing to enter a S106 obligation to secure improvement works to the
remaining 9-holes but no firm details of those works have been put forward. Great
Wolf have offered in addition a ‘scholarship’ whereby twenty under 15s per year for
a five year period will be given a free membership to the club to use the course and
training range. This has been put to England Golf but no comments from England
Golf have been received by Officers to date. Nevertheless, whilst this offering is
welcome it does not address the in principle objection to the loss of an 18-hole golf
course which the Council’s Sports Facilities Strategy (2018) indicates is meeting a
present need and therefore should be protected.
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Assessment — Location of proposed use

In essence the proposal is for tourism development, and so Policy SLE3 of the
Cherwell Local Plan 2011-2031 Part 1, along with saved policies T5, TR7 and C8 of
the Cherwell Local Plan 1996, are relevant.

Considering first saved policies T5 and C8, the Council’s Planning Policy Team
have confirmed that the proposal is in conflict with these as it is for a substantial new
4 storey hotel with associated conference and leisure facilities, on a site that is
largely devoid of built structures and is beyond the built limits of the nearest
settlement. The accompanying text for Saved Policy C8 includes that development
in the countryside must be resisted if its attractive, open, rural character is to be
maintained. This weighs against the proposal.

Turning to Policy SLE3, the proposal would undoubtedly help to increase visitor
accommodation in the district. However, as outlined in further detail in the
paragraphs below (in particular under the transport section) there are significant
concerns regarding the geographical sustainability of the site due to the lack of
sustainable transport links and other sustainability credentials of the proposal.

Paragraph 1.9 of the Local Plan affirms that Bicester and Banbury are the most
sustainable locations for growth with the plan seeking to strengthen the role of the
towns as the centre of the local economy within a “rural hinterland”. Strategic
Objective 12 of the local plan states “...development will be focussed in Cherwell’s
sustainable locations, making efficient and effective use of land, conserving and
enhancing the countryside and landscape and the setting of its towns and villages.”

The local plan contains various strategic development areas at Bicester, as a
strategy to promote growth. Three of the strategic development areas contain hotels
as part of the expected leisure provision requirements:

e South West Bicester Phase 2 (Policy Bicester 3)
e Bicester Business Park (Policy Bicester 4)
o Former RAF Bicester (Policy Bicester 8)

Chesterton by comparison is identified as a Category A Village (Policy Villages 1)
which would be suitable for minor development, infilling and conversions.
Chesterton village is served by minor roads, including Alchester Road and Green
Lane. Saved Policy TR7 states that development that would regularly attract large
commercial vehicles or large numbers of cars onto unsuitable minor roads will not
normally be permitted. Policy SLE4 states that financial and/or in-kind contributions
will be required to mitigate the transport impacts of development. It also clarifies that
development that is not suitable for the roads that serve the development and which
have a severe traffic impact will not be supported. Policy ESD1 sets a general
context to mitigate and adapt to climate change and it reiterates the importance of
locating development in sustainable locations.

The site is in the open countryside outside of the built environs of a settlement. It
has non-existent public transport links as well as poor links by cycle and foot due to
lack of pavement on rural roads and the busy A4095. Therefore, and considering the
guest demographic being families with children aged 2-12 years and the expected
catchment (at least up to 125 miles radius), the reliance on the private motor vehicle
for access to the site will be high and the predominant means of transport. This is
discussed in greater detail in relation to transport and highways at paragraphs 9.52
-9.81.
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9.41.

Policy SLE2 is also relevant. Whilst it is agreed that the use proposed is ‘Sui
Generis’ given that it is to act as a single resort, officers nevertheless consider the
proposal to be a main town centre use. The Glossary to the NPPF provides a
description of main town centre uses which include leisure, entertainment and more
intensive recreation uses and officers consider this to be an appropriate description
for the intended use of the site. There is potential for the proposed development to
harm the vitality and viability of Bicester town centre contrary to Local Plan Policy
SLE2. The level of floor space proposed in the application (above the Local Plan
threshold of 350sgm for the rural areas in the Local Plan — Policy SLE2) means an
impact assessment is required. The applicant states that the offer, experience and
target audience to all parts of the resort, is different and generally complementary to
that of other hotels and / or resorts and therefore there will be negligible to no
impacts. The applicant also contends that very few resorts, resort hotels or
conferencing facilities are located within designated town centres and there would
therefore be no diversion of expenditure away from centres.

Paragraph 89 of the NPPF and Policy SLE2 require an impact assessment for
leisure developments over 350sgm which are not located in central locations. The
applicant has provided an economic statement showing how there will be a net gain
in income to the area, which is relevant, but has not produced an impact
assessment to consider quantitative impacts on Bicester town or any other centres
in line with government guidance.

