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1. Site Description and Proposed Development 
 
1.1 

 
The site is situated to the North West side of Bicester at the junction of the Middleton 
Stoney Road and Howes Lane and sits adjacent to the build edge of the existing 
western extent of the town but is separated from it by Howes Lane. The site sits 
within the extent of the allocated site Bicester 1 in the Adopted Cherwell Local Plan 
which seeks to achieve a new zero carbon mixed use development including 6000 
homes. 

 
1.2 

 
The land extends to 20.06ha in total and is currently in agricultural use with field 
margins formed from trees and hedgerows and a block of woodland on the edge of 
the site area. Adjacent to the site to the north and west is agricultural land, which 
forms part of the allocated site, to the south is Bignell Park, to the south east is the 
new development currently under construction at Kingsmere and to the east is the 
existing edge of Bicester. In terms of site constraints, there are trees protected by a 
preservation order on the site, there are records of ecological interest nearby, Bignell 
Park, an ecologically important landscape sits opposite the site and there is some 
potential for the land to be contaminated.  

APPENDIX 1 



 
1.3 

 
The application seeks outline planning permission with all matters reserved except for 
access. The proposal seeks to establish two employment zones, the larger to be 
accessed via a new junction from the Middleton Stoney Road and the smaller to be 
accessed via a temporary access from Howes Lane pending the completion of the 
proposed realigned Howes Lane. Once the realigned route opens, the temporary 
access would be closed to motor vehicles. The Planning Statement advises that the 
employment zones are proposed to create two varied employment zones, one 
designed to accommodate largely B8 uses and the other to accommodate smaller B2 
uses. Ancillary B1 uses are also proposed. Two housing areas are proposed to 
accommodate up to 150 homes and other associated infrastructure including Green 
Infrastructure are proposed and demonstrated on the proposed parameter plans. The 
application demonstrates a total of up to 53,000sqm of flexible employment provision 
and 4.5ha of residential land. Importantly, the proposal includes part of the land 
required for the realignment of Howes Lane and this, alongside the outline 
applications submitted by A2 Dominion (14/01384/OUT and 14/01641/OUT) would 
establish the principle of the realigned road in line with the Masterplan. The 
application seeks parameters for the commercial development of up to 16.75m in 
height to ridge with a maximum eaves height of 13.7m whilst the residential 
parameter is for development primarily with a maximum height of 11m and 15m at 
prominent locations. 

 

 
2. 

 
Application Publicity 

 
2.1 

 
The application has been advertised by way of neighbour letter, site notice and press 
notice. The final date for comment was the 15 October 2015. 
 
 78 letters have been received.  The following issues were raised: 
 

 Industrial development seems unwise 

 Commercial development would be out of context with the residential 
development 

 A B1 business park would be more appropriate, with designs based on 
existing two storey Avonbury and TVP buildings 

 Albion Land may well require 24/7 operations but this is in conflict with the 
Masterplan which provides for "......limited B2 and B8 uses where it 
supports employment in businesses that contribute to the low carbon 
economy and does not adversely affect neighbouring uses." Clearly by 
their own admission the proposed development cannot be viable as 
submitted 

 The aspiration to control usage to ‘low carbon’ is undefined and in reality, 
unenforceable  

 The character of the neighbourhood would be adversely affected 

 Building on green spaces on the edge is creating an urban sprawl 

 Existing neighbours would be subjected to considerable noise, air and light 
pollution as well as vibration over 24 hours from vehicles and operations 
affecting quality of life and the ability to enjoy their homes 

 Existing residents would be affected by views and loss of sunlight of the 
development from their rear gardens  

 Affect house values 

 Scale and nature of proposal (three storeys) would be unsuitable for this 
site and existing homes 

 Howes Lane and surrounding road infrastructure, even when realigned will 
not cope with the volume of traffic this development will bring.  

 RE Policy SLE 4 “…Development which is not suitable for the roads that 
serve the development and which have a severe traffic impact will NOT be 



supported” This will increase greenhouse gas emissions and increase 
congestion on Bicester’s already congested road network. 

 The impact on local facilities such as small shops and local schools with 
potential employees using Shakespeare drive as a "Rat Run". 

 The entrance to the site from the Middleton Stoney road and close to the 
roundabout would be dangerous. 

 This should not be approved until the roads/ infrastructure have been 
decided. 

 The existing Howes Lane should be made into a bike/ cycle path 

 Concerns in relation to the construction, associated traffic and timeframe 
for construction.  

 Increased volume of traffic 

 The footpath/walkway (approximately 1 mile long) is already dangerously 
narrow and on the edge of a main road along its entire length with no 
protective barriers. My concern is that should this development go through 
this road will become even more heavily used HGVs greatly increasing the 
risk of serious and fatal accidents along Middleton Stoney Road.  

 Also there is no cycle-lane along this road which would be shared with 
increased large vehicles. (This is not conducive to the general appeal to 
make more use of cycle transport.)  

 Increase in noise and pollution to the site from HGV traffic as well as 
members of staff driving to the site as there is no easy access by public 
transport.  

 Increased parking in residential streets from shift workers and HGVs 
arriving early 

 RE Policy BSC 1 B90 - This encourages the reuse of a more suitable site 
on Bicester 2, Graven Hill, where a rail infrastructure is already in place 
and the motorway network is in close proximity. 

 The type of industry proposal should be located nearer to major roads, 
including B4100, closer to the M40, Graven Hill and existing industrial 
areas of the town  

 Empty warehouses elsewhere in Bicester available and more accessible 

 It is misleading to say that jobs are needed – unemployment rates in the 
town are already low 

 This type of development offers few jobs for the amount of land occupied 

 The majority of jobs currently provided in Bicester are unskilled and poorly 
paid, forcing a large proportion of the people of Bicester to commute, 
which is not self-sustaining or in keeping with the idea of an Eco-town. Any 
new employment plot needs to offer a more diverse variety of skilled and 
well paid jobs 

 Increased localised flood risk 

 Environment impact on a variety of local flora and fauna, some believed to 
be protected, notable the grass snake, common frog, butterflies and 
hedgehog 

 No mature planting is planned to screen the buildings. Landscaping and 
the area for balancing is inadequate for the size of the development. 

 Would be in close proximity to the proposed primary and secondary 
schools 

 No mention appears to be in the NW Bicester Master Plan 

 Cherwell District Council's letter dated 22nd May 2015 to Albion Land's 
agent states: "You are aware that the emerging Local Plan identifies the 
application site as a location for business premises but sets out that it 
should be B1 with limited B2 and B8 uses." This is a critical point. The land 
is primarily designated for B1 use - that is for Business - offices and light 
industry appropriate to a residential area. This application is clearly not 
appropriate to a residential area and the developers have failed to meet 
the Local Plan by instead choosing to prioritise B8 (storage or distribution) 



and B2 (general industrial) use of land, which as the Council have 
outlined, should be limited. This has still not been addressed in the latest 
application from Albion Land. 
 

CPRE 
 Object to B8 warehousing: 

- Detrimental visual impact to and from surrounding countryside 
- A large land take for very few employment opportunities 
- Increase in congestion, noise and emissions 
- Not in keeping with existing or future residential area 
- Suggest EIA on views from both existing and future residential areas on its 

boundary and to the open countryside 
- We emphasise the site at Graven Hill, Bicester 2, is already set up for 

warehousing with its readymade infrastructure  
 
Employment – acknowledge the requirement for employment for the ever increasing 
population of Bicester and surrounding area, this needs to be achieved with the least 
amount of green fields taken and employing the maximum number of people per unit 
area. 
Bicester is in an area of great transport stress, this development would exacerbate 
this problem, with the 24/7 use of HGV  
Location of site requires a careful EIA on views from both existing and future 
residential areas on its boundary and to the open countryside 
The view from the countryside towards this site would require a low level 
development to prevent an abrupt change in the height of buildings. Giant B8 
warehousing is the exact opposite. 
This application, and indeed the intention of the Local Plan, cannot meet the 
requirements of Policy SLE 1 in this area. As follows: 
-Warehousing is not already in this area and so does not make efficient use of the 
land, let alone any previously developed. Furthermore, warehousing uses large tracts 
of land for very few employment opportunities and is therefore not an ‘efficient use’ of 
site.  
-Access to this site by HGV night and day would be difficult at best and impractical 
during periods of dense traffic. HGV are not a ‘sustainable form of transport’ in this 
special ‘high Eco Standard’ area. 
-Scale of any warehouse in this area would be inappropriate and certainly does not 
‘respect the character of its surroundings’. Furthermore it would have an ‘adverse 
effect on surrounding land uses, residents and the natural environment.’ 
Assessed against Policy SLE 4 –  

- With the Eco-Town being developed and envisaged to be predominantly foot 
and cycle traffic, the requirement for HGV around this area would be detriment 
for anyone wishing to walk or cycle 

- B8 use would not employ many local people but would take a large area of 
land. 

- Almost all traffic to and from this warehouse would be from out of town and 
thus does not achieve a ‘sustainable local economy’. 

- It would not reduce greenhouse gas emissions 
- The final line agrees with CPRE submission ‘Development which is not 

suitable for the roads that serve the development and which have a severe 
traffic impact will not be supported.’ 

Assessed against Policy BSC 1 & NPPF, under section 4, paragraph 30 
- Suggest Graven Hill would be a more suitable site, as it has previously 

developed land available, a ready built, sustainable transport railway 
infrastructure for the distribution of goods and already has warehousing 
developed on it. 

Does not comply with bullet points 10-12 of Policy Bicester 1 NW Bicester Eco-Town: 
Key site specific and place shaping principles.  

 



 
3. 

 
Consultations 

 
3.1 

 
Councillor Sibley: Strongly object: 

 The South East corner Greenfield site of Howe’s Lane and Middleton Stoney 
Road is not the right location for B8 use, particularly as this would adversely 
intrude not only on the existing and predominately residential area but also on 
the Eco development now in progress. The B8 proposals for this site would 
use large areas of valuable land and space along with the construction of 
huge buildings will cause significant ecological damage and be a real blight on 
the local landscape.  

 I would therefore recommend that Graven Hill Bicester is the best location that 
meets the criteria and needs for warehousing, storage and distribution by way 
of its close proximity to excellent road & rail networks and because the 
Ministry of Defence (MOD) which is a Brownfield site have used the 
established purpose built facility for the past 70 years.                                                                                                                                                                                                                      

 Warehousing, storage and distribution offers minimum levels of employment 
opportunities and I would suggest that the CDC Planning Officers delete B8 
USES resulting in the south east corner of Howe’s Lane being restricted to 
employment B1 & B2 class uses only. This would be more conducive to 
attracting high tech and high skilled jobs and would be better suited to meeting 
the greater employment needs and employment target numbers of 1000 jobs 
for this area of the ECO development.   

 I strongly object to the plan for the temporary access off Howe’s Lane as this 
would see a substantial increase in traffic of  heavy Goods Vehicles (HGV) 
operating 24 hours a day 7 days a week leading to an increase in congestion, 
noise, vibration and pollution levels on a road which was not built for this 
capacity of traffic. It is unsustainable now and will be in the foreseeable future.  
The existing Howe’s Lane especially at peak times already suffers from an 
ever increasing volume of traffic which would be further exacerbated by this 
B8 proposal.  

  May I also draw your attention to a fundamental point regarding realignment 
of Howe’s Lane which has to be answered before any planning application is 
given the green light?          

 I would request that the CDC Planning Officers and Members recognise the 
strong and valid objections of local residents and councillors by rejecting the 
Employment - B8 CLASS USES for the South east corner of Howe’s Lane. 

 
3.2 

 
Bicester Town Council: Strongly objects to this application and does not wish to see 
any B8 development on this site.  

 
3.3 

 
Bicester Town Council's Second response: Continues to strongly object to B8 
development on this site. Their view is that B8 should be limited and is in breach of 
the Local Plan and does not conform to the CDC Employment Policy.  
 
Strong objections are also raised to the temporary use of Howes Lane as an access 
when there is no clear indication of how long this will be used for and indeed if Howes 
Lane is realigned. This will have an impact upon new and existing residents of Howes 
Lane in terms of noise and vibration from Heavy Goods Vehicles.  

 
3.4 

 
Middleton Stoney Parish Council:  

 The proposal contains provision for 4.5ha of residential land which will fall 
within the scope of the overall eco town development. Given the number of 
homes expected within the plan period (to 2031) and the other applications 
already submitted, a further application to provide 150 units is surely 
premature.  

 In respect of the B8 proposal, it is considered this is a wholly inappropriate 
location for buildings of the size and design proposed. The build height is 



unreasonable and will blight the adjacent residential area. 

 The development is likely to attract a considerable volume of traffic and there 
is concern that traffic (especially HGVs) accessing the site from the North will 
leave the M40 at junction 10 and pass through Middleton Stoney adding to the 
existing problems at the cross roads in the centre of the village 

 If this is to be supported then a routing agreement must be in place for HGV 
traffic using the site so that such traffic will not be able to access the site 
through Middleton Stoney. This must also apply to construction traffic. 

 The proposal to build on, currently productive agricultural land next to and 
including residential development will blight the area to an even greater extent 
than the planned eco town development.  

 There are a considerable number of unused industrial sites in Bicester which 
should be considered for redevelopment in preference to the proposed 
greenfield site. Alternatively, brown field sites would be more suitable and 
provide less damaging and disrupting access to the M40/ rail network. Whilst it 
is considered that the town has enough warehouses, if more are required, 
they could be located amongst others that exist and which offer better 
transport connection. Alternatively, the development could be accommodated 
at Graven Hill and the Bicester Business Park.  

 The final approval for the North West Bicester Masterplan has not yet been 
given. Only at that stage will the totality of the eco town be clearly defined and 
understood. As such, it is considered premature to consider an employment 
site of the scale proposed.  

 The Bicester Masterplan, which is currently the subject of a consultation 
process provides for ‘sites location in North West Bicester ‘eco community’ for 
businesses which have strong eco credentials and wish to be located in the 
very heart of this special place’. It is strongly believed that this proposal has 
few eco credentials, most particularly it will generate traffic, not reduce it.  

 The applicant claims that significant job creation will ensue under the criteria 
laid down within the eco town concept. The Parish Council fail to see that this 
will be the case given the nature of the proposals. Such jobs as may be 
created will, initially, if not then permanently, be taken up by people currently 
living outside Bicester since no part of the eco town has yet been built.  

 
3.5 

 
Chesterton Parish Council: Object to the application: 

 Insufficient thought as to the roads 

 Unsuitable for storage and distribution 

 ‘Gateway’ location is stated but if so the roads need vastly improving 

 This is a residential area and would be better suited alongside the existing 
distribution park  

 
3.6 Bucknell Parish Council: Whilst we have no objection to minor realignment of 

Howes Lane, we consider that it ought to continue to form part of the Bicester ring 
road following more or less its present route and not be subject to a 30mph speed 
restriction, or any similar restriction which might be implied by referring to it as ' the 
boulevard. We would also like to reserve the right to comment further when the 
detailed application is made. 
 

Cherwell District Council Consultees 
 
3.7 

 
Planning Policy:  
Overall Policy Observations (dated 08/06/2015): 
The adopted Development Plan is dated and does not provide for built development 
in this location. The application site comprises an area of open countryside beyond 
the built-up limits of Bicester. Development would result in an extension of Bicester’s 
built-up area and would contribute towards the ongoing Eco-Town development. The 
saved policies of the Cherwell Local Plan seek to protect the countryside and this aim 
remains appropriate in the context of NPPF principles including ‘recognising the 



intrinsic character and beauty of the countryside’ and to ‘contribute to conserving and 
enhancing the natural environment’ (para’ 17). The Non-Statutory Local Plan is of 
little weight as a material consideration but similarly includes policies of restraint for 
this area of countryside. 
 
The application site forms part of the North West Bicester Eco-Town site. The saved 
policies of the PPS Eco-Towns Supplement provide for an ecodevelopment in this 
location. The supplement provides a set of minimum standards, “…to ensure that 
ecotowns are exemplars of good practice and provide a showcase for sustainable 
living and allow Government, business and communities to work together to develop 
greener, low carbon living…” (para’ 3). 
 
The potential benefits of delivering development to the highest environmental 
standards provides the opportunity for very significant benefits to be delivered in 
providing new housing, employment opportunities and other development to meet 
existing and future needs. The benefits of eco-town development to the wider town 
are also made clear in the Eco-Bicester One Shared Vision document. It is for these 
reasons, with the support of an extensive evidence base, that North West Bicester is 
identified as the largest strategic development site in the Submission Local Plan (as 
Proposed to be Modified). Whilst the Submission Local Plan is the subject of 
unresolved objections it has been through its Examination Hearings (December 2014) 
and the Inspector’s Report is expected imminently. The Plan therefore carries weight, 
albeit that weight is limited at this stage. 
 
The PPG’s advice on prematurity will need to be considered. Including up to 
53,000sqm of employment floor space, this is a ‘substantial’ proposal. The grant of 
permission would also precede the Local Plan Inspector’s conclusions on the 
suitability of the site proposed for allocation and the appropriateness of the intended 
requirements of draft Policy Bicester 1. 
 
However, it is considered that this must be viewed in the context of national planning 
policy which provides for a potential eco-town at North West Bicester, the fact that the 
Plan seeks to achieve eco-development in this location, the fact that part of the wider 
eco-town site is under construction, and the absence of a timely alternative proposal 
that would meet the requirements of the PPS Supplement. Predetermination should 
also be considered in the light of all other material considerations. Key 
considerations, from a local plan perspective, are considered below to assist a 
determination of whether the adverse impacts of granting permission would 
significantly and demonstrably outweigh the benefits. 
 
Masterplanning 
Policy Bicester 1 states: ‘Planning permission will only be granted for development at 
NW Bicester in accordance with a comprehensive masterplan for the whole area to 
be approved by the Council as part of a North West Bicester Supplementary Planning 
Document…’ 
 
There is not presently a ‘permitted’ or ‘approved’ masterplan in the context of the PPS 
Supplement (ET20) or ‘approved’ in the context of Policy Bicester 1 of the modified 
Submission Local Plan. 
 
This application must be considered on its own merits and the proposed development 
must fully contribute in delivering an eco-development as envisaged by the PPS 
Supplement as proposed by Policy Bicester 1 of the modified Submission Local Plan. 
The Masterplan Framework helps to demonstrate how this will be achieved, 
particularly as other elements of the overall Eco-Town development are brought 
forward through separate planning applications. Should permission be granted for the 
present application, there should be appropriate use of legal agreements to provide 
the requisite certainty over linkages with other Eco-Town components and delivery, 



particularly in relation to securing necessary infrastructure. 
 
Housing 
It is noted that all detailed matters other than access are reserved. The application 
proposes up to 150 homes including affordable housing. The location proposed for 
housing in the application is generally consistent with the masterplan framework 
within the draft SPD which identifies this area for housing and greenspace. The 
housing would be close to the local centre, retail, play areas, the secondary school 
and, if approved, the employment proposals in this application which will support the 
modal shift away from dependence on private cars to walking and cycling in 
accordance with the NPPF, the Submission Local Plan and the PPS 1 supplement. 
 