The proposals are outside Bicester town centre and the ‘area of search’ in an out of
centre location and therefore in principle inconsistent with local planning policy in
terms of the strategy for accommodating town centre uses and supporting the
growth, vitality and viability of central Bicester. The applicant provides a sequential
test which considers locations in and outside of the District and sets out their
requirements which have led to the selection of the application site. NPPG
paragraph 011 Reference ID: 2b-011-20190722 states that the application of the
test will need to be proportionate and appropriate for the given proposal.

Also, for the sequential test the NPPF requires that applicants and local planning
authorities demonstrate flexibility on issues such as format and scale. NPPG
Paragraph: 012 Reference ID: 2b-012-20190722 states that the use of the
sequential test should recognise that certain main town centre uses have particular
market and locational requirements which mean that they may only be
accommodated in specific locations. The applicant highlights that other similar
developments are often located away from settlements. It is also relevant to
consider the particular nature and requirements of the business/proposal, including
how different uses proposed may operate together and the land required in
considering the sequential test and application.

Taking the above into account, the sites within Cherwell District considered in the
sequential test are appropriate and Officers are persuaded that it shows that the
development cannot be accommodated within Bicester. However, this does not
negate the need for an Impact Assessment, and it does not follow that the proposal
is therefore acceptable in this particular location.

Officers consider that the information submitted has not demonstrated that this an
appropriate or sustainable location for this type/scale of development to take place.
Whilst client base, travel time, and location suitability for a business model are all
considerations of the applicant that is not to say that the current proposed location is
the best and only location for the development in planning and sustainable
development terms. The onus is upon the applicant to demonstrate that this is a
sustainable location for the development, having regard to the anticipated catchment
area of the proposal and its expected impacts. Currently, the applicant has failed to

Page 66



9.42.
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9.44.

9.45.

9.46.

9.47.

9.48.

provide a substantive argument that there are sound and convincing reasons to
justify the proposal — which amounts to significant built development attracting
significant numbers of visitors and which is heavily car reliant - in this particular rural
location accessed by minor roads, despite the serious concerns Officers have raised
regarding the sustainability of the site and the identified conflict with the
Development Plan. This weighs heavily against the proposal.

Assessment — Economic Impact

The proposal has the potential to generate economic benefits for the local economy
and wider region through investment, job creation and local/national tourism. The
proposed development would lead to benefits in terms of jobs and expenditure in the
local area during the construction (temporarily) and operation of the site. Its location
near to Bicester may assist in securing in Bicester through linked trips with such
places as the former RAF Bicester. The applicant explains that 460 full time
equivalent jobs will be created with further jobs during the construction phase.

The first objective of the Local Plan (SO1) is to facilitate economic growth and
employment with an emphasis on attracting higher technologies to the district. The
proposal is unlikely to produce many permanent high tech/skilled jobs however the
planning and construction of the site will create a range of jobs, although short term
and temporary. Some of the permanent, longer term roles will be in professional and
managerial roles but the majority would be in lower skilled occupations. This does
not reflect the desired direction suggested in either the Oxfordshire Industrial
Strategy or the emerging Cherwell Industrial Strategy.

In addition, there is an issue relating to the supply of labour, a concern shared by
the local residents. The latest figures suggest that of those aged between 16-64
12,700 people are inactive and 9,300 do not want a job (ONS annual population
survey Oct 2018-Sept2019). Therefore, 3,400 people living in the district may be
expected to be seeking work however the proposed development does not indicate
how skill sets or ambitions will match the work available at Great Wolf resort.
Nevertheless, for people seeking leisure and hospitality roles the proposed
development offers opportunities for employment.

The proposal will contribute towards reducing out-commuting by generating jobs
near to Bicester which is one of the main aims of the Local Plan. The NPPF at
paragraph 80 states that significant weight should be placed on the need to support
economic growth and productivity, taking into account both local business needs
and wider opportunities for development. The proposal will provide leisure facilities
for Bicester and the wider area which is an expanding population.

Great Wolf lodges are known in North America for offering “everything under one
roof”, in effect a Great Wolf Lodge is a destination resort and as such the spin-off
economic benefits to the wider economy may be limited. Much of the local residents’
concern is on this basis and the Economic Development Officer also shares this
opinion.

Should the application be approved by members the Economic Development Officer
has requested apprenticeships be secured via a S106 agreement.