The modified Submission Local Plan provides for 6000 new homes at North West 
Bicester with 3,293 being delivered by 2031. The Housing Delivery Monitor included 
in the 2014 AMR anticipates the delivery of 630 homes at North West Bicester 
between 2015 and 2020 in addition to the 393 homes under construction on the 
exemplar part of the site. The provision of housing on the North West Bicester site 
would help maintain a five year supply in accordance with the Council’s policy 
direction, albeit ahead of the Inspector’s Report on the Local Plan. 
 
It is noted that the planning application forms show the provision of 30% social rented 
homes and 30% intermediate homes, however the Design and Access Statement 
states up to 30% affordable homes will be provided. A mix of types of new homes is 
proposed in the application. This is consistent with policies in the Submission Local 
Plan. 
 
Employment 
The employment uses proposed in the application are not located on land allocated in 
the adopted Local Plan (saved policies) for employment uses. However adopted 
policies relating to employment are out-of-date in so far as they do not take into 
account current employment land needs and do not reflect the identification of North 
West Bicester as an eco-town location in Eco-towns Planning Policy Statement 1 
Supplement (2009). 
 
The Local Plan (Policy SLE1 and site specific policies) identifies new strategic sites at 
Bicester where employment generating development should be located (including at 
North West Bicester), providing the opportunity for a mix of employment uses in a 
number of locations. The Local Plan allocates land for varying employment sectors in 
order to cater for company demand, improve skills, and increase knowledge based 
industries to reduce out commuting. Paragraph C.11 explains how there is an 
imbalance between homes and jobs at Bicester and in terms of the role of Bicester. 
Paragraph C.25 explains how the Plan aims to ensure that Bicester will be 
significantly more self-sustaining and a location for higher technology businesses in 
delivering development to 2031. Paragraph C.30 states that the North West Bicester 
development will be pivotal in delivering highly sustainable growth. Paragraph C.41 
explains how the development at North West Bicester will provide at least 6,000 jobs 
in total and 3,000 in the Plan period. Paragraph C.42 states that the precise nature 
and location of jobs will be set out by a masterplan that will be prepared for the north 
west Bicester allocation. 
 
Policy Bicester 1 states that use classes should be B1, with limited B2 and B8 uses. It 
sets out that 1,000 jobs on B use class jobs will be provided on the site within the 
Plan period and the remainder through other uses such as home working with some 
jobs located away from the site such as in Bicester town centre. Mixed use local 
centre hubs on the site will include B1(a), A1-A5, C1, D1 and D2 uses. The Policy 
sets out that a minimum of 10 hectares of employment land for use classes B1, B2 
and B8 should be provided at North West Bicester focused at Howes Lane and 
Middleton Stoney Road and that this will generate between 700 and 1000 jobs. The 



policy states that there should be careful design of employment units on site to limit 
adverse visual impact and ensure compatibility with surrounding development. 
 
The proposal is in accordance with the NPPF’s emphasis on delivering economic 
growth but needs to be considered in detail to determine whether it would result in 
sustainable development. The proposals are generally consistent with the masterplan 
framework contained in the draft SPD which shows employment development in this 
location. The requirements of PPS1 have not yet been fulfilled but the proposals are 
in general accordance with it. The proposal is consistent with the Submission Plan as 
it relates to an area of land (to the south east of the site) identified in Policy Bicester 1 
for employment uses. The proposal is also consistent with the B1, B2 and B8 
employment use classes expected in this location and the number of jobs envisaged 
in the Local Plan. Policy Bicester 1 requires job creation of between 700 and 1000 B 
use class jobs on the site. 
 
The Planning Statement with the application, recognising that job numbers are not 
certain, states that between 800 and 1,000 jobs will be created by the application 
proposals, contributing towards the overall requirement of 6,000 jobs sought by Policy 
Bicester 1 and towards the 4,600 on site job numbers in the draft SPD. Consultation 
should be undertaken with the Council’s Economic Development Officer to help 
assess whether this is a realistic estimate, particularly with the high proportion of B8 
employment provision proposed and this needs to be considered in the context of the 
requirement in the draft SPD for 2,000 jobs. 
 
There is some concern that the employment proposals are for B8, B2 uses and 
ancillary B1 uses which is inconsistent with the overall Policy Bicester 1 emphasis on 
B1 uses with limited B2 and B8 uses. There are other sustainable strategic sites 
identified in the Local Plan at Bicester to accommodate B8 employment needs, 
including land at Graven Hill (Policy Bicester 2). It will be important that there is 
appropriate provision of employment opportunities at North West Bicester to ensure 
that the eco-town is a genuine mixed-use community and with the highest levels of 
sustainability. An approach is required which provides employment opportunities for 
residents, maximises sustainable travel and seeks to ensure that unsustainable 
commuter trips are kept to a minimum. There is a need to carefully consider the 
balance of employment uses that would be achieved in the context of wider North 
West Bicester proposals. An over-reliance on B8 uses would not be conducive to 
achieving the objectives of Policy Bicester 1. The mix of uses must be appropriate to 
comprehensively delivering policy Bicester 1 and not undermine the delivery of other 
strategic policies including other identified employment sites. Consideration should be 
given to the potential use of legal agreements to provide certainty on the delivery of 
the mix of uses to help ensure compliance with local and national planning policy for 
the wider Eco- Town site. 
 
The application covers only part of the North West Bicester site and does not seek to 
fulfil the full employment figures envisaged in the PPS1 supplement, draft Policy 
Bicester 1 and the draft SPD. However separate applications have been made 
elsewhere on the North West Bicester site. For the exemplar scheme under 
construction, it is anticipated that 465 jobs will be created (250 on site) with delivery 
of a primary school, shops, office uses and an eco-business centre. Policy Bicester 1 
allows for employment uses on other parts of the North West Bicester site and 
recognises that some jobs will be located away from the site such as in the town 
centre. 
 
It will be necessary to ensure that any significant shortfall in expected job numbers for 
different areas of the North West Bicester development do not adversely impact on 
the planning and delivery of other areas. It is important that there is broad compliance 
with national and local policy for each individual proposal to provide the requisite 
number of employment opportunities and to help create sustainable travel patterns. It 



may be necessary to attach conditions to planning permissions and use legal 
agreements to achieve this. This should include consideration of requiring new 
buildings only to accommodate employment uses and providing local apprenticeships 
where possible. Considering the NPPF requirements, Policy Bicester 1 and Policy 
ESD16 there is a need to ensure that the employment proposals are appropriately 
integrated with the rest of the eco-town development in terms of access, design, and 
the impact on existing and proposed residential and public areas. Paragraph B.40 of 
the Submission Local Plan states that in all cases very careful consideration should 
be given to locating employment and housing in close proximity and unacceptable 
adverse effects on the amenity of residential properties will not be permitted. The 
proposed buildings and operations should also meet national and local policy 
requirements relating to sustainable living and construction. Zero Carbon 
development and Climate Change Adaption PPS1 supplement ET7 and Policy 
Bicester 1 require the development to be zero carbon. Policy Bicester 1 and the draft 
SPD require the submission of an Energy Strategy. An energy assessment is 
provided as part of the planning application. Policy Bicester 1 requires high quality 
exemplary development and design standards including zero carbon development, 
Code Level 5 for dwellings at a minimum and the use of low embodied carbon in 
construction materials, as well as promoting the use of locally sourced materials. 
Demonstration of climate change mitigation and adaptation measures including 
exemplary demonstration of compliance with the requirements of policies ESD 1 – 5 
is required. Policy Bicester 1 also sets out other policy requirements relating to 
employment including requiring non-residential buildings to be BREEAM very good 
with the capability of achieving BREEAM Excellent. 
 
The Planning Statement sets out that the new homes will be constructed to CSH4 
and capable of achieving CSH5 once the wider Eco-town is complete. The Planning 
Statement states that commercial buildings will achieve BREAAM ‘very good’ but be 
capable of achieving Excellent once end users are identified. 
 
Healthy Lifestyles 
The application includes a number of measures to encourage and facilitate healthy 
lifestyles including walking and cycling routes, green infrastructure and convenient 
access to health services to be provided elsewhere on the wider ecotown site. 
 
Local Services 
Policy Bicester 1 requires proposals to include facilities for leisure, health, social care, 
education, retail, arts, culture, library services, indoor and outdoor sport, play and 
voluntary services. The local centre hubs shall provide for a mix of uses that will 
include retail, employment, community and residential provision. Each neighbourhood 
of approximately 1000 houses must include provision for community meeting space 
suitable for a range of community activities including provision for older people and 
young people. 
 
A children’s play area is proposed within the site there are services and facilities 
proposed close to the application proposals in other planning applications and in the 
masterplan framework. The level of service and facilities should be assessed taking 
into account provision committed or proposed elsewhere on the ecotown site as a 
whole. 
 
Policy Bicester 1 requires all homes to be within a maximum of 800m of a primary 
school. However this is in accordance with the overall masterplan framework plan. 
County Council views on proposed school provision will be important. 
 
Green Infrastructure 
PPS1 Supplement ET14 and Policy Bicester 1 indicate that 40% of the total area 
should be green space. The application proposes paths, cycleways and landscaped 
areas and the Design and Access Statement submitted with the application sets out 



how this requirement will be met by the proposal. Open space requirements are also 
set out at Policy BSC11 of the Submission Local Plan and should be considered. 
 
Landscape and Heritage 
PPS1 Supplement ET15 requires adequate consideration of the landscape and 
historic environment. Policy Bicester 1 indicates that consideration should be given to 
maintaining visual separation with outlying settlements. Connections with the wider 
landscape should be reinforced and opportunities for recreational use of the open 
countryside identified. Development proposals should be accompanied by a 
landscape and visual impact assessment together with a heritage assessment. The 
Policy also requires a well designed approach to the urban edge, which relates 
development at the periphery to its rural setting and affords good access to the 
countryside, minimising the impact of development when viewed from the surrounding 
countryside. 
 
The Planning Statement explains how a Landscape and Visual Assessment have 
been provided with the application. The application proposes landscaped areas 
throughout the site, landscape buffers around the edge of the site and a significant 
buffer along Howes Lane. The Council’s Landscape Services Team and Urban 
Designer should be consulted and proposals will need to be considered against the 
NPPF, draft SPD and Policies ESD13 and ESD16. 
 
Biodiversity 
PPS1 supplement ET16 indicates that a net gain in local biodiversity is required and 
that planning applications should be accompanied by a biodiversity conservation and 
enhancement strategy. This is reflected in the requirements of Policy Bicester 1 and 
the emerging draft SPD. 
 
The application is accompanied by a Phase 1 Habitat Survey, which states that the 
site is not subject to any statutory or non-statutory designations of nature 
conservation interest and no such designations are likely to be adversely affected by 
the proposals. The Planning Statement highlights how the habitats of greatest 
potential are the hedges which are largely retained and will be enhanced under the 
proposals. It also sets out how appropriate measures will be undertaken to safeguard 
these species at the site if they are found to be present or nearby. Comments of the 
District Council ecologist and BBOWT should be taken into account in determining 
the extent to which the proposals meet policy requirements in relation to biodiversity. 
 
Water 
PPS Supplement ET17 indicates that planning applications should be accompanied 
by a water cycle strategy. Developments should aspire to water neutrality in areas of 
serious water stress, incorporate measures in the strategy for improving water quality, 
managing surface water, groundwater and local watercourses to prevent flooding and 
incorporate SUDS. 
 
Policy Bicester 1 seeks water neutrality on the site. The approach shall be set out in a 
Water Cycle Study. The Water Cycle Study shall cover water efficiency and demand 
management, water quality and how it will be protected and improved, WFD 
compliance, surface water management to avoid increasing flood risk and water 
services infrastructure improvement requirements and their delivery, having regard to 
the Environment Agency’s guidance on Water Cycle Studies. Zero Carbon (see PPS 
definition) water neutral development is sought. Development proposals will 
demonstrate how these requirements will be met. The draft SPD reflects the policy 
requirements. 
 
A Water Cycle Study was produced as part of the masterplan work. The study looks 
at demand and supply, water quality and water neutrality issues, as required by 
policy. The masterplan provides two strategies for wastewater treatment; on-site 



treatment or conveyance to the existing wastewater treatment works. A network of 
above-ground attenuation SUDS is proposed. The views of the Environment Agency 
and Thames Water should be taken into account in determining the extent to which 
the proposals meet policy requirements regarding water and the water cycle study. 
 
Flood Risk management 
All built development is to be located in Flood zone 1. The application is accompanied 
by a Flood risk assessment. This meets the requirement of PPS1 supplement and 
Policy Bicester 1, which indicates that there should be no development in areas of 
flood risk and development should be set back from watercourses which would 
provide opportunity for green buffers. Policy Bicester 1 also requires provision of 
sustainable drainage in accordance with Policy ESD 7: Sustainable Drainage 
Systems (SuDS), taking account of the recommendations of the Council's Strategic 
Flood Risk Assessment. 
 
The planning application is accompanied by Surface Water Drainage Design 
document and information is provided in the Environmental Statement. The proposals 
include balancing ponds and swales (Detailed design and form to be determined at 
reserved matters stage). This is in line with the Council’s Level 2 SFRA which 
indicated that due to underlying geological composition and groundwater vulnerability, 
attenuation techniques may be more suitable than infiltration techniques. 
 
Waste 
PPS1 Supplement ET19 indicates that planning applications should be accompanied 
by a Sustainable Waste and Resources Plan. Policy Bicester 1 requires the provision 
of facilities to reduce waste to include at least 1 bring site per 1000 dwellings 
positioned in accessible locations. Provision for sustainable management of waste 
both during construction and in occupation shall be provided. A waste strategy with 
targets above national standards and which facilitates waste reduction shall 
accompany planning applications. Waste is discussed in the Environmental 
Statement submitted with the planning application. 
 
Transport 
Policy Bicester 1 includes a number of ‘key design principles’ with a focus on the 
integration and connectivity between new and existing communities and measures to 
maximise use of sustainable transport. The proposals will need to meet these policy 
requirements. The application proposes that access to the larger employment zone in 
the application is off the Middleton Stoney Road (B4030). A second access is 
proposed off Howes Lane as a temporary access to the smaller employment zone 
and residential zones pending completion of the realigned Howes Lane. A 
connectivity phasing plan is provided in appendix 3 of the Planning Statement. 
 
A transport assessment is provided with the planning application which concludes 
that the proposals would not prejudice highway safety or have any detrimental impact 
on the surrounding highway network. The impact of lorry movements should be 
considered carefully and the views of Highways Authority should be sought for this 
application. 
 
As set out above, a separate application is proposed for a new road connecting the 
Middleton Stoney Road roundabout to join Lords Lane. It will be important to ensure 
that the proposals are not delivered as a ‘standalone’ development but rather as 
development that integrates with and helps to comprehensively deliver the wider Eco-
Town objectives. 
 
Infrastructure 
Draft Policy Bicester 1 requires the provision of: 

 Sufficient secondary, primary and nursery school provision on site. Four 2 
Form entry primary schools and one secondary school with homes located at 



a maximum of 800 metres from the nearest primary school (bullet point 1). 

 A 7 GP surgery to the south of the site and a dental surgery (bullet point 2). 

 Changes and improvements to Howes Lane and Lords Lane to facilitate 
integration of new development with the town (bullet point 6). 

 Education, health care and indoor space facilities will be encouraged to locate 
in local centres and opportunities for colocation will be welcomed (bullet point 
7). 

 Utilities and infrastructure which allow zero carbon and water neutrality on the 
site and the consideration of sourcing waste heat from the Ardley Energy 
recovery facility (bullet point 9). 

 
Where appropriate the application should seek to meet these policy requirements. 
 
Policy Recommendation 
The application site is not identified for development in the adopted Development 
Plan. The proposals would entail the development of substantial area of countryside 
and extend the built-up limits of Bicester. They would assist in achieving economic 
growth in line with the NPPF, would produce new housing including affordable 
homes, and would assist the District in maintaining a 5 year land supply by bringing 
forward part of a site that is supported by the Council’s emerging policy. There would 
be visual, traffic and other impacts from development that require detailed appraisal 
in determining whether the grant of planning permission would have adverse impacts 
that significantly and demonstrably outweigh the benefits. 
 
In making this determination, it must be recognised that the proposed development 
could be delivered to bring about a large part of an Eco-Town in general accordance 
with the national PPS1 Supplement for Eco-Towns and the NPPF’s goals of 
achieving sustainable development including economic growth, new homes and the 
transition to a low carbon future. The objectives of the modified Submission Local 
Plan, its strategy for Bicester and draft Policy Bicester 1, all support the delivery of 
Eco-Town development in the proposed location, albeit having limited weight at this 
stage. However, it is important to ensure that the proposals are not delivered as a 
‘standalone’ development but rather as development that integrates with and helps to 
comprehensively deliver the wider Eco-Town objectives. 
 
The application is for substantial development that would predetermine the Local Plan 
Inspector’s conclusions on the Submission Local Plan and, in particular, Policy 
Bicester 1. It would also predetermine the formal approval of a masterplan for the 
entire Eco-Town site; a masterplan required by the PPS Supplement and Policy 
Bicester 1. However, the application is generally consistent with a masterplan 
framework which has been included in a draft SPD. The draft SPD demonstrates how 
the proposed development could be provided as part of a comprehensive and 
integrated approach to the North West Bicester site, a approach which has been 
worked on collaboratively by the site promoters and the Council. It is important that 
planning conditions, appropriate legal agreements and the future consideration of 
reserved matters ensure that a coherent approach is delivered. 
 
While this is an outline application with all matters reserved other than access, it is 
also important that the proposal contributes significantly to the delivery of Eco- Town 
Development including zero carbon homes and climate change adaptation. Subject to 
the areas of concern raised in this response being addressed, there is no objection 
from a planning policy perspective. 

 
3.8 

 
Economic Development: No full response received, but taking into account the 
Planning Policy comments suggesting advice ought to be sought from the Economic 
Development team to assess whether the anticipated job numbers could be 
considered realistic, Officers again requested advice and the following advice was 
received:  



 
I would not insist on just B1 but would seek ‘exemplar sustainable’ B1, B2 and/or B8 
– this may be logistics/supply chain based as this would reflect the demand and lead 
to earlier release to meet the latent demand of local businesses and inward investors. 

 
3.9 

 
Design and Conservation: The site occupies an important location at the gateway to 
the NW Bicester Eco Town and is currently in agricultural use. The site is identified for 
employment/ business centre and residential uses in the NW Bicester Masterplan, 
providing up to 2000 jobs and with the proposed realigned Howes Lane ‘boulevard’ 
passing through the site in the south-east. The NW Bicester Masterplan anticipates 
that the business centre site will accommodate a variety of business and that design 
parameters will ensure that it fits well with surrounding uses and is in keeping with the 
wider eco town principles.  
 
Concerns are raised in relation to the level of information provided in relation to 
design and development detail, the position of pedestrian/ cycle links to provide direct 
links, the design principles that are established including the level of detail provided in 
some areas, the statements made in relation to sustainability and energy, the 
conventional strategies proposed for car parking in terms of the numbers of spaces 
and their positioning that would reinforce the dominance of the car and the level of 
jobs proposed.  
 
Additional Urban Design Comments have been provided again commenting on the 
level of information currently submitted and available for consideration, the way large 
scale buildings such as this could be accommodated on the site and the need for 
further design work to be undertaken to guide future reserved matters submissions.  

 
3.10 

 
Housing Officer: The outline application for up to approximately 150 homes will 
require a 30% affordable housing contribution. The detail of the mix will need to be 
discussed and agreed at reserved matters stage, however the principle of a 70/30 
tenure split between rented and shared ownership should be considered along with a 
range of house types to be provided. Units should be clustered in groups of no more 
than 15 units and the RP that takes on the units will need to be agreed with the 
Council. The affordable units need to be designed to ensure they are tenure blind and 
built to CSH L5 or equivalent. 50% of the affordable homes will need to meet lifetime 
homes standards and the necessary standards and 2% of the affordable homes will 
need to meet full wheelchair accessibility standards.  

 
3.11 

 
Environmental Protection Officer: No response received.  

 
3.12 

 
Landscape Officer:  

 Do not agree with the results of the LVIA. There are major significant effects at 
the construction and completed stages of the development.  

 There are significant landscape and visual effects associated with the 
development, especially the large warehouse’s western and northern 
elevations on future residential areas of the Ecotown. In this regard the 
potential elements or aspects that might affect landscape and views or visual 
amenity have not been identified sufficiently, nor the sources of effects, and 
those most likely to lead to potentially significant effects. 

 The PRoW, some 950 metres to the north of the development has not been 
considered in regard to visual receptors: further work needs to be done in this 
area. 

 There is concern that the mitigation measures may not be sufficient and it is 
suggested that the scale of the north and west elevations of the commercial 
units should be mitigated within the footprint of the buildings i.e. setting back 
sections of the building from the boundary (breaking up the block) and 
terracing the building to conceal the visually dominant elevation with good 
‘ecotown-type’ treatment such as landscaping the roof surface and installing 



green walls.  

 It is noted that some visual receptors will experience harm (section 5) 

 Localised views can potentially be mitigated but there are still concerns.  

 The western elevations of the commercial unit should be set back sufficiently 
to reduce any harmful effect upon the proposed care home and green 
infrastructure.   

 It is not agreed that the urbanised edge of western Bicester will allow for the 
integration of such large warehouse as this because there are fundamental 
character differences between housing and commercial units. It should be 
emphasised in the LVIA that the landscape character will change drastically 
with these intrusive commercial units.  

 The weighting given towards the housing element appears to have skewed 
the results in the summary. The warehousing has more harmful effects on 
landscape and visual receptors and the results must therefore reflect this. 
Thus the LVIA is an iterative process that informs the design, not only the 
landscape mitigation and enhancement, but the design/layout/scale of the 
buildings. Support the CDC Urban Designers comments regarding layout, 
circulation and landscape, etc. It is agreed that there is insufficient detail is 
provided and the indicative information of the design and access statement is 
insufficient. 

 
3.13 

 
Landscape Officer (second response): 

 The space between the employment edge/building and Howes Lane is 
considered to be sufficient for a substantial woodland structure which would 
be required to screen the employment units from residential receptors east of 
Howes Lane. This is because of the large attenuation. In order to achieve this 
planting, attenuation features need to be reconsidered. It is crucial to ensure 
the residential receptors to the west of Howes Lane have a substantial 
woodland structure to successfully mitigate views of the large 
‘warehousing/distribution' units associated with the employment area/zone. 
Space should be created for planting of large native trees along the Middleton 
Stoney Road.  

 Advice provided as to appropriate tree species and how to plant to achieve the 
required degree of landscape mitigation for this development.  

 The existing hedgerow to Howes Lane and within the area close to the TPO'd 
Oak tree (adjacent to Howes Lane) should be reinforced.  

 There should be a landscaped edge between the highway curtilage and the 
building facade and the intervening car parking should also be mitigated.   

 There are a number of examples where the planting depth is insufficient to 
provide mitigation against the harmful landscape and visual impacts and 
effects of the large industrial units of the employment area. The depth must be 
increased to allow substantial planting.  

 The earth bund appears to encroach on the hedgerows RPA and should be 
redrawn to avoid this given that the hedgerow must be retained as a visual 
buffer to the development. 

 An indication of the projected growth rates/heights of the planting types over 
time frames would help us to consider the improving mitigating effects over 
time for the benefit of residential and visual receptors.  

 In order to ensure the successful establishment of the landscaping a 
landscape management plan is necessary and to be drawn up by the 
landscape consultant. 

 The green infrastructure through the centre of the larger residential parcel is to 
be welcomed, however the parcels extend right up the retained hedgerows on 
the perimeter. If the gardens back on the hedgerow on the western, northern 
and eastern boundaries it will be difficult to prevent occupiers from removing 
hedgerow or cutting too low to improve light level to gardens. A curvilinear 10 
m landscaped buffer between the hedgerows and access roads is necessary, 



to be planted with native trees to provide the appropriate level of landscape 
mitigation. 

 The Design and Access Statement confirms that there will be up to 150 units 
which equates, according to our standards and the layout and scale of the 
site, to at least 1 LEAP, 1 NEAP and a number of LAPs. On the Land Use 
Parameter Plan 3383-24 (Chetwoods Architects) the LAP due to its location 
best converted to a combined LAP/LEAP adjacent to paved footways where 
surveillance is good. 5 unequipped free zone LAP are required to satisfy the 
100 lm minimum distance from the furthest dwelling. Planning obligations in 
respect of play and informal opens space provision are to be in accordance 
with CDC’s qualitative and quantitative standards – refer to Developer 
Obligations SPD. Commuted sums are to be calculated in accordance with 
CDC’s current rates. 

 An indication of the pedestrian/cyclist circulation routes is essential for the 
connectivity of POS, housing and employment areas, not forgetting pedestrian 
crossings over the new highway. 

 Conditions are requested in relation to a landscaping scheme, hedgerow 
protection, tree pit details and landscape management.  

 
3.14 

 
Arboricultural Officer:  

 The BS5837 categorisation of the majority of the trees on site are agreed with 
and the evaluations and recommendations regarding tree removal and 
retention are agreed with.  

 Tree T3 (oak – subject to TPO 13/2001) should be retained rather than 
removed as proposed as there is no justifiable reason as to why such a tree 
cannot be accommodated within a development scheme.  

 The works to T1 (retained and protected) and T7 (removed to allow for the 
installation of the new road layout) (both subject to TPO 13/2001) proposed 
are agreed with.  

 The proposed loss of hedgerows A and B are justifiable because of the 
constraints they pose to development. The 500m cumulative length of both 
hedgerows must be mitigated by the replacement planting of 500m worth of 
native hedgerow within an approved landscaping scheme.  

 On site protection for retained trees and hedgerows will be addressed via an 
Arboricultural Method Statement (AMS) and on site Arboricultural supervision/ 
monitoring (and conditions are recommended to secure this).  

 
3.15 

 
Community Development: The overall masterplan for the eco town has provision for 
community facilities proposing a small community hall north of the railway line, a 
second small hall planned for south of the railway line with a larger facility envisaged 
to be a cultural centre also planned for north of the railway line, together with funding 
for commuted sums, community development worker, events and projects. This 
proposal includes 150 dwellings and the Heads of Terms needs to include 
proportional allocation from the overall masterplan figure for a commuted sum for the 
local community hall provision, community development and a sum for events and 
projects.  

 
3.16 

 
Environmental Protection: no objections to this application in principle. However, 
the design and access statement for the full planning application should address the 
potential noise impact of any of the B8/B2/B1 uses on the proposed residential 
development. This should include noise from deliveries and access traffic to the site. 
Hours of use restrictions may also be required. 
 
It is noted that the applicant's require 24/7 operational times to make the development 
viable and marketable.  
 
The noise report adequately addresses the issues of noise and covers the issues set 
out earlier. Suggested conditions relate to restricting the noise levels from activities 



on the application site to not exceed the target noise criteria set out within the ES and 
for mitigation measures to control noise from the construction of the development in 
line with the ES.  
 

Oxfordshire County Council  
Oxfordshire County Council have provided four, in depth responses to this application. The 
following sets out a summary of the responses received on each occasion.  
 
3.17 

 
Overall View: 
 
23/12/2014 
This application forms part of the strategic site allocation Bicester 1 within the 
emerging Cherwell Local Plan. Oxfordshire County Council support the delivery of the 
North West Bicester site which has been the subject of ongoing joint working between 
OCC, Cherwell District Council and the Eco Bicester Strategic Delivery Board.  
 
However, OCC has concerns about the proportion of B2 and B8 employment uses 
proposed in this application which will result in a very low number of jobs in relation to 
the amount of land taken up by the development. Such development is inconsistent 
with the North West Bicester Masterplan and Policy Bicester 1 in the emerging 
Cherwell Local Plan which places greater emphasis on provision of B1 use class 
employment. The proposals for B2 and B8 uses are not in keeping with the ambitions 
for Bicester as articulated in the Oxfordshire Strategic Economic plan. Consequently 
Economy and Skills Officers have raised an objection.  
 
There are also technical issues that are raised in the officer responses below, 
inconsistencies with the North West Bicester Masterplan and gaps in the information 
that has been submitted. As a result, Transport Development Control officers and the 
County’s Ecologist Planner have raised objections.  
 
Further, OCC has serious concerns about the uncertainty of delivering key 
infrastructure across the wider masterplan site caused by the piecemeal nature 
in which applications are coming forward. The funding and phasing of 
infrastructure across the site is dependent on if and when individual site applications 
come forward. For example, mitigation for this development is dependent on delivery 
of the primary school and secondary school which are part of Application 2. Further, 
with the absence of a Community Infrastructure Levy in Cherwell, it is unclear how the 
County will be able to seek contributions to county wide schemes such as Household 
Waste Recycling Centres, the Museum Resource Centre and the Central Library, all 
of which will be put under strain by this development. This puts the County Council at 
significant financial risk. Until it is clear how infrastructure will be delivered 
across the masterplan site, OCC maintains a holding objection. 
 
22/07/2015 
Response provided in relation to amendments submitted in June 2015.  
 
The overall response remains the same in substance as that provided in December 
2014. In relation to concerns over the employment uses proposed and how this 
complies with the now Adopted Cherwell Local Plan, it is advised that the Economy 
and Skills objection remains and should be given increased weight given the adoption 
of the Cherwell Local Plan and the approval of the NW Bicester SPD for Development 
Management purposes.  
 
Transport Development Control Officers continue to object on the basis of 
amendments being required to the site access arrangements, further information 
required on temporary access arrangements from Howes Lane and the conditions 
previously recommended as well as others continue to be recommended. The County 
Ecologist Planner maintains her objection on the basis of inconsistencies with the NW 



Bicester Masterplan/ SPD and Policy Bicester 1. Inaccuracies in the ES have not 
been addressed. This objection should also be given increased weight given the 
adoption of the Cherwell Local Plan and the approval of the NW Bicester SPD for 
Development Management purposes. 
 
Concerns continue to be raised in relation to how infrastructure will be delivered 
across the site and their holding objection remains.  
 
15/09/2015 
Response provided in relation to additional information submitted in August 2015.  
 
Concerns continued to be raised in relation to the employment uses proposed. 
 
Transport Development Control Officers continue to raise concerns in relation to 
clarity required on the infrastructure to be provided as part of this application to 
ensure that it aligns with that proposed by others, some issues raised in past 
correspondence which have not been resolved, the pedestrian/ cycle connectivity in 
the temporary access arrangements, no additional information in relation to traffic 
impact, travel plans or public transport and it is still unclear what the mode of surface 
water discharge from the site is.  
 
Local Members have raised further concerns in relation to the suitability of the vision 
splays on the access off the Middleton Stoney Road for articulated lorries and have 
questioned the safety of the location of the bus stop and layby on the western side of 
the Middleton Stoney Road. Members request there is a routing agreement to prevent 
vehicles travelling to J10 of the M40 via Middleton Stoney. There are also concerns 
about the noise and vibration and the environmental impact that the temporary 
Howes Lane access could have on existing residential properties.  
 
The County Ecologist maintains her objections.  
 
Concerns continue to be raised in relation to how infrastructure will be delivered 
across the site and their holding objection remains.  
 
14/10/2015 
Response provided in relation to additional highways, access and transportation 
information submitted in September 2015.  
 
Transport Development Control Officers maintain their objection. The latest 
submission asserts that the development could come forward in its entirety in 
advance of the strategic road link/ tunnel. This would result in a severe traffic impact 
and is contrary to the County Councils position that no more than 900 homes may be 
occupied before the strategic link road and tunnel are in place. In addition, the 
proposals do not demonstrate safe and suitable access arrangements.  

 
3.18 

 
Transport  
23/12/2014 - Objection 
 
Employment area - Middleton Stoney Road 
The access arrangement to the large employment site from the Middleton Stoney 
Road by way of a priority T-junction with a designated right turn will ensure that traffic 
flows are as unhindered as much as possible and this is considered acceptable. The 
principle of this access at 7.3m wide is acceptable, but there must be a dedicated 
shared pedestrian and cycle route via this access point and an amended plan was 
required. The principle of a link along the northern side of the Middleton Stoney Road 
linking to the roundabout junction with Howes Lane and Vendee Drive is acceptable 
but a 3m shared pedestrian and cycle way is required and an amended plan was 
required. This would need to link with the development proposed at Himley Village. 



The proposed development is required to provide two bus stops on the Middleton 
Stoney Road close to the site access which should feature a shelter, bus stop pole 
and flag. These stops must be located to maximise access to the site and connection 
to the footway/ cycleway. Additional information is also required in relation to scaled 
drawings of the access arrangements, including visibility splays, junction radii, 
tracking and a road safety audit is required.  
 
Temporary access arrangements - Howes Lane 
The access proposed from Howes Lane is via a simple priority T-junction. The road 
would be 7.3m wide and split to provide access to the residential part of the site and 
access to the smaller commercial units. An internal footway/ cycleway is proposed. 
The principles proposed for the temporary access from Howes Lane are acceptable 
however additional details as to the access arrangements is required. Clarity as to 
how long the temporary arrangements will be place for and who will be carrying out 
the works including footway works is required.  
 
Future access arrangements - Howes Lane 
Concerns are raised as to the delivery of the future re-alignment of Howes Lane and 
how this sits with the current application as they are to be separately considered. At 
the time of this response, queries were raised as to who the main developer across 
the site is, if there is formal agreement between the parties in relation to the 
temporary and permanent access arrangements proposed, who is to provide the 
footway works and clarity over who is to provide the transport/ highway works and by 
when. Until further information is received in relation to these queries, the proposed 
access arrangements onto Howes Lane could not be supported.  
 
Traffic Generation, Distribution, Modelling and Local Impact 
Additional work sought from the applicant in relation to the following areas: 

 The use of 2019 modelling data is not accepted the site must be tested on the 
same basis as the rest of the NW Bicester site 

 The trip rates quoted within the TA appear reasonable for a standalone 
development. However, these trip rates do not correspond with the overall trip 
rates for the wider site. The agreed trip rates consider the objectives and 
aspirations of the PPS and these do not appear to have been considered as 
part of this submission. To ensure a consistent approach, the agreed trip rates 
must be used alongside the required vehicle containment targets.  

 The level of B8 use will impact on the containment of traffic and has the 
potential to impact on mode choice.  

 It must be demonstrated how the site will contribute to the containment and 
mode choice targets of the Masterplan.  

 The application should either contain or restrict the amount of B8 land uses on 
the site or a trigger point must be agreed to ensure the realigned Howes Lane 
is in place before a certain number of HGVs are on the strategic road network 
close to residential properties.  

 The application must contribute to the strategic solution of the Howes Lane/ 
Bucknell Road pinchpoint (the new tunnel under the railway that the 
Masterplan proposes). 
 

Routeing agreement 
The TA states that a future Travel Plan is to include measures to be put in place to 
ensure HGV drivers use designated routes (from the south) to and from the site at all 
times. However there are no details as to how this route will be enforced and 
additional information is required. A formal routeing agreement is also required.   
 
Layout and accessibility 
As this is an outline application, the level of detail is currently limited. A design code 
setting out the street hierarchy is essential for this site. The requirement for a Design 
Code must be a planning condition. Whilst the DAS suggests a road hierarchy, the 



LHA do not consider it appropriate at this stage to assess this without further 
information. Any future layout must meet Manual for Streets and must be 
accompanied by tracking information. The proposed parking levels meet the required 
standards but as this is an eco-development, lower numbers of parking should be 
required with a robust travel plan in place. It is unclear what internal access 
arrangements (pedestrian and cycle route arrangements) will be provided to link this 
site to the surrounding parts of the NW Bicester site. It is unclear when these 
important routes will be provided and by which application.  
 
Transport Strategy 
Reference is made to Local Transport Plan (LTP3), which states that the County 
Council will seek opportunities to improve access and connections between key 
employment and residential sites and the strategic transport system; work with 
strategic partners to develop the town’s walking, cycling and bus networks and links 
between key development sites and the town centre and railway stations, and will 
work to get the most out of Bicester’s transport network by investigating ways to 
increase people’s awareness of the travel choices available in Bicester. Each of these 
principles is vital for this development, particularly given the scale of the overall North 
West Bicester master plan and the eco-principles that need to be met. 
 
The revised LTP3 area strategy also states that “Delivering a strategic perimeter route 
around the town is the key component….“ Understanding the impact of this 
development, and the overall North West Bicester master plan, on this corridor is 
therefore the crucial element for a transport strategy response. County Council 
officers and Members have voiced concerns over the details of the Howes Lane 
realignment and these will be dealt with through the planning application for that 
scheme, however, what is essential is the delivery of the new tunnel under the railway 
to replace the skewed junction at Howes Lane / Bucknell Road and Bucknell Road / 
Lord’s Lane. 
 
Concerns are raised that the Transport Assessment concentrates on factoring to 2019 
and sees this development as standalone. This proposal is part of the wider NW site 
and must be reviewed in this context. The Exemplar scheme proposed an interim 
measure at the Howes Lane/ Bucknell Road junction but it was acknowledged that in 
the longer term, a strategic solution to provide capacity relief would be brought 
forward through the masterplan site.  The TA suggests that 43% of trips are predicted 
to be along Howes Lane therefore this site must contribute to the strategic solution 
under the railway. These are required at an early stage. 
 
Concern raised in relation to the amount of B8 warehousing proposed and the low 
ratio of jobs to floorspace. Fewer jobs on the site would affect the containment levels 
of the masterplan, which would be likely to impact on the number of trips out 
commuting from the development. It will be more difficult to meet the Masterplan 
targets of limiting car trips and maximising on trips by sustainable modes. There is 
also a lack of reference to mode share targets and containment, which are a 
fundamental principle of the masterplan.  
 
The level of B8, also raises questions in relation to impact upon residential amenity in 
terms of noise and vibration from Heavy Goods Vehicles. This has the potential to 
have a severe impact and would be particularly felt before the realigned road was in 
place. This would appear to conflict with what the Local Plan says at B.40 and Policy 
SLE4 (Submission Plan).  
 