Conclusion
In summary, there is an in-principle objection to the proposed development. Firstly,
the scheme leads to the loss of an 18 hole golf course which as currently proposed

is not being replaced nor has it been demonstrated that the mitigation is sufficient
enough that the loss is not harmful. Secondly, and fundamentally, the proposed
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development is not in a sustainable location being outside of any built settlement, in
an open countryside location which lacks public transport links and is not accessible
via sustainable modes of transport. The location and nature of the proposal leads it
to being primarily reliant on the private motor vehicle for access of both guests and
staff and due to the location, access will be via local, minor roads. This is contrary to
saved policy T5, TR7 and C8.

Whilst the applicant has demonstrated that the proposed development cannot be
accommodated within Bicester, one of Cherwell’'s sustainable locations, the
applicant has not demonstrated that this is an appropriate or sustainable location for
this type/scale of development to take place. Neither has a retail impact assessment
been submitted as required by Local Plan policy and the NPPF.

There are clearly economic benefits to the proposed scheme by way of providing
employment during the construction period and operational period. However, these
are likely to be mostly low skilled positions which does not reflect the desired
direction suggested in Cherwell policies nor Oxfordshire policies. Whilst there is a
provision of employment and some other economic benefits it is not accepted by
officers that this outweighs the in-principle objections in terms of the loss of the golf
club and the unsustainable and unsuitable location of the development.

In that regard, the proposal is contrary to the policies SLE2, SLE3 and SLE4 as well
as policy ESD1 and Strategic Objective 13 of the Cherwell Local Plan 2011-2031
Part 1, Saved Policies T5, TR7 and C8 of the Cherwell Local Plan 1996 and
Government guidance contained within the National Planning Policy Framework.

Transport assessment and highways

Policy Context

Strategic objective 13 of the adopted Cherwell Local Plan 2011-2031 aims to reduce
the dependency on the private car as a mode of travel and to increase opportunities
for travelling by other modes. Policy ESD1 also aims to mitigate the impact of
development on climate change by delivering development that seeks to reduce the
need to travel and which encourages sustainable travel options including walking,
cycling and public transport to reduce the dependence on private cars.

Policy SLE4 also has similar objectives where it sets out that: “The Council will
support the implementation of the proposals in the Movement Strategies and the
Local Transport Plan to deliver key connections... New development in the District
will be required to provide financial and/or in-kind contributions to mitigate the
transport impacts of development.

All development where reasonable to do so, should facilitate the use of sustainable
modes of transport to make the fullest possible use of public transport, walking and
cycling. Encouragement will be given to solutions which support reductions in
greenhouse gas emissions and reduce congestion. Development which is not
suitable for the roads that serve the development and which have a severe traffic
impact will not be supported”.

The Oxfordshire Local Transport Plan 4 (LTP4) at Policy 17 states that OCC will
seek to ensure through cooperation with the districts and city councils that the
location of development makes the best use of existing and planned infrastructure,
provides new or improved infrastructure and reduces the need to travel and
supports walking, cycling and public transport.
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The Bicester Area Strategy refers to the Bicester Sustainable Transport Strategy,
which recommends pedestrian and cycling improvement schemes for the town. Any
walking and cycling schemes developed should follow guidelines in the Oxfordshire
Walking and Cycling Design Standards and Residential Road Design Guide.

Policy BIC1 in the Bicester Area Strategy states: “BIC1 — Improve access and
connections between key employment and residential sites and the strategic
transport system by: - Continuing to work with Highways England to improve
connectivity to the strategic highway. We will continue to work in partnership on the
A34 and A43 strategies, as well as Junctions 9 and 10 of the M40 to relieve
congestion.”

In terms of provision for Public Transport, Policy BIC 2 states: “BIC2 — We will work
to reduce the proportion of journeys made by private car through implementing the
Sustainable Transport Strategy by: Improving Bicester's bus services along key
routes and providing improved public transport infrastructure considering
requirements for and integrating strategic development sites.”

The transport impacts of the development must be considered against these policies
and the requirements of Section 9 of the NPPF. Paragraph 103 of the NPPF states
that: “The planning system should actively manage patterns of growth in support of
these objectives. Significant development should be focused on locations which are
or can be made sustainable, through limiting the need to travel and offering a
genuine choice of transport modes. This can help to reduce congestion and
emissions, and improve air quality and public health. However, opportunities to
maximise sustainable transport solutions will vary between urban and rural areas,
and this should be taken into account in both plan-making and decision-making.”

The NPPF at paragraph 108 states that: “In assessing sites that may be allocated
for development in plans, or specific applications for development, it should be
ensured that:

a) appropriate opportunities to promote sustainable transport modes can be — or
have been — taken up, given the type of development and its location;

b) safe and suitable access to the site can be achieved for all users; and

c) any significant impacts from the development on the transport network (in
terms of capacity and congestion), or on highway safety, can be cost
effectively mitigated to an acceptable degree.”