Public transport 
The developer is required to contribute to the funding of a commercially sustainable 
bus service linking this and adjacent sites with the town centre and the nearest 
railway station. To serve the wider site, two bus services will be required, therefore in 
relation to this application, the response deals only with the part of the wider 



masterplan to the south west of the railway line. There is a fundamental requirement 
that the costs and delivery of the bus service must be agreed between the relevant 
land owners south of the railway, nevertheless, the service must be planned to serve 
the wider site and there must be a contract to ensure the service is delivered and 
funded in a coherent manner.  
 
A S106 contribution of £2.88million is required to fund the delivery of a bus service 
which will increase as the site builds out. This will need to be paid on an annual basis 
rather than solely on the completion of units. This figure is the overall total and so 
contributions from the other applications south of the railway will also contribute to 
this £2.88million. Details are provided in relation to the required services, the costing 
of services and the trigger points for service enhancements. Contributions towards 
the cost of establishing an effective bus route into the town centre along the Bucknell 
Road are also sought. Bus stop infrastructure is also required.  
 
Travel Plan Team 
A framework travel plan that sets out the overarching objectives and targets for the 
site needs to be submitted prior to works starting on site and it will need to be 
updated as the site builds out to reflect any changes in land use.  
 
Detailed supplementary travel plans and travel plan monitoring fees will be required 
for each land use. These plans will need to reference the site wide framework travel 
plan objective and outline how the end occupies will implement the actions in their 
plans to achieve the overall objectives for the whole site. 
 
The overall target for the masterplan site is for 50% of journeys originating from the 
site by non-car means. This is an ambitious target and will need to be monitored. Bi-
annual surveys will be required to show that the travel plan targets are being 
achieved.  
 
Travel plan monitoring fees will be required to allow ongoing monitoring and further 
fees may be required should the 50% target not be achieved.  
 
To support sustainable travel, the developer will need to contribute to the running cost 
if they choose to use Oxfordshire lift share, the setting up and running of car clubs 
and measures to support and encourage cycling.  
 
The layout of the site should set out direct walking and cycling routes and connect to 
the existing networks. All houses should be within 400m of a bus stop.  
 
Drainage 
The requirements of the Flood and Water Management Act must be adhered to. High 
ground water could cause difficulties in providing a cost effective solution for surface 
water storage. Infiltration drainage methods are not viable for this site and surface 
water drainage capacity exceedance situations need to be managed so as not to 
affect other nearby areas of the town. Full SUDs are required and surface water 
discharge must be no more than the current greenfield run off rate or better. Full 
drainage design layout plans and calculations will need to be submitted prior to the 
commencement of the development.  
 
Rights of Way 
Contributions towards bridleway and footpath improvements, the creation of new 
bridleway links and any works to the surrounding rights of way network are identified 
and have been identified for any site south west of the railway line.  
 
Heads of Terms (transport contributions) 
Detail is provided as to transport financial contributions requested. These are set out 
in detail in Appendix X of this committee report.  



 
Additional Transport comments of the 22/07/2015 
Objection continues to be raised on the basis of the comments made already, the 
need for both accesses to require lighting and speed limit changes, the need for the 
plan showing the Middleton Stoney Road access to be amended and further 
information required on the temporary access arrangements off Howes Lane - 
particularly in relation to pedestrian and cycle access.  
 
S106 contributions largely the same as the first response. An additional contribution 
has been identified in implementing TROs for the reduced speed limits on Middleton 
Stoney Road and Howes Lane and additional works likely to be required on Howes 
Lane to ensure safe pedestrian and cycle access in the temporary arrangements. 
Conditions recommended are also those originally sought with clarification provided 
that the routing agreement must apply to both employment zones. A condition is also 
recommended to be imposed on the maximum size of units on the smaller 
employment zone to reduce the incidence/likelihood of deliveries by HGVs. 
 
Middleton Stoney Road access 
Further drawings have been supplied in response to the original comments with a 
Road Safety Audit. The drawing for the main employment site access from the 
Middleton Stoney Road will be acceptable with amendments as per the following:  

 Footway/ cycleway to be separated from the Middleton Stoney Road by at 
least a 1m verge including around the corner into the main site access. 

 Annotation to show the extension of the 40mph speed limit to the north of the 
site access, as recommended in the safety audit  

 Confirmation that the lighting will be provided on Middleton Stoney Road 
extending from the roundabout to include the junction.  
 

The tracking drawing has been provided showing the junction is suitable for HGV use. 
The safety audit did not pick up the need for a deceleration lane. The proposed 
reduction in speed limit and the addition of street lighting will help to mitigate the risk 
of not having one. A bus layby has been indicated at the southbound bus stop but not 
for the north. This has been justified due to physical constraints, infrequency and 
likely short stop times.  
 
Howes Lane temporary access 
A drawing has been submitted showing the temporary access junction for the 
northeastern part of the site. This demonstrates that HGVs will be able to pass each 
other when entering/ leaving the junction with Howes Lane but additional tracking is 
required to show HGV tracking into/ from the smaller industrial zone. Lighting would 
be required on Howes Lane and in the absence of a right turning lane, the speed limit 
on Howes Lane would need to be reduced from 50mph to 40mph. The proposed 
junction layout would only be acceptable with a speed limit reduction and lighting. An 
annotated drawing to show this is required.  
 
A planning application has been received for the strategic realignment of Howes Lane 
to be provided by A2 Dominion with contributions secured from other NW Bicester 
sites via a Framework Agreement. Clarification is required as to the extent of this 
infrastructure to be directly provided by this development.  
 
There needs to be alignment between the strategic infrastructure and what is 
considered via this application. For example, the access road into this site northwest 
of the new strategic link road did not form part of the above mentioned application but 
is assumed to be part of that scheme, as is the future bus only link to the northwest. 
The road needs to tie in with the future junction arrangements and be built to its final 
dimensions, with suitable arrangements for cyclists and pedstrians on the new path 
from Middleton Stoney Road to cross. 
 



Pedestrian and cycle access 
The path from Middleton Stoney Road is to be constructed as a cycle and pedestrian 
path and will eventually form part of the realigned Howes Lane. It must be delivered 
at the same time as the temporary road access, and it must be lit. The site will need 
to connect to the existing network of footways and cycleways. A connectivity plan has 
been provided, but there is no footway on the opposite side of Howes Lane and so 
the application must demonstrate how the connections will be provided, and how they 
connect safely into the network of local walking routes from the nearby residential 
areas. The need for a temporary controlled crossing on Howes Lane should be 
assessed. 
 
Traffic Impact 
Not aware that any further assessment that is in line with the assessments made for 
the NW Bicester Masterplan have been carried out. This relates to the trip rates used 
and the need for this to contribute to the overall targets and so to be able to assess 
the cumulative impact and the need for targets within travel plans to be brought in line 
with the modal share targets for NW Bicester as a whole.  
 
There is a need for a trigger point to be agreed to ensure the realigned Howes Lane 
is in place prior to a certain number of HGVs being on the strategic road network. The 
developer has suggested that the route for all HGV traffic will be south but Officers 
view is that some traffic is likely to head north on Howes Lane to the wider road 
network. In terms of the overall impact of traffic generated by the development at the 
critical Bucknell Road/Howes Lane junction, the TA suggests that in isolation, the 
development would increase the traffic at that junction by 3.8% in the am peak and 
2.8% in the pm peak. In isolation this could not be considered severe, but the 
cumulative impact of NW Bicester is predicted to be severe, hence the need for the 
site wide trigger point of 900 homes calculated as being the point at which the 
strategic link road and tunnel become necessary. So while the site should be subject 
to the overall NW Bicester 900 homes trigger, it is difficult from a transport 
perspective to suggest a trigger point based on HGV impact. This is something that 
would need to take into account broader environmental impacts. 
 
Travel Plan 
The draft Framework Travel Plan has now been assessed. This does not currently 
meet OCCs guidance and will require further work to make it acceptable. It should 
focus on both the employment and residential parts of this proposed development. 
There is little detail on the measures within the plan, it should set a blueprint for the 
subsidiary travel plans to be produced by the employment occupants of the site.  
 
Public Transport 
Further discussions are required between the developer and OCC to agree suitable 
arrangements for the event that this development comes forward before the rest of 
NW Bicester, i.e. before the planned NW Bicester bus services. The site must be 
easily accessible by bus from opening, to avoid habit-forming car access to the site. 
 
Layout 
As layout is part of a reserved matters application, this would be considered at a later 
date.  
 
Additional Transport comments of the 15/09/2015 
Objection continues to be raised on the following points: 

 Clarity is required on the highway infrastructure to be provided by this 
application, to ensure that it ties in with what is to be provided by others (i.e. 
that there are no gaps).  

 Some of the issues raised in our most recent comments have not been 
addressed.  

 In particular there is no pedestrian/cycle connectivity from existing residential 



areas to the northeast, in the temporary access arrangements.  

 No information has been supplied in this amended application in response to 
previously highlighted concerns over traffic impact, travel plan or public 
transport.  

 It is still unclear from the Concept Drainage Design for the site as to what the 
mode of surface water discharge from the site is.  

 
Middleton Stoney Road access 
An amended plan has been received separating the footway/ cycleway from the 
carriageway as requested, however the extension of the speed limit has not been 
annotated. This must be amended. The suggestion of bollard lighting is not 
acceptable. Full height lighting columns are required to ensure highway safety at the 
junction. A commitment is required in relation to the extent of the street lighting (but 
this could be conditioned).  
 
Howes Lane temporary access 
Previous comments on this are repeated as they have not been addressed. 
 
Highway infrastructure 
The same points with regard to the need for clarification of who is providing 
infrastructure is made again including the need for coordination to ensure that the 
permanent infrastructure conforms to the overall scheme design and specification. A 
Land Dedication and Phasing and Connectivity of Roads plan has been provided but 
there is no pedestrian connectivity to the site from the north east as was previously 
commented upon. This must be addressed. Further comments are made with regard 
to this drawing in relation to annotation required to indicate lighting, crossings 
required, footways to be provided going into the smaller employment area from the 
access road, the road infrastructure does not extend to the northern site boundary, 
the links from the smaller employment site to the larger one must connect and it is 
unclear what the shaded areas are. 
 
Drainage 
It is still unclear from the Concept Drainage Design for the site as to what the mode of 
surface water discharge from the site is. It is assumed it will be via a piped system 
with a limited rate of discharge via a hydro-brake or similar. Also, there are quite a 
few surface water features which are referred to as Swales. The shape and size of 
these features suggest they are more like ponds.   
 
Additional Transport Comments of the 14/10/2015 
Objection is raised on the severe traffic impact if the development comes forward in 
its entirety in advance of the strategic link road/tunnel and that the proposals do not 
demonstrate safe and suitable access. The comments provided are in relation to 
additional material supplied in the form of an introduction document and a transport 
note as well as an additional drawing.  
 
Traffic Impact 
The 'Introduction' document is a transport note setting out an argument for allowing 
the development to proceed in its entirety prior to the strategic link road being built. 
This is contrary to the county council’s position that no more than 900 homes (which 
includes those on the Exemplar Site) may be occupied before the strategic link road 
and tunnel are in place. This threshold was set on the basis of a Memorandum from 
Hyder consulting dated 12 December 2014 – Ref UA005241 NW Bicester 
Development.  
 
The assessment in the December 2014 memo took as its starting point a transport 
modelled scenario for 2024 which included 2256 homes across NW Bicester and 10 
ha of employment land, and no strategic link road. Key junctions were assessed for 
lower levels of development based on factoring down the turning movements at the 



junctions in proportion to theoretical reductions in the amount of development. The 
900 threshold represented a 60% reduction from 2256 and therefore it can be 
assumed that the 900 threshold would have included 40% of the 10 ha of 
employment land. Thus the threshold allows for 4 ha of employment land at NW 
Bicester.  
The applicant argues that this and the remaining 5.45 ha of employment use in the 
proposed development should be permitted prior to the link road/tunnel on the basis 
that the original mix of employment uses on which the 2024 scenario was modelled, 
had higher theoretical trip generation than the currently proposed use. The applicant 
argues that this means the prediction of congestion at the Howes Lane/Bucknell 
Road junction which gave rise to the threshold is overly pessimistic. However, the 
difference in estimation is not quantified. 
 
Additionally the applicant argues that the background traffic in the 2024 scenario was 
based on levels of employment use coming forward in the period, which are not likely 
to be achieved given current trajectories. However, this cannot be assumed, and I am 
unable to predict whether the forecast employment can be delivered during this 
period, and therefore whether the traffic predictions are overly pessimistic.  
Whilst I accept, for the above two reasons, that the junction assessment may have 
been based on overly pessimistic estimates of employment trip generation, I do not 
see how this translates into justification for a further 4.45 ha of employment land prior 
to the link road being built. 
 
The ‘Introduction’ then goes on to demonstrate how a further 150 dwellings (the 
current proposal) on top of the 900 threshold, would impact the most affected of the 
modelled junctions, Howes Lane/Bucknell Road. It was based on queues at this 
junction that the 900 threshold was set – 900 homes would give rise to a queue of 28 
vehicles on Howes Lane in the pm peak, which was considered the maximum 
acceptable queue. The additional 150 dwellings would increase the queue on Howes 
Lane turning left onto Bucknell Road) from 28 to 48 vehicles in the pm peak, and the 
queue on Bucknell Road from 8 vehicles to 10 vehicles. The applicant argues that a 
queue of 48 vehicles on Howes Lane and 10 vehicles on Bucknell Road would not 
block junctions downstream, and therefore that the impact would not be severe in 
NPPF terms. However, no calculations or estimate of the length of the queue in 
metres is provided, allowing for vehicles at the back of the queue to be still closing 
up. 
 
I would argue that the moving back of a queue of 48 vehicles could easily stretch 
back to the Shakespeare Drive signalised junction, less than 400 metres away, 
because the vehicles in a queue do not close up straight away. Also gaps would need 
to be left for accesses. Further, a queue of 10 vehicles waiting to turn right on 
Bucknell Road would stretch back to the roundabout. This means the junctions would 
not perform efficiently and there would be further congestion.  
 
The queue on Howes Lane would give rise to increased pollution and an unpleasant 
environment for pedestrians and residents. Rat-running is likely via Shakespeare 
Drive and Browning Drive, and drivers finally reaching the junction with Bucknell Road 
are likely to make less safe manoeuvres due to impatience.  
 
Further, the PICADY output is not provided, which is likely to demonstrate the impact 
on traffic in terms of delay per vehicle. Overall I would say that these impacts could 
be considered severe.  
 
Therefore in transport terms I do not accept the conclusions of the Introduction and 
justification for allowing the entire development to proceed in advance of the strategic 
link road being built. 
 
Public Transport arrangements 



The developer argues that existing bus services are acceptable, with the additional 
bus stops on Middleton Stoney Road which the developer would provide, and the 
pedestrian link to stops on Wansbeck Drive, which the developer would partially 
provide. The developer says that discussions have taken place with the operator of 
the 21 service and that extensions into the evening and Sundays ‘would be 
acceptable subject to a business case’. This statement is unclear – does the 
developer intend to fund the extensions? This is likely to be required to allow the 
services to run. Without these extensions there would be an unacceptable level of 
service, particularly for the residential element of the development. 
 
Highway Infrastructure 
A plan has been provided to address concerns raised in relation to the safety of the 
access arrangements from Howes Lane and the footpath from Middleton Stoney 
Road. Further concerns are raised in relation to there being no annotation indicating 
lighting, no annotation indicating the speed limit reduction, the lack of a formal 
crossing across Howes Lane (a temporary signalised crossing is required), 
improvements to the point it joins the existing residential area at Wansbeck Drive and 
clarification as to a dotted line shown on the drawing and what this is.  

 
3.19 

 
Archaeology 
No objection subject to conditions. The site contains a number of archaeological 
features identified through geophysical survey and a trenched archaeological 
evaluation. A condition requiring that a programme of archaeological investigation be 
undertaken ahead of the development will need to be attached to any planning 
permission for the site.  

 
3.20 

 
Economy and Skills 
70% of the employment area is given over to B8 uses which may result in very low 
ratios of number of jobs to floor space. Such development is not in keeping with the 
ambitions for Bicester as articulated in the Oxfordshire Strategic Economic plan. 
Bicester is part of the Knowledge Spine stretching from the town through Oxford city 
and into Science Vale Oxford. This is contrary to Policy Bicester 1, which states that 
employment use classes within the NW Bicester site should be B1 with limited B2 and 
B8 uses. In order to achieve a balance of employment types across the town, the 
storage and distribution uses would be better suited to sites such as Graven Hill.  
 
The development is expected to create up to 1000 new jobs. This is inconsistent with 
the North West Bicester Masterplan, which states that up to 2000 jobs could be 
accommodated on the application site.  
 
Local firms in Bicester have identified that there is currently significant growth 
potential, particularly in the manufacturing sector, but this is being frustrated by the 
lack of high quality sites and premises. The availability of land for commercial 
development is limited and firms read the existing slock of commercial space as 
dated and unattractive. As a result Bicester is losing the kind of high quality firms that 
it needs to attract and retain high value businesses and jobs. The proposed 
development will not address this issue. 
 
There appears to be no plans to build in super fast broadband connectivity on site. 
The plan is to link to an existing BT cabinet within Bicester. This is unlikely to provide 
the broadband speeds required for modern businesses.  
 
A condition is recommended to seek an Employment and Skills Plan that will ensure, 
as far as possible that local people have access to training (including 
apprenticeships) and employment opportunities at the construction and end user 
phases of this proposed development. This will help to ensure that future 
development is economically and socially sustainable by creating a locally skilled 
workforce and removing barriers to employment.  



 
3.21 

 
Education 
This section of the eco-town development is estimated to generate 33 primary school 
pupils, 31 secondary school pupils and 0.6 pupils attending special educational needs 
provision (SEN). This section of the eco-town development will be expected to 
contribute towards the cost of primary, secondary and SEN school provision. The 
mechanism for apportioning costs towards these services between the separate 
applications which comprise the eco-town development is to be agreed. 
 
A new secondary school and four primary schools are proposed across the wider site. 
In relation to this application proportionate share of the cost of these is required. A 
proportionate share of the cost of primary school provision for 33 pupils would 
therefore be £654,819. In relation to secondary school provision, a proportionate 
share for 31 pupils would be £733,925. For SEN provisions, across Oxfordshire 
1.11% of pupils are taught in special schools and all housing developments are 
expected to contribute proportionately toward expansion of this provision and this 
would amount to £18,394 by a total of 0.6 pupil places. 
 
An amended request was made within the OCC response of the 22 July 2015: 
The following housing development mix has been used in the following contribution 
calculations: 

 15 no. x One Bed Dwellings  

 57 no. x Two Bed Dwellings  

 56 no. x Three Bed Dwellings  

 22 no. x Four/+ Bed Dwellings  
 
It is calculated that based on the above mix, this area of the eco town development is 
estimated to generate 40 primary school pupils, 33 secondary school pupils and 0.8 
pupils attending special educational needs provision. The updated financial 
contributions are therefore provided as £890,200 for primary school provision, 
£876,249 for secondary school provision and £27,970 for SEN provision. Full 
justification is outlined within the full response from OCC.  

 
3.22 

 
Property 
The County Council considers that the impacts of the development proposal (if 
permitted) will place additional strain on its existing community infrastructure.  
 
The following housing development mix has been used in the following contribution 
calculations: 

 20 no. x One Bed Dwellings  

 38 no. x Two Bed Dwellings  

 65 no. x Three Bed Dwellings  

 27 no. x Four/+ Bed Dwellings  
 
It is calculated that this development would generate a net increase of:  

 360 additional residents including:  

 266 residents aged 20+  

 46 residents aged 65 +  

 30 residents aged 13-19  
 
A legal agreement is therefore required to secure: 

 Bicester New Library - £15,858 

 Waste Management - £22,500 

 Museum Resource Centre - £1,800 

 Adult health and wellbeing day care - £21,571 

 Central library - £6,174 

 Total £67,903 



 
Justification for each of these requirements is provided within the full response.  
 
Administration and Monitoring fee of £10,000 
 
A planning condition is suggested in relation to fire hydrants and the fire and rescue 
service recommends that new dwellings should be constructed with sprinkler 
systems.  
 
25 units of specialist housing are required across the NW Bicester site.  
 
If this application is given permission The County Council would support provision of 
a Changing places Toilet in Bicester Town centre to help meet the needs of this new 
community’s use of the Bicester town’s central amenities. 
 
The development will bring maintenance pressures upon highways depots as a 
consequence of the increased highway network. The provision of highways depots is 
under review in order to meet the increased demands which could result in the need 
for contributions. 
 
An amended request was made within the OCC response of the 22 July 2015: 
The following housing development mix has been used in the following contribution 
calculations: 

 15 no. x One Bed Dwellings  

 57 no. x Two Bed Dwellings  

 56 no. x Three Bed Dwellings  

 22 no. x Four/+ Bed Dwellings  
 
It is calculated that this development would generate a net increase of:  

 360 additional residents including:  

 266 residents aged 20+  

 46 residents aged 65 +  

 30 residents aged 13-19  
 
A legal agreement is therefore required to secure: 

 Bicester New Library - £16,578 

 Central Library - £6,775 

 Waste Management - £39,000 

 Museum Resource Centre - £1,800 

 Adult day care - £9,702 

 Central library - £6,174 

 Total - £73,855 
 
Updated justification in relation to the changed request is available within the full 
response.  

 
3.23 

 
Ecology 

Objection on the following grounds: 

 It is disappointing that the application does not appear to be following the 
Masterplan approach for the NW Bicester Ecotown or the Biodiversity Strategy 
that should apply to the whole Ecotown.  

 The plan submitted as a masterplan is for this site only and this is a piecemeal 
approach that would not deliver what was envisage for the Ecotown. The 
current application fails to demonstrate that it would be part of the Masterplan 
approach and deliver a net gain in Biodiversity.  

 In order to demonstrate a net gain in biodiversity over the whole NW Bicester 
Eco town site, a recognised biodiversity metric was used. This relied on 



biodiversity mitigation and enhancements over the whole ecotown site. 

 This application does not reference the need for offsite farmland bird 
compensation or contributions towards this from all developments across the 
site. Each application across the wider site should be providing a 
proportionate contribution to offsite compensation as part of a Masterplan 
approach.  

 There are discrepancies in the ES in relation to its conclusions on farmland 
birds compared to the main Eco town work.  

 The application fails to include any commitment to the provision of brown and 
green roofs. These were identified as part of the masterplan on the industrial 
buildings to contribute to the net gain in biodiversity of the whole site.  

 

Additional Ecologist comments dated 22/07/2015 

Previous concerns still remain. The SPD has been approved for development 
management purposes and this application needs to comply with this. The comments 
made above are repeated and the following additional comments are made:  

 

 The principle of a net gain in biodiversity is established within the North West 
Bicester SPD and the Cherwell District Council’s Local Plan Inspector’s 
Report, which is being considered for adoption on 20th July 2015. The 
proposed amendments to the policy in relation to North West Bicester in the 
Inspector’s Report on the Local Plan states: “Development that respects the 
landscape setting and that demonstrates enhancement, restoration or creation 
of wildlife corridors to achieve a net gain in biodiversity” . 

 Please note that I have not reviewed the information on Great Crested Newt 
mitigation or other details of the application. The District Council should 
ensure that they seek the advice of their in-house ecologist on the details of 
this application and the further information submitted by the applicant.  

 

Additional Ecology comments dated 15/09/2015 

The additional information submitted does not address the previous concerns raised 
and they remain. A biodiversity metric has been applied to assess the development 
but it only applies to the application site, not the masterplan area.  

 
3.24 

 
County Councillors Fulljames, Hallchurch, Sibley, Stratford and Waine: 

 Strongly object to the B8 Class use proposed 

 The South East corner of the site is not the right location for B8 uses as it is 
predominantly a residential area and on the eco development now in 
progress.  

 The proposals would use large areas of valuable land and space along with 
the construction of huge buildings which would cause significant ecological 
damage and a blight on the local landscape.  

 B8 use would not help to meet the agreed employment targets for the eco 
development.  

 It is suggested that Graven Hill meets the criteria for B8, benefitting from 
excellent road and rail links and being a brownfield site and has been used for 
storage and distribution uses in the past. B8 uses on other commercial units 
around the town are strongly opposed.  

 Warehousing, storage and distribution offers minimum levels of employment 
opportunities and Officers should delete B8 uses restricting the south east 
corner of the site to B1 and B2 uses only. This would attract higher skilled and 
high tech jobs and would be better suited to meeting the greater employment 
needs and employment target numbers of 1000 jobs for this area of the eco 
development. 

 Strongly object to the plan for the temporary access off Howe’s Lane as this 
would mean a substantial increase in traffic of heavy Goods Vehicles (HGV) 



operating 24 hours a day 7 days a week leading to an increase in congestion, 
noise, vibration and pollution levels on a road which was not built for this 
capacity of traffic. It is unsustainable now and will be in the foreseeable future. 
The existing Howe’s Lane, especially at peak times, already suffers from an 
ever increasing volume of traffic which would be further exacerbated by this 
B8 proposal. We believe that there should be an order excluding HGV vehicle 
movements on the Middleton Stoney Road/Bicester Road B4030, with a 
routing agreement that they should use Vendee Drive to the A41/M40. 

 The proposed realignment of Howes Lane should be resolved prior to this 
application being approved.  

 It is requested that the CDC Planning Officers and Members recognise the 
strong and valid objections of local residents and councillors by rejecting the 
Employment - B8 CLASS USES for the South east corner of Howe’s Lane. 

 
Other Consultees 
 
3.25 

 
Environment Agency: Objection raised as it has not been demonstrated that the 
development as proposed will not increase flood risk on and off site. This is a 
requirement of the NPPF.  
 
In relation to flood risk, it is advised that in the absence of an acceptable Flood Risk 
Assessment (FRA), an objection is raised. It has not been demonstrated that the 
peak discharge rate for all events up to and including the 1 in 100 chance in any year 
critical storm event, including an appropriate allowance for climate change, will not 
exceed that of the existing site. This may increase flood risk on site and to the 
surrounding area. In particular, queries are raised in relation to how greenfield runoff 
rates have been calculated taking into account the soil types assessed. Furthermore, 
the allowance for climate change needs to be 30% in accordance with the guidance 
in the NPPF (as the development includes proposed residential development with an 
assumed lifetime of 100 years).  
 
The maintenance of surface water drainage features on the site in perpetuity is 
critically important to ensure their long term functionality. The preparation of a S106 
to establish a Management Company to ensure the long term maintenance, 
management and adoption of SUDs features is supported.  
 
Oxfordshire County Council as Lead Local Flood Authority must be satisfied with any 
ground water flood risk issues on this site.  
 
Should the floor risk objection be overcome, it is anticipated that a set of planning 
conditions would be requested to ensure that the environment is protected and 
enhanced as required by the NPPF.  
 
It is also highlighted that on its own, the planning application does not meet a number 
of the PPS1 policy requirements including: 

 ET7 Zero Carbon in eco towns - it is not clear if all development will be carbon 
neutral,  

 ET14 GI - it is not clear exactly how the 40% GI will be achieved and what is 
being included as GI. The provision should be consistent and linked with the 
rest of the Eco Town site,  

 ET16 Biodiversity - there is no information to demonstrate that this 
development will deliver a net biodiversity gain or how habitats and green 
space will be monitored and managed and there is no information as to how 
this application links with the biodiversity strategy for the rest of the Eco Town 
site including how his will contribute to the site wide mitigation requirements, 

 ET17 Water - this application does not commit to delivering homes at Code for 
Sustainable Homes Level 5 or BREEAM Excellent standard for water 
efficiency and there is no discussion of how this site will contribute to the 



aspiration of water neutrality or wider water supply and disposal strategies for 
the whole site. There is also limited information around water utilities and 
infrastructure in terms of water supply and foul water disposal. 

 ET18 Flood risk management – it has not been demonstrated that this 
development will not increase flood risk on and off site.  

It is important that the Authority considers whether not achieving these PPS1 
standards at this site will compromise the ability for the entire Eco Town site to also 
meet the PPS1 Standards and if not, whether this is acceptable.  

  
Environment Agency (second response): 
A letter received from Bailey Johnson Haynes (dated 8 July 2015) has been 
reviewed. This  contains further explanation including commentary that satisfies us 
that the calculated greenfield runoff rates are appropriate for the purposes of this 
Outline application. We are also satisfied that adequate surface water storage 
provision has been allowed to enable all discharge up the 1 in 100 + 30% storm event 
to be limited to the Qbar rate of 85l/s. The climate change allowance in the drainage 
strategy is to be increased from 20% to 30%. We are therefore satisfied that the 
development will not increase flood risk and remove our objection to this application 
on these grounds. We recommend that your authority apply appropriate conditions to 
secure detailed assessment, design, implementation and maintenance of the surface 
water drainage scheme on this site. 
 
Oxfordshire County Council are now the Lead Local Flood Authority and are the 
statutory consultee in relation to surface water drainage on major development sites. 
They should be consulted and should input into the wording of any conditions. We 
also suggest that Oxfordshire County Council seek confirmation of the viability of the 
proposed discharge point from this site. Information submitted for an adjacent 
application (planning reference 14/02121/OUT) has raised questions about the 
capacity of the culverts under the Middleton Stoney Road/ Howes Lane junction. 
 
Maintenance of the surface water drainage features on site is critically important to 
ensure their long term functionality. Without maintenance in perpetuity, drainage 
features will not be able to provide the required surface water attenuation and restrict 
surface water runoff to the Greenfield runoff rate. This will increase the risk of flooding 
on and off site. We understand that a Management Company will be established 
through a S106 agreement and notice the inclusion of ‘drainage’ within the draft 
Heads of Terms (Framptons, September 2014). We support the preparation of a 
S106 agreement as it will be critical to ensure flood risk is not increased to the site 
and third parties. Policy ET 17.4 of the PPS1 makes clear that planning applications 
for all Eco-towns should include a strategy for the long term maintenance, 
management and adoption of the SUDS features. 
 
Oxfordshire County Council should therefore be satisfied with any ground water flood 
risk issues at this site. 
 
The application states that a Contamination Site Investigation will be carried out 
before development begins. Although there are no known major sources of 
contamination within the application area, there is always the potential for small 
unknown sources (e.g. infilled farm pits or historic tanks). Given the scale of the 
development we agree with the requirement of appropriate detailed phased site 
investigations. Suggested planning conditions should be used in relation to this 
matter.  
 
Previous activities at this site may have resulted in contamination. This site is located 
above a secondary aquifer, and directly adjacent to a watercourse. Groundwater is 
noted at very shallow depths beneath the site. As such this site is in a sensitive 
location. There are controlled water receptors which could be impacted by any 
contamination present on this site. Further investigation is required to determine the 



extent of any contamination present and what risks may be posed to controlled 
waters. Any risk identified would need to be adequately resolved to ensure no 
impacts to controlled water receptors. This may include remedial works to resolve 
contamination issues. 
 
Shallow groundwater is present across areas of the site. Surface water drainage from 
industrial sites, roads and areas associated with lorry and car parking can contain 
elevated levels of contaminants. Drainage from these areas could contaminate 
surface and groundwater unless adequate pollution prevention measures are 
provided. It must be demonstrated that there are adequate pollution prevention 
measures within the SUDS provision to ensure no risks to groundwater or surface 
water quality. There must be a sufficient unsaturated zone beneath any infiltration 
SUDS. As a minimum there should be 1m unsaturated zone between the base of any 
SUDS feature and winter groundwater levels. There can be some flexibility on the 1m 
requirement for minor estate roads and very small areas of car parking/driveways. 
However, some unsaturated zone (c50cm) should always be provided for infiltration 
SUDS from these areas. 
 
It is also brought to your Authorities attention that on its own, this planning application 
also does not meet a number of the PPS1 policy requirements or the requirements of 
the Bicester 1 policy of the Cherwell Local Plan (2006-2031). To interest of the 
Environment Agency this includes policy:  
 

 ET7 Zero carbon in Eco Towns – it is not clear if all development (housing 
and commercial) will be carbon neutral  

 ET14 Green infrastructure (GI) - there are a number of statements 
throughout the application that suggest that this development will achieve 40% 
GI but it is not clear exactly how this is to be achieved, and also what is being 
included as GI. The provision of GI should be consistent and linked with the 
rest of the Eco Town site. Links with the surface water drainage scheme 
should be clearly made to ensure SUDSs features provide flood risk, GI, 
biodiversity and water quality benefits  

 ET 16 Biodiversity – there is no information to demonstrate that this 
development will deliver a net biodiversity gain or how habitats and green 
space will be monitored and managed. There is also no discussion of how this 
planning application links in with the biodiversity strategy for the rest of Eco 
Town site, including how this planning application will contribute to the site 
wide mitigation requirements  

 ET17 Water - this planning application does not commit to delivering homes at 
Code for Sustainable Homes Level 5 or BREEAM Excellent standard for water 
efficiency. There is also no discussion of how this site will contribute to the 
aspiration of water neutrality or wider water supply and disposal strategies for 
the whole Eco Town site. In addition there is limited information around water 
utilities and infrastructure in terms of water supply and foul water disposal. 
Chapter 12 of the Environmental Statement (Framptons, October 2014) only 
provides assurance that there is adequate water infrastructure for 800-1000 
workers for the commercial element of the scheme. There is no discussion 
about the water supply and disposal demands from the residential element of 
the scheme and whether there is adequate infrastructure available in line with 
phasing of the development to ensure the environment is protected  

 
Your Authority should consider whether not achieving these PPS1 standards at this 
site will compromise the ability for the entire Eco Town site to also meet the PPS1 
policy standard requirements, and if not whether this is acceptable. 

  
Environment Agency (third response):  
Our following advice will help you decide if this new biodiversity and Green 
Infrastructure (GI) information meets your Local Plan standards as set out in Policy 



Bicester 1: North West Bicester Eco-Town, of the Cherwell Local Plan 2011 – 2031. 
You need to consider this parcel in conjunction with the wider Master plan when 
coming to your conclusion. We feel further evidence is required to meet Policy 
Bicester 1 standards.  
 
We note that Albion have looked further at the Biodiversity impacts, and although 
their Biodiversity Offsetting Metric Assessment shows an indicative net loss to 
biodiversity, we understand their subsequent argument that this is because they 
haven’t included in the metrics much of the habitat creation planned, but not yet 
subject to detail design. However, we would suggest that they should have been able 
to include in their assessment an indicative estimation of the likely provision of 
additional habitat, and the likely value of this habitat.  
 
What appears to be missing is a clear statement identifying how the design and the 
provision of habitats fit in with the overall mitigation and habitat provision identified at 
the Master plan stage for the whole development. Also whether the net gain that it is 
suggested will be realised on this site is consistent with the overall target for the 
Ecotown. Although Albion state that they have worked closely with A2 Dominion on 
this application, this particular element does not appear to be addressed. We think 
you should ask for clarity on this issue.  
 
Of direct relevance to the above is the fact that although the arable farmland which 
dominates this site is considered of low ecological value, the offsetting of impacts of 
the Ecotown on farmland birds was one that could not be provided on site. Albion 
should clarify how this development intends to contribute to the offsetting of impacts 
on farmland birds, in accordance with the agreed biodiversity mitigation strategy for 
the whole development to which we are party.  
 
Albion have calculated that the GI will constitute 41.3% of the development, and this 
seems to comprise the areas of open greenspace, SuDS features and residential 
areas. We have queried the extent to which residential gardens should be included as 
GI, given the inherent lack of control of how these are managed, and you should 
satisfy yourselves that this calculation is consistent with approaches on other parts of 
the Ecotown, or indeed whether discounting residential areas for this application site 
still leaves the whole development compliant with the 40% GI requirement by virtue of 
greater provision in the other development parcels. We note there does not seem to 
be any detail for the design of the business and employment plots, which in 
themselves could contain areas of further green space. 

 
3.26 

 
Thames Water: Thames Water has identified an inability of the existing waste water 
infrastructure to accommodate the needs of this application. Should the Local 
Planning Authority look to approve the application, a Grampian style condition to 
require a drainage strategy detailing any on and/ or off site drainage works to be 
submitted and agreed. Thames Water recommends an informative relating to water 
pressure be included. With regard to surface water drainage it is the responsibility of 
a developer to make proper provision for drainage to ground, water courses or a 
suitable sewer. In respect of surface water it is recommended that the applicant 
should ensure that storm flows are attenuated or regulated into the receiving public 
network through on or off site storage. When it is proposed to connect to a combined 
public sewer, the site drainage should be separate and combined at the final manhole 
nearest the boundary. Connections are not permitted for the removal of groundwater. 
Where the developer proposes to discharge to a public sewer, prior approval from 
Thames Water Developer Services will be required. 

 
3.27 

 
Highways Agency: No objections 
The HA will be concerned with proposals that have the potential to impact the safe 
and efficient operation of the SRN. We understand that the cumulative impacts of 
growth on M40 junctions 9 and 10 as a whole from proposals set out in Cherwell 



District Council’s Local Plan up to 2031 is currently being considered (particularly 
additional and accelerated growth). Any further infrastructure proposals that impact 
directly or indirectly on the SRN will be identified through this assessment. We offer 
no objection to this proposal, however we remain concerned about the potential 
cumulative impact of growth on M40 junctions 9 and 10. As the North West Bicester 
Masterplan Supplementary Planning Document (SPD) is developed, any proposals at 
the North West Bicester site would need to fully assess its impacts and if necessary 
identify measures/proposals to mitigate the potential impacts. 
 
Second response: We have reviewed the amendments and additional information 
and offer no additional comments over and above our original response of 28 October 
2014. 