Finally, at paragraph 109 of the NPPF: “Development should only be prevented or
refused on highways grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would be
severe.”
Assessment
The application is supported by Chapter 6 of the ES: Transport and Access, a
Transport Assessment (November 2019) and a Framework Travel Plan (November
2019) prepared by transport consultants Motion.

The applicant has included the following proposed measures in order to improve the
sustainability of the site in transport terms:

e Shuttle buses to/from both rail stations in Bicester for guests

e Shuttle bus to Bicester for staff and Chesterton residents
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e Walking/cycle access to Chesterton via new cycletrack along A4095

e Improvements to Public Right of Way 161/1 across new country park to
Vendee Drive and connection with the A4095

e Travel Plan and advance info to guests on booking

The proposed access to the site will be via a new priority junction. The junction
design will incorporate a ghosted right-turn lane allowing vehicles arriving on the
A4095 from the west to be able to pull off the main carriageway so that they do not
cause an obstruction to through traffic whilst waiting to turn into the site. Speed
surveys have been carried out by the applicants transport consultant (not included
with the submission but viewed by OCC) which indicate that the available visibility
splays are adequate according to OCC requirements. This is satisfactory to the
Highways Officer.

The proposed car park is capable of accommodating approximately 910 vehicles,
serving both guests and staff. 10% of the parking bays will be equipped with electric
charging facilities and ductwork will be installed to allow future expansion of
charging equipment to all bays in the future as required. 6% of spaces will be
disabled accessible bays. The Highways Officer is satisfied with the car park
proposal and considers there should be spare capacity to allow efficient turnover of
spaces.

A total of 40 cycle parking spaces are to be provided for staff use and this is an
overprovision in relation to OCC guidelines, but has been promoted to encourage
cycling as a sustainable mode of transport for those employees from Bicester or
other nearby locations as there is no public transport available. It is recognised that
guests are extremely unlikely to travel by cycle and so the number of cycle stands
for guests reflect this.

Oxfordshire County Council Highways have been consulted on the application and
have objected on the grounds of the impact upon an already congested signalised
junction at Middleton Stoney. Future year modelling shows that the B430 corridor is
forecast to experience significant congestion without a package of mitigation
measures required to accommodate Local Plan growth, including the development
planned to take place at Heyford Park. Additional traffic as a result of unplanned
development, such as this, will add to the significant congestion forecast along the
corridor and could prejudice the ability to deliver a package of suitable mitigation
measures required to accommodate the planned growth.

Concern has been raised by local residents about increased traffic through
Chesterton. The Highways Officer has assessed the submitted transport information
alongside their own data and concluded that additional traffic associated with the
development will tend to be mainly outside of the peak hours as the majority of
guest trips will be between 9am and 2pm. Nearly all additional vehicle movements
will be private cars as there will be few HGV trips associated with the development
during the operational phase. Highways Officers have not raised an objection on the
grounds of traffic numbers or congestion through Chesterton.

In terms of the increased traffic through other local villages the Highways Officer has
commented in relation to Kirtlington, Enslow, Weston-on-the-Green and Ardley. It is
not considered that the increase would be so severe to justify an objection on this
basis, and that securing an appropriate signage strategy is the most appropriate
mitigation for more evenly distributing additional traffic. Nevertheless, in the opinion
of Officers due to the scale and nature of the proposal there will be an increase in
traffic using local, rural roads including through a number of villages.
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Highways Officers also raise multiple other concerns regarding other aspects of the
proposal including the shuttle bus service, lack of sustainable alternative modes of
travel, reliance on the private motor vehicle, and the provision of day passes and the
impact upon transport.

Officers consider there is currently a lack of sustainable alternatives to the private
motor vehicle in the area of the site. Development proposals, according to policy,
need to demonstrate sustainability in transport terms with suitable access on foot, by
cycle and public transport as well as availability of local amenities.

OCC Highways comment that there is a proposed shared use cycle connection to
the south side of the A4095 between the proposed site access and The Hale. This
measures at 2.5m in width which is less than the recommended width of such paths
at 3m (Cycling Design Guidance). It is acknowledged that the pedestrian and cycle
measures proposed are welcome however they are unlikely to lead to any significant
change in modal shift. There is no onward cycle provision on the A4095 through
Chesterton and no funding mechanism in place currently to deliver cycle provision
through the Country Park between Chesterton and Bicester. There are no
designated cycle routes in the vicinity of the proposed development site beyond that
what is proposed. Whilst it is more likely that staff would cycle to the site than guests
considering the luggage a guest would arrive with, any visitor wishing to cycle to the
site would have to do so along sections of road that are unlit and unrestricted.

OCC Highways welcome the proposal for a