 
3.28 

 
Network Rail: The proposed red line boundary is not directly adjacent to the 
operational railway. However, the Environmental Statement states that ‘Given the 
current height restriction on the railway bridge to the north of the site and the location 
of the primary routes of the A41 and the M40 at junction 9, it is likely that the majority, 
if not all, heavy traffic will enter and leave the site via the south using the new 
perimeter road to reach the A41.  
The developer has stated that use of Howes Lane via the railway bridge is ‘not likely’. 
Network Rail is not satisfied by this comment. There is the potential for an increase in 
both light and heavy vehicles accessing the site via Howes Lane, for residential and 
business needs and this could impact upon the railway bridge. There is potential for 
an increase in incidents of vehicles hitting the bridge and resulting in delays to trains 
or incidents on the railway which could impact upon the safety, operation, integrity or 
performance of the railway line. The developer may be required to provide and fund 
mitigation measures at the railway bridge to ensure that the proposal does not impact 
the railway infrastructure.  
 
Whilst Network Rail is supportive of development – we must assess all planning 
applications for their potential to impact upon our infrastructure. We cannot support 
proposals that would impact upon the safety, operation and integrity of the railway. 

 
3.29 

 
Natural England: No objection – with conditions.  
This application has a surface watercourse running along its northern boundary, 
Chacombe Brook. Downstream of the site the watercourse flows alongside 
Wendlebury Meads and Mansmoor Closes Site of Special Scientific Interest (SSSI). 
Natural England is concerned that the contaminated ground and foul water may enter 
the watercourse and have an impact on the SSSI. It is recommended that the addition 
of a condition is made to ensure that the development, as submitted, will not impact 
on the features of special interest for which Wendlebury Meads and Mansmoor 
Closes SSSI is notified. The condition must require the Sustainable Drainage System 
as detailed in the Flood Risk Assessment, surface water drainage design and the 
concept drainage scheme to be implemented in accordance with the approved details 
before the development is completed.  
 
The Local Planning Authority should assess and consider the other possible impacts 
resulting from this proposal on local sites (biodiversity and geodiversity), local 
landscape character and local or national biodiversity priority habitats and species. 
The application may provide opportunities to incorporate features into the design 
which are beneficial to wildlife, such as the incorporation of roosting opportunities for 
bats or the installation of bird nest boxes. The Authority should consider securing 
measures to enhance the biodiversity of the site from the application. 

  
Natural England (second response): The advice provided in our previous response 
applies equally to this amendment although we made no objection to the original 
proposal. 

  



3.30 BBOWT: Objection on the grounds of: 

 Lack of compensation for UK priority farmland bird species, so is contrary to 
paragraphs 117 and 118 of the NPPF; 

 The proposal does not demonstrate a net gain in biodiversity, so is contrary to 
NPPF paragraphs 9 and 109 and Eco Towns PPS1.  

 Lack of apparent compliance with measures in the Eco Town Masterplan, 
including standards for buffering of hedgerows and for biodiversity in the built 
environment, and for the provision of brown/ green roofs.  

 
The Overall Masterplan site is supported by two key documents relating to 
biodiversity: the GI Masterplan and Appendix 6J – Biodiversity Strategy. These 
documents have been used to assess the overall impact of the NW Bicester 
development and to describe the necessary measures to ensure that advserse 
biodiversity impact is avoided, mitigated or compensated and that a net gain in 
biodiversity is achieved. This application has been brought forward without including 
these two documents and does not appear to be adhering to the commitments made 
in these documents in terms of – offsite bird compensation for priority farmland bird 
species, use of an accepted biodiversity impact assessment metric to demonstrate a 
net gain in biodiversity, standards for buffering of hedgerows and standards for 
biodiversity in the built environment.  
 
The documents submitted to support this application does not make any provision for 
offsite compensation for farmland birds. This application should be making a 
proportionate contribution by area of development towards the proposed sum for 
offsite compensation so that the masterplan as a whole can compensate for the loss 
of breeding territories. Some conclusions in the ES are queried in relation to existing 
records. It is considered that the application is contrary to the NPPF on the grounds 
of uncompensated adverse impact on UK priority farmland bird species.  
 
It is considered that by not including the calculation of a biodiversity impact 
assessment metric to demonstrate how net gain will be achieved or by not providing 
any other form of evidence to show net gain, then this application is not 
demonstrating a net gain in biodiversity as required by the NPPG and ET6.1 of the 
PPS1 supplement. Whilst commitments to habitat creation are made and these are 
welcomed, this is not in itself evidence of a net gain and clear evidence of such net 
gain must be provided.  
 
It is unclear whether the developers are following the standard for buffering of 
hedgerows, dark corridors and biodiversity established for the overall Eco Town 
Masterplan. There is no information as to the width of buffers for existing hedgerows 
or for dark corridors. The Masterplan documents refer to creating green/ brown roofs. 
As a key commercial part of the overall Eco Town, then this application would be 
obvious location for the provision of these green/ brown roofs and yet there is no 
reference to them. The material specification for the commercial buildings in the DAS 
makes no mention of green/ brown roofs. It would appear contrary to the aspiration of 
the eco town for commercial buildings to be constructed without any commitment to 
green/ brown roofs.  
 
Appropriate management and monitoring of the site is vital to achieving a net gain in 
biodiversity. Each reserved matters application must be accompanied by a 
Landscape and Habitat Management Plan (LHMP). The public green space and 
dedicated biodiversity areas within the site would need to be managed for biodiversity 
in perpetuity to avoid the loss of potential benefits from the mitigation and 
enhancement measures. Ecological monitoring is important to ensure that the 
management is successful in meeting its objectives for biodiversity and to enable 
remedial action to be identified.  
 
It is noted that every effort should be taken to maximise the species richness of the 



ecological and dark corridors and hedgerow buffers through the use of appropriate 
species rich seed mixes with a combination of wild flowers as well as grasses.  
 
Hedgerow management should consider the differing needs of both black and brown 
hairstreak butterflies. These rare butterflies are important in the local area so a 
commitment to consider them in the management of the hedgerows is important. 
Newly planted hedgerows should include a significant component of blackthorn to 
support these butterflies. Cutting cycles for hedgerow management to ensure the 
most value for biodiversity should be provided in a future LHMP. 
 
The development should include green infrastructure to retain and create a mosaic of 
habitats and linear features to ensure that structural diversity and habitat connectivity 
throughout the site is provided. This should include significant amounts of open 
space, both specifically for biodiversity and for biodiversity combined with public 
access. The biodiversity value of recreational areas should be maximised, including 
acknowledgement of their management. Lighting schemes will need careful 
consideration in terms of their potential impact on retained green corridors across the 
site.  
 
Biodiversity enhancements should be included in the development design where 
possible in line with planning policy and the NERC Act which places a duty on local 
authorities to enhance biodiversity. Provision should be made for the long term 
management of these areas. Suggestions as to enhancement proposals are made.  
 
Green Infrastructure should be designed to provide a network of interconnected 
habitats enabling dispersal of species across the wider environment. Open spaces 
should be linked to biodiversity in the wider countryside including any designated 
sites, priority habitats and CTAs. Green Infrastructure should also be designed to 
provide ecosystem services such as flood protection, microclimate control and 
filtration of air pollutants.  
 
SUDs can provide significant biodiversity value if biodiversity is taken into account in 
the design, construction and management of SUDs features as well as providing 
flood control. This should be required of any development and details will be needed 
at the reserved matters stage.  

  
BBOWT (second response): Objection still stands on the following grounds: 

 Lack of compensation for UK priority farmland bird species, so is contrary to 
paragraphs 117 and 118 of the NPPF, and 

 Not demonstrating a net-gain in biodiversity, so is contrary to NPPF 
paragraphs 9 and 109 and Eco Towns Planning Policy Statement PPS1.  

 Lack of apparent compliance with measures in the Eco Town Masterplan, 
including standards for buffering of hedgerows and for biodiversity in the built 
environment, and for the provision of brown/green roofs. 

 
Compensation for loss of farmland bird habitat 
As outlined in detail in our previous response, the ‘Masterplan GI and Landscape 
Strategy Report’ and Biodiversity Strategy identify the need for off-site compensation 
for farmland birds. The application should be making a proportionate contribution by 
area of development towards the proposed sum for off-site compensation. No further 
information has been submitted with regard to this, although I understand that it may 
be addressed through the Section 106 agreement and this would be welcomed. 
 
Demonstrating a net gain in biodiversity 
Policy Bicester 1 North-west Bicester Eco-town in the adopted Cherwell Local Plan 
states that there is a requirement for: 
 
‘Development that respects the landscape setting and that demonstrates 



enhancement, restoration or creation of wildlife corridors to achieve a net gain in 
biodiversity.’ 
 
Information has been submitted applying the DEFRA Biodiversity Metric against the 
proposals. This identifies a biodiversity impact score of -7.44 indicating a net loss in 
biodiversity. As indicated in our original response, the application needs to 
demonstrate a net gain in biodiversity in order to comply with the Local Plan policy for 
North West Bicester. 
 
It is argued within the Biodiversity Offsetting Metric Assessment that the arable 
habitats should be scored a 0 or 1, however 2 is the lowest distinctiveness band that 
can be applied to a habitat using the DEFRA Biodiversity Offsetting Metric 
(Biodiversity Offsetting Pilots Technical Paper: the metric for the biodiversity offsetting 
pilot in England), and the scoring of arable as 2 is in line with the guideline that this 
habitat is of ‘low distinctiveness’ (only areas supporting no habitat at all such as 
tarmac score 0). The scoring of these habitats as 2 was also used in the application 
of the biodiversity metric the entire masterplan site (see the Biodiversity Strategy, 
Appendix 6J to the Environmental Statement for application 14/01641/OUT). The 
Biodiversity Offsetting Metric Assessment therefore indicates a net loss in habitat and 
this needs to be addressed. 
 
The Linear Biodiversity Impact Score is 1319.71 indicating a net gain in linear 
features. (It is worth noting that the DEFRA guidance indicates that the linear and 
habitat scores from the metric cannot be combined). It would seem this is to be 
achieved through enhancement of the retained areas of hedgerow rather than new 
hedgerow creation. The North West Bicester Masterplan GI and Landscape Strategy 
Report states that: 
 
‘New planting of similar species and / or translocations to create new links between 
hedgerows and to fill gaps in the existing hedgerows will ensure that in the long-term 
there is no net loss in the length of hedgerows within the Masterplan site. Hedgerow 
lost will be relocated into areas of green space to create new links between 
hedgerows that are fragmented by the development and/or to create new links along 
the development boundary. Translocation on the western boundary of the site will 
hasten the establishment of corridors of vegetation suitable for use by foraging bats.’ 
 
It would appear from the Biodiversity Offsetting Metric Assessment that within the 
application site, there will be a net loss in the length of hedgerows. Clarification is 
sought as to whether this loss would be compensated for elsewhere within the 
Masterplan site to create new links. 
 
Lack of compliance with the Masterplan 
Little further information has been submitted to address our concerns about 
compliance with standards for buffering of habitats and provision for biodiversity 
within the built environment. The documents for the overall Eco Town Masterplan 
(e.g. NWB Masterplan GI and Landscape Strategy Report) provided agreed 
standards for buffering of hedgerows, dark corridors and biodiversity in the built 
environment; no information has been submitted to indicate that these standards will 
be met. 
 
The information submitted in the Great Crested Newt technical note sets out how the 
proposals will be legally compliant with regard to this protected species. However, the 
standards within the Masterplan set out to achieve more than compliance with the 
law. The intention of the buffer for GCN ponds shown in the draft SPD and 
Masterplan is therefore to enhance the habitat, not simply to avoid negative impacts 
on great crested newts, and should be incorporated into this application in order to 
contribute towards delivery of strategic biodiversity enhancement and ecological 
networks across the Masterplan site. 



 
The Draft North West Bicester SPD states: 
 
‘Proposals should consider opportunities for biodiversity gains within the built 
environment for example through planting, bird, bat and insect boxes and the 
inclusion of green roofs.’ 
 
As a key commercial part of the overall Eco Town this application would be the 
obvious location for the provision of the green/brown roofs, but there has been no 
information submitted to indicate that they will be provided. 

 
3.31 

 
Sport England: Note that the application is not to be considered in isolation and that 
the submitted plans generally accord with the Masterplan Framework contained within 
the North West Bicester Supplementary Planning Document. It is noted that no sports 
facilities are to be provided on this site, but that the submitted draft Heads of Terms 
deal with contributions towards off site provision. The application does not refer to an 
up to date Sports Facility Strategy, Playing Pitch Strategy or other relevant needs 
assessment to justify the amount of provision for sport as part of the wider scheme for 
North West Bicester. There is a need for football and hockey provision. The Local 
Planning Authority should make an up to date and robust assessment of needs. Sport 
England considers it necessary for the Local Planning Authority to secure 
contributions towards sports pitches and built facilities to meet the increased demand 
from the additional population. As the development appears to be in accordance with 
the Draft SPD, Sport England raises no objections subject to the use of a condition to 
agree details of the phasing of the development to meet sports facility provision. 

 
3.32 

 
NHS England:  
Regarding the needs for the North West Bicester Site: 
Summary   

1. The Bicester area will undergo substantial housing growth in the coming 
years.   There are 7 key strategic housing development sites which jointly will 
deliver 9,764 new homes for the period 2014 – 2031 and on the basis of the 
adopted occupancy rates for the respective developments this will equate to a 
population increase of approximately 22,786.  The 4 main development sites 
within Bicester (to be developed in phases)  are; South West Bicester (known 
as Kingsmere); NW Bicester EcoTown; Graven Hill; South East Bicester     

  
2. An assessment of capacity within the local primary care infrastructure was 

carried out and it was concluded that an additional 10,000 new patients could 
be absorbed using the current facilities.  The latter may require some 
modifications / adjustments to the existing premises, but it was felt that this 
could be achieved.   
  

3. Any further patients above the 10,000 threshold would necessitate the 
provision of a new GP facility.  Specifically, the North West Bicester site will 
generate 13,457 population (5607 dws x 2.4 h/hold size) which justifies a new 
surgery to be provided on the site. 
  

4. On the basis of the housing growth trajectory, it is anticipated that the new 
facility would not be required until 2020.  Clearly, if the growth were to 
accelerate then the facility would be required a little earlier and if it slows down 
then the date for this requirement would be pushed back further.   
  

5. Following a meeting of the North East Locality Group on 18 September 2013, 
a request was made for Cherwell District Council to secure the following S106 
provisions in order to safeguard the future expanded primary care services: 

a. Secure land to enable building of a new GP surgery (to accommodate 
7 GP’s), on the NW Bicester Eco Town site      



  
b. Secure the capital costs of this expansion from the developers (for the 

sum of £1,359,136) 
   
It is NHS England’s firm position that where a new health facility is required as a 
direct result of major housing growth, that a site to provide a new facility should be 
provided at either no cost or at the commercial rate for healthcare premises and that 
a financial contribution towards the funding of the new facility should be made in 
addition.  
  
Various assessments of the capacity of local health facilities have recently been 
undertaken, and the need for new premises in this location is a direct requirement of 
the new population resulting from the NW Bicester development as set out above. 
The financial contribution that has been requested is directly related to needs of the 
population that will occupy the new development. 
   
The impact of non-recurrent and recurrent infrastructure costs to NHS England is very 
significant and is a key concern in the delivery of new healthcare facilities. NHS 
England should not be burdened with the full cost of both delivering the new facility 
and/or the recurrent cost of providing the facility, where the requirement for the new 
facility is a direct result of identified housing growth. 
  
It is acknowledged that the provision of a site within a development to allow the 
delivery of a new health facility is a suitable approach. This allows a reduction in the 
capital cost associated with providing the new facility in another location, and would 
also locate the new facility directly where the new population will be located. 
  
It is important to note however, that NHS England does not have the capital available 
to fund infrastructure projects arising as a direct consequence of housing growth. 
Without a financial contribution towards healthcare infrastructure in addition to the 
provision of a site, there would be a significant financial burden placed on the delivery 
of the premises, which could delay or prevent the delivery of the service to the new 
population.   
  
The financial contribution would be used for the sole purpose of providing healthcare 
facilities and the investment would be protected to ensure that the S106 monies are 
not used for the benefit of the property owner.  In the event that a practice wished to 
finance the development of these new premises, any S106 monies that contribute to 
the building of this facility will result in a reduction in the Notional Rent reimbursement 
received by the practice.  This reduction would be proportionate to the level of S106 
funding, for up to a 15 year period (minimum).  In other words a practice would not 
benefit from having a rental income for space that has been funded by S106 
monies.   The latter is all set out in the provisions made by the National Health 
Service (General Medical Services – Premises Costs) Directions 2013.   
  
Due to the financial commitment that a practice would need to undertake to finance 
the building of a brand new surgery, this model is now becoming less common and 
practices are more likely to appoint a third party developer to build a facility and then 
enter into a leasing arrangement with the developer.  If the premises are developed / 
owned by a third party developer, the landlord would equally not benefit from the 
S106 monies that have been invested.  This could be managed in a number of ways 
including a charge against the property, or an agreement whereby the GP Practice 
pays a reduced rent.  The reduced level of rent is not something that the GP practice 
would profit from in any way.  This reduction however would have a direct benefit to 
NHS England as it is the latter who ultimately pay for GP lease rents via the rent 
reimbursement scheme (again as set out in the Premises Directions).  The reduced 
rent, and therefore levels of reimbursement to the practice, means that NHS England 
is able to reduce the financial burden placed on it in having to provide additional 



healthcare infrastructure necessitated by housing growth.  The reduced levels of rent 
would be reflected in the lease and the reduction would be proportionate with the 
enhancement of the property provided for by the S106 monies.  The NHS would 
ensure that the reduced rent period is granted on a long term basis, 25 years for 
example and that the rental figure is verified by the Valuation Office Agency to ensure 
that the appropriate reductions have been made.  This approach is fairly common 
within the NHS when dealing with S106 monies and there are a number of other 
house developments in the area where S106 monies have already been secured and 
the same approach will be applied when using those funds.      
         
The reason for requesting S106 monies as well as the provision of the site is to 
lessen the financial impact placed on the NHS as a result of infrastructure required 
due to housing growth and to ensure that the facilities needed to provide good quality 
healthcare can be put in place for the benefit of the residents of these 
developments.   This facility has been necessitated as a direct consequence of the 
housing growth and the failure to provide this contribution would undermine the 
overall sustainability of the proposed house development.   

 
3.33 

 
Bioregional:  
Bioregional are a charitable organisation who work to promote sustainability to ensure 
that we live within the natural limits of our one planet. Bioregional are supporting 
Cherwell District Council in the NW Bicester project as well as A2 Dominion in its role 
as a major housing provider on the site.  
 
Bioregional have been involved in NW Bicester development plans since 2010, 
advising both Cherwell DC and A2Dominion on eco-credentials and sustainability.  
This report outlines Bioregional’s key observations on the Albion Land outline 
application (14/01675/OUT). We have reviewed the application documents against 
the overall Eco Town aspirations, the PPS1 Supplement on Eco Towns and the 
Bicester One Shared Vision.  Bioregional have been fully committed to the Eco Town 
process throughout its development and will continue to work with all partners to help 
it deliver its full potential.  In summary, we do not support this application. More 
detailed comments are provided below. 
 
We are pleased to see the incorporation of the following points within the application:  

 Commitment to non-residential buildings to be built to BREEAM Very Good  

 Commitment to BREEAM Excellent on Ene 01  

 Commitment to Code 5 Energy standard only (no reference to wider code 
level just energy requirements of code 5)  

 The intention for 1,000 jobs to be created throughout this development  

 Commitment within the application to use a biomass boiler or Ground Source 
Heat Pumps for the non-residential buildings (If a heated office but non-heated 
warehouse then a GSHP will be used. If heated office AND heated warehouse 
then a biomass boiler will be used - both will meet BREEAM Excellent ENE 1)  

 Commitment for residential development (150 units) to connect to the wider 
heat network –be it the Bicester wide one or using their own plant  

 
This application is located within the eco town boundary of NW Bicester as identified 
by Cherwell District Council and should comply with the standards within the Planning 
Policy Statement 1: Supplement Eco towns. 
 
This application does not give reference to the PPS in any of the accompanying 
documents and therefore does not meet a number of the PPS policy requirements. 
These are listed in more detail below.  
 
a. Zero Carbon  
The Eco-town PPS ET7 “Zero carbon in eco-towns” gives a definition that “over a 
year the net carbon dioxide emissions from all energy use within buildings on the 



development as a whole are zero or below.”  
 
We are pleased to see the recognition of the site wide heat network and the 
aspiration towards code for Sustainable Homes ENE1; however, it is not clear within 
the submitted energy strategy if the development will be built to this PPS definition of 
True Zero carbon.  
The Design and Access statement states that the buildings will be “designed and 
constructed to be of very high energy efficiency with approaching zero carbon 
emissions “. This is not compliant with the Eco towns: PPS and does not align with 
overarching masterplan zero carbon principles or the other submitted outline 
applications.  
 
b. Water  
The supporting documentation does not commit the planning application to delivering 
Code 5 (WAT1) as is outlined by Eco-towns PPS ET 17.5 (b). It is acknowledged that 
the design and access statement does refer to a commitment towards BREEAM Very 
Good.  
In addition, there is no acknowledgement of how the site will contribute to the 
aspiration towards water neutrality as defined by PPS ET 17.5 (a) or the wider 
integration of water supply and disposal across the entire masterplan site.  
Furthermore, the accompanying Environmental Statement (chapter 12) only focuses 
upon the associated water infrastructure for the non-residential section of the 
scheme, there is nothing included for the 150 proposed residential properties.  
 
c. Green Infrastructure  
The Design and Access statement refers to a commitment to achieve 40% GI across 
the development area (as defined by PPS ET14); however there is no further 
evidence to understand how this will be achieved, what is defined as GI and their 
respective quantities. It is also unclear how the GI within this application links with the 
wider Eco town proposals.  
 
d. Biodiversity  
As previously mentioned this application forms part of the wider NW Bicester 
masterplan. This submitted masterplan is supported by two key documents that refer 
to biodiversity; NWB Green Infrastructure and Landscape strategy and Appendix 6J – 
Biodiversity Strategy. Neither of these documents are included or referred to within 
this application.  
The omitted documents include commitments to: 

 off-site bird compensation for priority farmland bird species  

 use of an accepted biodiversity impact assessment metric to demonstrate a 
net gain in biodiversity  

 standards for buffer zones of hedgerows  

 biodiversity features in the built environment  
 
Their omission and the lack of any supplementary, specific information on how the 
application will deliver a net gain in biodiversity mean that the development is not 
compliant with PPS: ET 16.1 and NPPF paragraph 9 and 109. The accompanying 
Environmental Statement does not include any provision for the off-site compensation 
for farmland birds. This application should be looking to contribute towards a 
compensation scheme to compensate for the loss of breeding habitat for farmland 
bird species such as the yellowhammer as identified within the baseline habitat 
surveys that support the NW Bicester Masterplan. Therefore, the application is not 
compliant with the NPPF (paragraphs 117 and 118) as the development will have an 
adverse impact on UK priority farmland bird species.  
In addition, we would like to see references to the inclusion of green and brown roofs 
(as included within the NWB Masterplan) to help enforce the eco town aspirations 
within the development. 
  



e. Transport  
As with the other accompanying documents, there is no reference to the Eco Towns 
PPS, this specifically relates to transport through the following themes:  
 
i. Modal shift  
There is no reference to modal shift target as defined by PPS; ET11.2, which states, 
“at least 50 per cent of trips originating in eco-towns to be made by non-car means, 
with the potential for this to increase over time to at least 60 per cent”. We would like 
to see how the proposed development will encourage non-car modes such as cycling 
incentives and promotion of ultra-low vehicles.  
 
ii. Walking and cycling routes  
Very little information is included on the internal walking and cycling routes in both the 
commercial and residential areas. We would like to see proposed locations of these 
routes as well as indicative cross-section that provide information on differing widths, 
treatments and potential users.  Following on, we would also expect to see 
information on how the proposed walking and cycling routes link to both routes within 
the other applications within NW Bicester but also external connections that connect 
towards the Middleton Stoney Road and Bicester Town Centre (PPS; ET 11 
Transport - The town should be designed so that access to it and through it gives 
priority to options such as walking, cycling, public transport and other sustainable 
options, thereby reducing residents’ reliance on private cars”).   
 
iii. Walkability  
The DaS and transport assessment does not consider the walkability for the 
residential areas to the local centre and the primary school.  Bioregional carried out a 
modal transport assessment for NW Bicester which identified that a significant 
number of homes (approx. 30%) will be beyond the 800m/10min walk to a local 
centre (Eco Town PPS ET 11 Transport - homes should be within ten minutes’ walk 
of (a) frequent public transport and (b) neighbourhood services). It is acknowledged 
that this application is adjacent to the proposed local centre within A2Dominion 
outline application; however, we would expect to see how sustainable modes are 
prioritised and linked to these key neighbourhood services.  
 
f. Urban design and gateway function  
The submitted ‘masterplan’ and parameter plans’ broadly align with the layout and 
land uses included within the wider NW Bicester masterplan, however there is a lack 
of detail on the development design. Considering the prominent location of this 
development site as the South-West Gateway to the Eco Town development, it would 
be beneficial to see the following:  

 Proposed footprints for commercial area and proposed layout of the 
residential area  

 Proposed building heights and densities for the commercial and residential 
areas  

 Movement routes through the site (including both the commercial and 
residential areas) this should include walking and cycling routes  

 Location of key gateway areas  
 
It is important for the application to show how the development will act as ‘green 
gateway’ as defined in the NW Bicester Masterplan and will provide an interesting 
and welcoming entrance to the wider development. This is currently not shown within 
any of the submitted information.  
 
4. Summary  
We recommend that the following matters be addressed before outline permission is 
granted:  

 References to the eco town aspirations and the requirements within the Eco 
Towns PPS  



 Commitment to true zero carbon across the entire development (as defined by 
the Eco Towns PPS)  

 Inclusion of modal shift targets and a comprehensive green travel plan 
showing how MOST journeys will be quicker and easier by non-car modes  

 Creation of a biodiversity strategy that delivers net gain and makes use of the 
Defra metric, retains hedgerows, creates high-quality hedgerow buffers and 
protects the Great Crested Newt pond buffer  

 A better understanding and description of how the proposal will contribute to 
the vibrancy of the wider eco town with sight lines the nearby local centre and 
an approach to attracting greener businesses  

 A commitment to ambitious waste targets and services that help support the 
employment areas  

 Commitment to ambitious water targets (non-residential areas are committed 
to at least BREEAM very Good, but there is no aspiration for residential 
development)  

 

 
4. 

 
Relevant National and Local Policy and Guidance 

 
4.1 

 
Development Plan Policies 

 
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 
 

Sustainable communities 
PSD1: Presumption in Favour of Sustainable Development 
SLE1: Employment Development 
SLE4: Improved Transport and Connections 
BSC1: District wide housing distribution 
BSC2: Effective and efficient use of land 
BSC3: Affordable housing 
BSC4: Housing mix 
BSC7: Meeting education needs 
BSC8: Securing health and well being 
BSC9: Public services and utilities 
BSC10: Open space, sport and recreation provision 
BSC11: Local standards of provision – outdoor recreation 
BSC12: Indoor sport, recreation and community facilities 
 

Sustainable development 
ESD1: Mitigating and adapting to climate change 
ESD2: Energy Hierarchy and Allowable solutions 
ESD3: Sustainable construction 
ESD4: Decentralised Energy Systems 
ESD5: Renewable Energy 
ESD6: Sustainable flood risk management 
ESD7: Sustainable drainage systems 
ESD8: Water resources 
ESD10: Biodiversity and the natural environment 
ESD13: Local landscape protection and enhancement 
ESD15: Character of the built environment 
ESD17: Green Infrastructure 



 
Strategic Development 

Policy Bicester 1 North West Bicester Eco Town 
Policy Bicester 7 Open Space 
Policy Bicester 9 Burial Ground 
 

Infrastructure Delivery 
INF1: Infrastructure 

 
 Cherwell Local Plan 1996 (Saved Policies) 

 
 H18: New dwellings in the countryside 

S28: Proposals for small shops and extensions to existing shops 
outside Banbury, Bicester and Kidlington 

TR1: Transportation funding 
TR10: Heavy Goods Vehicles 
C8: Sporadic development in the open countryside 
C28: Layout, design and external appearance of new development 
C30: Design Control 

 

  
Other Material Policy and Guidance 

 
4.2 

 
The Non Stat Cherwell Local Plan proceeded to through the formal stages towards 
adoption, reaching pre inquiry changes. However due to changes in the planning 
system the plan was not formally adopted but was approved for development control 
purposes. The plan contains the following relevant policies; 

H19: New Dwellings in the Countryside 
H3: Density 
H4: Types of Housing 
H5: Housing for people with disabilities and older people 
H7: affordable housing 
TR3: A Transport Assessment and Travel Plan must accompany 
development proposals likely to generate significant levels of traffic 
TR4: Mitigation Measures  
R4: Rights of Way and Access to the Countryside 
EN16: Development of Greenfield, including Best and Most Versatile 
Agricultural Land  
EN22: Nature Conservation 
EN28: Ecological Value, Biodiversity and Rural Character 
EN30: Sporadic Development Countryside 
EN32: Coalescence of Settlements 
D9: Energy Efficient Design 

 
4.3 

 
National Planning Policy Framework 
The National Planning Policy Framework (NPPF) was published in March 2012 and 
sets out the Government’s planning policies for England. It contains 12 Core 
Principles which should under pin planning decisions. These principles are relevant to 
the consideration of applications and for this application particularly the following; 

 Plan led planning system 

 Enhancing and Improving the places where people live 

 Supporting sustainable economic development 

 Securing high quality design 

 Protecting the character of the area 

 Support for the transition to a low carbon future 

 Conserving and enhancing the natural environment 

 Promoting mixed use developments 

 Managing patterns of growth to make use of sustainable travel 

 Take account of local strategies to improve health, social and cultural 



wellbeing. 
 
4.4 

 
Eco Towns Supplement to PPS1 
The Eco Towns supplement was published in 2009. The PPS identified NW Bicester 
as one of 4 locations nationally for an eco-town. The PPS sets 15 standards that eco 
town development should achieve to create exemplar sustainable development. 
Other than the policies relating to Bicester the Supplement was been revoked in 
March 2015. 

 
4.5 

 
NW Bicester Supplementary Planning Document 
The NW Bicester SPD provides site specific guidance with regard to the development 
of the site, expanding on the Bicester 1 policy in the emerging Local Plan. The draft 
SPD has been published and been the subject of consultation. The draft SPD is 
based on the A2Dominion master plan submitted in May 2014 and seeks to embed 
the principle features of the master plan into the SPD to provide a framework to guide 
development. The SPD is currently an Interim Draft having been considered by the 
Council’s Executive where it was resolved that the SPD should be used on an interim 
basis for development management purposes.  
 
The SPD sets out minimum standards expected for the development, although 
developers will be encouraged to exceed these standards and will be expected to 
apply higher standards that arise during the life of the development that reflect up to 
date best practice and design principles.   

 
4.6 

 
One Shared Vision 
The One Shared Vision was approved by the Council, and others, in 2010. The 
document sets out the following vision for the town; 
 
To create a vibrant Bicester where people choose to live, to work and to spend their 
leisure time in sustainable ways, achieved by 

 Effecting a town wide transition to a low carbon community triggered by the 
new eco development at North West Bicester; 

 Attracting inward investment to provide environmentally friendly jobs and 
commerce, especially in green technologies, whilst recognising the very 
important role of existing employers in the town; 

 Improving transport, health, education and leisure choices while emphasising 
zero carbon and energy efficiency; and 

 Ensuring green infrastructure and historic landscapes, biodiversity, water, 
flood and waste issues are managed in an environmentally sustainable way. 

 
4.7 

 
Draft Bicester Masterplan  
The Bicester masterplan consultation draft was produced in 2012. It identifies the 
following long term strategic objectives that guide the development of the town, are: 

 To deliver sustainable growth for the area through new job opportunities and a 
growing population;  

 Establish a desirable employment location that supports local distinctiveness 
and economic growth;  

 Create a sustainable community with a comprehensive range of social, health, 
sports and community functions;  

 Achieve a vibrant and attractive town centre with a full range of retail, 
community and leisure facilities; 

 To become an exemplar ‘eco-town’, building upon Eco Bicester – One Shared 
Vision; 

 To conserve and enhance the town’s natural environment for its intrinsic 
value; the services it provides, the well-being and enjoyment of people; and 
the economic prosperity that it brings;  

 A safe and caring community set within attractive landscaped spaces; 

 Establish business and community networks to promote the town and the eco 



development principles; and, 

 A continuing destination for international visitors to Bicester Village and other 
tourist destinations in the area. 

 
The aim is for the masterplan to be adopted as SPD, subject to further consultation 
being undertaken. The masterplan is at a relatively early stage and as such carries 
only limited weight. 

 
4.8 

 
Planning Practice Guidance 

 
5. 

 
Appraisal 

  
The key issues for consideration in this application are: 
 

 Relevant Planning History  

 Environmental Statement 

 Planning Policy and Principle of Development  

 Five Year Housing Land Supply 

 Adopted Local Plan and NW SPD  

 Eco Town PPS Standards 

 Zero Carbon 

 Climate Change Adaptation 

 Homes 

 Employment 

 Transport 

 Healthy Lifestyles 

 Local Services 

 Green Infrastructure 

 Landscape and Historic Environment 

 Biodiversity 

 Water 

 Flood Risk Management 

 Waste 

 Master Planning 

 Transition 

 Community and Governance 

 Design 

 Conditions and Planning Obligations 

 Other matters 

 Pre-application community consultation & engagement 
 
5.1 

 
Relevant Planning History 
Land at North West Bicester was identified as one of four locations nationally for an 
eco-town in the Eco Town Supplement to PPS1.   

 
5.2 

 
Following this, a site to the North East of the current site (North of the Railway line) 
was the subject of an application for full planning permission for residential 
development and outline permission for a local centre in 2010 (10/01780/HYBRID). 
This permission, referred to as the Exemplar, and now being marketed as 
‘Elmsbrook’, was designed as the first phase of the Eco Town and meets the Eco 
Town Standards. The scheme is currently being built out. 

 
5.3 

 
Four further applications have been received for parts of the NW Bicester site:  
 
14/01384/OUT – OUTLINE - Development comprising redevelopment to provide up to 
2600 residential dwellings (Class C3), commercial floorspace (Class A1 – A5, B1 and 



B2), social and community facilities (Class D1), land to accommodate one energy 
centre, land to accommodate one new primary school (up to 2FE) (Class D1) and 
land to accommodate the extension of the primary school permitted pursuant to 
application [ref 10/01780/HYBRID]. Such development to include provision of 
strategic landscape, provision of new vehicular, cycle and pedestrian access routes, 
infrastructure, ancillary engineering and other operations.  
 
This application benefits from a resolution to grant planning permission subject to the 
completion of a S106 legal agreement. This resolution was made at Planning 
Committee in March 2015.  
 
14/01641/OUT – Outline Application - To provide up to 900 residential dwellings 
(Class C3), commercial floor space (Class A1-A5, B1 and B2), leisure facilities (Class 
D2), social and community facilities (Class D1), land to accommodate one energy 
centre and land to accommodate one new primary school (up to 2 FE) (Class D1), 
secondary school up to 8 FE (Class D1). Such development to include provision of 
strategic landscape, provision of new vehicular, cycle and pedestrian access routes, 
infrastructure, ancillary engineering and other operations 
 
This application benefits from a resolution to grant planning permission subject to the 
completion of a S106 legal agreement. This resolution was made at Planning 
Committee in October 2015.  
 
14/01968/F – Construction of new road from Middleton Stoney Road roundabout to 
join Lord's Lane, east of Purslane Drive, to include the construction of a new crossing 
under the existing railway line north of the existing Avonbury Business Park, a bus 
only link east of the railway line, a new road around Hawkwell Farm to join Bucknell 
Road, retention of part of Old Howes Lane and Lord's Lane to provide access to and 
from existing residential areas and Bucknell Road to the south and a one way route 
northbound from Shakespeare Drive where it joins with the existing Howes Lane with 
priority junction and associated infrastructure.  
 
Amendments are awaited from the applicant which will be the subject of further 
consultation and following which the application will be reported to the Committee. 
 
14/02121/OUT – OUTLINE - Development to provide up to 1,700 residential 
dwellings (Class C3), a retirement village (Class C2), flexible commercial floorspace 
(Classes A1, A2, A3, A4, A5, B1 and C1), social and community facilities (Class D1), 
land to accommodate one energy centre and land to accommodate one new primary 
school (up to 2FE) (Class D1). Such development to include provision of strategic 
landscape, provision of new vehicular, cycle and pedestrian access routes, 
infrastructure and other operations (including demolition of farm buildings on 
Middleton Stoney Road).  
 
The intention is to present this application to committee in February 2016.  
 
The plan attached at appendix A shows the area to which each of the applications 
relates. 

 
5.4 

 
In relation to the site itself, two previous applications are recorded on the Planning 
History:  
 
01/01689/CDC – Permitted – Change of use of agricultural land to sports pitches 
This permission was never implemented 
 
12/01153/OUT – Withdrawn – Outline – Erection of up to 70, 767 sqm of floor space 
to be for B1(b), B1(c), B2 and B8 use; access off the Middleton Stoney road (B4030); 
internal roads; parking and service areas; landscaping and the provision of 



sustainable urban drainage systems incorporating landscaped areas with balancing 
ponds 
 
This application was withdrawn to enable Albion Land to seek a collaboration 
agreement with A2 Dominion to ensure that the scheme was fully compatible with the 
wider master plan.  

 
5.5 

 
Environmental Statement 
The Application is accompanied by an Environmental Statement (ES). It covers 
landscape and visual, ecology, soils and agricultural land, lighting, highways and 
transportation, air quality, noise and vibration, flood risk, contamination and drainage, 
utilities, waste and recycling and socio economic matters. The ES identifies significant 
impacts of the development and mitigation to make the development acceptable. 

 
5.6 

 
The Town and Country Planning (Environmental Impact Assessment) Regulations 
2011 Reg 3 requires that Local Authorities shall not grant planning permission or 
subsequent consent pursuant to an application to which this regulation applies unless 
they have first taken the environmental information into consideration, and they shall 
state in their decision that they have done so. 

 
5.7 

 
The NPPG 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. 

 
5.8 

 
The ES identifies mitigation and this needs to be secured through conditions and/or 
legal agreements. The conditions and obligations proposed incorporate the mitigation 
identified in the ES. 

 
5.9 

 
Planning Policy and Principle of the Development 
Section 38 of the Planning and Compulsory Purchase Act 2004 advises that; 
 
‘If regard is to be had to the Development Plan for the purposes of any determination 
under the Planning Acts the determination must be in accordance with the plan 
unless material considerations indicate otherwise’. 

 
5.10 

 
The Development Plan for the area is the Adopted Cherwell Local Plan 2011-2031, 
which was adopted in July 2015 and the saved policies of the Adopted Cherwell Local 
Plan 1996.   

 
5.11 

 
Adopted Cherwell Local Plan 2011 – 2031 (ACLP) 
The newly Adopted Cherwell Local Plan 2011-2031 includes Strategic Allocation 
Policy Bicester 1, which identifies land at NW Bicester for a new zero carbon mixed 
use development including 6,000 homes and a range of supporting infrastructure 
including employment land. The current application site forms part of the strategic 
allocation in the local plan. The policy is comprehensive in its requirements and the 
consideration of this proposal against the requirements of Policy Bicester 1 will be 
carried out through the assessment of this application. 

 
5.12 

 
The Plan includes a number of other relevant policies to this application including 
those related to sustainable development, transport, housing, community 
infrastructure, recreation, water, landscape, environment and design. These policies 
are considered further below in this appraisal. 

 
5.13 

 
Adopted Cherwell Local Plan 1996 
The Cherwell Local Plan 1996 includes a number of policies saved by the newly 
adopted Local Plan, most of which relate to detailed matters such as design and local 



shopping provision. The Plan includes Policy H18, which relates to new dwellings in 
the open countryside and whilst the proposal would conflict with this particular policy, 
the fact that the site forms part of an allocation in the newly adopted Plan is a material 
consideration. The policies of the adopted Cherwell Local Plan will be considered in 
further detail below. 

 
5.14 

 
The policies within both the Adopted Cherwell Local Plan 2011-2031 and those saved 
from the adopted Cherwell Local Plan 1996 are considered to be up to date and 
consistent with the National Planning Policy Framework having been examined very 
recently. 

 
5.15 

 
Non Statutory Cherwell Local Plan 
The NSCLP was produced to replace the adopted Local Plan. It progressed through 
consultation and pre inquiry changes to the plan, but did not proceed to formal 
adoption due to changes to the planning system. In 2004 the plan was approved as 
interim planning policy for development control purposes. This plan does not carry the 
weight of adopted policy but never the less is a material consideration. There are a 
number of relevant policies as set out, which will be considered in further detail in this 
assessment. 

 
5.16 

 
NW Bicester SPD  
The Eco Towns PPS and the ACLP both seek a master plan for the site. A master 
plan has been produced for NW Bicester by A2Dominion and this has formed the 
basis of a supplementary planning document for the site. The SPD amplifies the local 
plan policy and provides guidance on the interpretation of the Eco Towns PPS 
standards for the NW Bicester site. The SPD has been reported to the Council’s 
Executive in June 2015 and has been approved for use on an interim basis for 
Development Management purposes. The document is therefore currently an ‘Interim 
Draft’ and does not yet carry full weight until such time that it is adopted. The SPD is 
therefore a material consideration. 

 
5.17 

 
Eco Towns Supplement to PPS1  
The Eco Towns PPS was published in 2009 following the governments call for sites 
for eco towns. The initial submissions were subject to assessment and reduced to 
four locations nationally. The PPS identifies land at NW Bicester for an eco-town. The 
PPS identifies 15 standards that eco towns are to meet including zero carbon 
development, homes, employment, healthy lifestyles, green infrastructure and net 
biodiversity gain. These standards are referred to throughout this report. This 
supplement was cancelled in March 2015 for all areas except NW Bicester. 

 
5.18 

 
NPPF 
The NPPF is a material consideration in the determination of the planning application. 
It is stated at paragraph 14, that ‘At the heart of the National Planning Policy 
Framework is a presumption in favour of sustainable development, which should be 
seen as a golden thread running through both plan making and decision taking’. For 
decision taking this means1 approving development proposals that accord with the 
Development Plan without delay. The NPPF explains the three dimensions to 
sustainable development being its economic, social and environmental roles. The 
NPPF includes a number of Core Planning Principles including that planning should 
proactively drive and support sustainable economic development to deliver the 
homes, business and industrial units, infrastructure and thriving local places that the 
Country needs. The NPPF also states at paragraph 47 that Local Planning Authorities 
should boost significantly the supply of housing and in order to do this, they must 
ensure that the Local Plan meets the full, objectively assessed needs for market and 
affordable housing and identify and update annually a supply of specific deliverable 
sites sufficient to provide five years’ worth of housing against their housing 

                                                 
1
 Unless material considerations indicate otherwise 



requirements with an additional buffer (5 or 20%) to ensure choice and competition in 
the market for land. 

 
5.19 

 
Five Year Housing Land Supply  
The Council’s most recent Annual Monitoring Report (December 2015) considered by 
the Council's Executive in January 2016 concludes that the District has a  5.3 year 
supply for the five year period 2015-2020 which will rise to a 5.6 year supply of 
deliverable housing sites for the five year period 2016 to 2021 (commencing on the 1st 
April 2016). This is based on the housing requirement of the adopted Local Plan 
2011-2031 Part 1 which is 22,840 homes for the period 2011-2031 and is in 
accordance with the objectively assessed need for the same period contained in the 
2014 SHMA (1,140 homes per annum of a total of 22,800). The five year land supply 
also includes a 5% buffer.  

 
5.20 

 
The five year land supply position has recently been tested at appeal at Kirtlington 
(14/01531/OUT), where the Inspector stated that the Council could demonstrate a 
five year supply of deliverable housing sites with a 5% buffer and that the relevant 
policies for the supply of housing in the Local Plan are up to date (paragraph 55 of 
the appeal decision). This position has also been accepted in relation to recent 
appeal decisions at Hook Norton and Chesterton.  

 
5.21 

 
Conclusion on the principle of the development 
The site is part of a much larger site identified in the newly adopted Cherwell Local 
Plan for a mixed use development including 6000 residential dwellings. The Policy 
requires the provision of employment land and the Masterplan, which sits within the 
Interim Draft SPD, allocates a large area for employment land at the South East 
corner of the site for employment purposes. As such, the general principle of 
development on this land both in respect to the provision of employment and housing 
land complies with adopted Local Policy. The NPPF advises that development 
proposals that comply with the Development Plan should be approved without delay. 
It is therefore necessary to consider the details of the proposal; its benefits and 
impacts and consider whether the proposal can be considered to be sustainable 
development. 

 
5.22 

 
Employment 
The Eco Towns PPS sets out the requirement that eco towns should be genuinely 
mixed use developments and that unsustainable commuter trips should be kept to a 
minimum. Employment strategies are required to accompany applications showing 
how access to work will be achieved and set out facilities to support job creation in 
the town and as a minimum there should be access to one employment opportunity 
per new dwelling that is easily reached by walking, cycling and/or public transport. 

 
5.23 

 
The NPPF identifies a strong, responsive and competitive economy as a key strand of 
sustainable development (para 7) and outlines the Government’s commitment to 
securing economic growth (para 18). It advises that planning should operate to 
encourage and not act as an impediment to sustainable growth and significant weight 
should be placed on the need to support economic growth through the Planning 
system (para 19). The NPPF identifies offices, commercial and leisure development 
as town centre uses and advises a sequential test to such uses that are not in a town 
centre (para 24) and where they are not in accordance with an adopted plan. The 
benefit of mixed use development for large scale residential development is 
recognised, and a core principle of the NPPF is to promote mixed use development. 

 
5.24 

 
The Adopted Cherwell Local Plan makes it clear that the Plan overall aims to support 
sustainable economic growth and that increasing the economic competitiveness of 
the District is fundamental to providing employment opportunities to shift towards a 
more sustainable economy. In order to do this, objectives are set to support the local 
economy and to foster economic growth. The Plan identifies the type of employment 



the District seeks to attract, including that relating to advanced manufacturing/ high 
performance engineering, the Green Economy, innovation, research and 
development, retailing and consumer services. It also identifies support for the 
logistics sector providing a high quality design can be achieved. The plan uses the 
SHMA Economic Forecasting report to identify the amount of employment land 
needed and in these terms it identifies that significant employment growth at Bicester 
will be encouraged. 

 
5.25 

 
Policy SLE1 of the Adopted Cherwell Local Plan seeks to protect existing 
employment land and buildings for employment uses (B class) and allows for an 
allocation of sites to increase the amount of employment land in the District. It is 
identified that this is focused mainly at Bicester in order to match the growth in 
housing and make the town more sustainable. The plan includes a flexible approach 
to employment with a number of strategic sites allocated for a mix of uses. At 
Bicester, there are 6 sites where strategic employment uses are identified (Bicester 1: 
North West Bicester - a minimum of 10ha within use Classes B1, with limited B2 and 
B8 uses, Bicester 2: Graven Hill - 26ha in mixed use classes B1, B2 and B8, Bicester 
4: Bicester Business Park - 29.5ha in use class B1(a), Bicester 10: Bicester Gateway 
- 18ha in use classes B1 Business Uses, Bicester 11: Employment Land at North 
East Bicester - 15ha in use classes B1, B2 and B8 and Bicester 12: South East 
Bicester - approximately 40ha in mixed use classes B1, B2 and B8 - primarily B8 
uses). The land has been allocated taking account of the economic evidence base, 
matching growth in housing and to cater for company demand whilst ensuring a 
sufficient employment land supply. It emphasises that careful consideration must be 
given to locating housing and employment in close proximity to avoid harmful impacts 
upon the residential amenity of neighbouring properties. The identification of sites to 
meet the anticipated economic needs is in line with the NPPF. 

 
5.26 

 
In respect to the above allocated sites, it is noted that applications that include  
employment development have been made for land at Bicester 2, Bicester 11 and 
Bicester 12 and with regard to Bicester 4, which provides for B1 (a) office use (and a 
hotel C1), this site benefits from planning permission granted in 2010 but has not yet 
commenced albeit the consent is extant, being due to expire in October 2020 
(application number 07/01106/OUT). Whilst the permission included conditions to 
control the phasing of development, partly linked to offsite highway works, no 
development has occurred to implement the B1 uses on the site, which could indicate 
a lack of demand for this type of accommodation. As Members will be aware, 
permission has been granted for a Tesco store on part of this site, and as part of the 
Officer report relating to the original application for this store (12/01193/OUT), it is 
stated that the Applicant considered that the proposal would act as a catalyst for the 
rest for the site for the intended office use due to the extent of the highway works 
proposed. The report also considered the wider masterplan for the Business Park and 
considered that the Tesco store would not preclude the development of the rest of 
that site. This site is therefore available for employment uses within Class B1. 

 
5.27 

 
As referred to above, Policy SLE1 requires employment proposals on allocated sites 
to meet the relevant site specific policy. Policy Bicester 1 specifically seeks with 
regard to employment (in detail): 

 a minimum of 10 ha, comprising business premises focused at Howes Lane 
and Middleton Stoney Road 

 employment space in local centres  

 employment space as part of mixed use centres 

 3000 jobs, approx. 1000 B class jobs on the site (within the plan period) 

 It is anticipated that the business park at the South East corner of the 
allocation will generate between 700 and 1000 jobs in use classes B1, B2 and 
B8 early in the plan period 

 A carbon management plan produced to support applications for employment 



developments  

 An economic strategy demonstrating how access to work will be achieved and 
to deliver a minimum of 1 employment opportunity per dwelling easily reached 
by walking, cycling or public transport 

 Mixed use local centre hubs to include employment 

 Non-residential buildings to be BREEAM very good and capable of achieving 
excellent 

 
In finding Policy Bicester 1 of the Local Plan sound, the Inspector commented 
‘However, in order to respond to market signals and provide some flexibility to 
encourage new investment and implementation, it would not be reasonable or 
appropriate to seek to restrict all employment development to B1 uses only’. 

 
5.28 

 
The Local Plan is supported by a suite of evidence, including that relating to 
Economic Development and the Council also has an Economic Development 
Strategy. The Economic Analysis Study (August 2012) (EAS) identifies the existing 
baseline conditions within the District which show that the District has high economic 
activity yet low growth with a relatively resilient economy. In terms of growth, the 
District appears to be underperforming, particularly in higher value sectors and it is 
identified that there is scope to improve the economic competitiveness. The 
document sets aspirations for the type of new development that will be encouraged 
drawing on the Districts advantages of being very accessible and part of the 
Oxfordshire economy. It also notes the North West Bicester Eco town, which it 
suggests could act as a catalyst for new inward investment through the development 
of skills, expertise and innovative ‘eco regeneration’ in the town and beyond. The 
EAS also considers the sub-regional context and identifies that office accommodation 
is concentrated in surrounding areas (London, the Thames Valley, Milton Keynes, 
Warwick) and it sets out that ‘Cherwell could seek to encourage advanced 
manufacturing and logistics sectors rather than competing with areas for office 
development’. The assessment goes onto identify the District's four main employment 
sectors and recognises them for significant future growth. These are advanced 
manufacturing/ high performance engineering, the logistics sector, the green 
economy and innovation, research and development. 

 
5.29 

 
The Council’s most recent Annual Monitoring Report (AMR) December 2015 
(reported to the Executive on 04/01/2016) found that there has been an overall net 
loss of employment land at Bicester of -3,768sqm. The assessment considers the 
remaining allocated land, which in Bicester represents the allocated sites at Bicester 
1, Bicester 4, Bicester 10, Bicester 11 and Bicester 12. It notes the efforts the Council 
is making to bring forward strategic sites such as at Graven Hill and North West 
Bicester.   

 
5.30 

 
Cherwell sits within two Local Enterprise Partnership areas (Oxfordshire and the 
South East Midlands), both of which have produced Strategic Economic Plans 
seeking to support significant increases in employment growth. Furthermore, the 
Oxford and Oxfordshire City Deal, an agreement with the Government, seeks to 
support existing and new businesses to grow, whilst investment is made in innovation 
led growth, by accelerating the delivery of new homes and by increasing investment 
into the County. 

 
5.31 

 
In relation to North West Bicester, a Masterplan has been produced by A2 Dominion 
to ensure that a comprehensive development over such a large site can be achieved 
and to spatially plan where land uses across the site would be best placed. In order to 
achieve this masterplan, a number of studies were undertaken in order to assess 
what requirements there were and where they were best placed. The Masterplan 
identifies land to the South East corner of the site for a Business Park and this is 
reflected in Policy Bicester 1 as set out. The policy acknowledges that this area could 
generate 700 to 1000 jobs in use classes B1, B2 and B8 early in the plan period and 



accepts the site as being suitable as an employment site adjacent to the wider 
housing area, whilst being adjacent to road infrastructure that would serve it. 
Additional employment across the rest of the site is identified including within Local 
Centres, a small site to the west of the Avonbury Business Park and to the north of 
the railway line west of Lords Farm. 

 
5.32 

 
One study undertaken to inform the Masterplan was an Economic Strategy produced 
by SQW in March 2014. The overall aim for NW Bicester is to stimulate 
transformational change in Bicester’s Economy and a number of objectives are set in 
order to do this. In doing this, a number of weaknesses in the local economy are 
proposed to be addressed, including the high level of out commuting, the need for 
educational qualifications and skill attainment levels to be improved and by securing 
land and modern business premises to attract new investment. The strategy identifies 
five broad sectors as the likely future drivers for Bicester’s economy. These being eco 
construction, environmental goods and services, advanced manufacturing, high value 
logistics and business, financial and professional services. 

 
5.33 

 
The Masterplan Economic Strategy looked at the opportunities for employment on the 
NW site in the context of Bicester and the employment allocations elsewhere in the 
town. The report identified a number of objectives, including to support the creation of 
at least as many jobs as homes, to ensure as many as possible of those jobs are well 
paid, in growing sectors and firms, to support the creation of a cluster of firms and 
skills in Bicester in eco construction, and low carbon environmental goods and 
services, to encourage home working and other sustainable working practices, to 
ensure jobs are provided early in the development which match the employment skills 
available, to work with relevant organisations to promote Bicester and secure new, 
well-paid jobs for the town and to support skills development to match local 
employment opportunities. The strategy identified the opportunity for some 4600 jobs 
on site within a business park in the south west corner of the site, providing a mix of 
offices, high quality manufacturing and logistics space (approx 2000 jobs), around 
1,100 jobs within local centres including 100 within the eco business centre, 200 jobs 
within the schools across the site, approximately 1,100 jobs created by residents 
working from home, around 100 jobs in retained farmsteads, and around 140 long 
term construction jobs. Around 1000 local service jobs would also be created in 
Bicester to serve the demands of residents of the development and many of these 
would be in the town centre and 400 jobs in firms in the target sectors of the 
development but located on other employment sites in the town. It also suggests that 
if on site employment densities prove to be lower than planned, some of the 4,600 
jobs expected to be located on the NW Bicester development will need to be located 
elsewhere within the town, which should not be problematic given the scale of 
employment land allocations around the town is well in excess of forecast demand. 
The economic strategy is supported by an action plan to include ways to support job 
creation (e.g. through apprenticeships schemes), in addition to the provision of 
employment land, which will support wide employment growth in the town. 

 
5.34 

 
The strategy considers how NW Bicester will contribute to the wider economic context 
by providing an attractive and supportive environment for people to live and work 
locally, to bring forward, early in the development, employment opportunities to 
address the shortage of high quality B Use Class accommodation in Bicester and 
which match existing employment skills, kick start the development of a new eco 
economy in the town capable of serving a wider area, support a transformation of the 
image of Bicester and it is identified that NW Bicester should provide a full cross 
section of job opportunities within Class B. The strategy identifies a number of sectors 
where there is the opportunity for jobs growth. These include a number of areas 
including eco construction and broader eco technologies, auto engineering, including 
motorsport and electric vehicles, opportunities related to the growth of the 
Oxfordshire high tech cluster, logistics to exploit the excellent strategic location and 
connectivity of Bicester, regional and local service functions related to population and 



economic growth in Bicester and the wider area, other existing and new businesses 
with growth potential, home based employment and new facilities.   

 
5.35 

 
The strategy finds that Local Property Agents report a serious lack of land which is 
available for business use and of modern flexible business premises and it notes 
firms that have left Bicester including First Line, a modern logistics company now 
based in Banbury. It also notes that Bicester is not an established office location and 
that there is limited interest from major office users in the town, however there is 
demand from smaller businesses for offices in a modern environment. The strategy 
therefore identifies that the most appropriate provision for employment on the site 
would be; 

 Those that are a direct result of the development. This includes local services 
to serve the new population, construction jobs related to building NW Bicester, 
and jobs which are attracted to Bicester specifically because of NW Bicester 

 Those that are accommodated on NW Bicester because it provides the right 
type and quality of business accommodation in the right location. This 
includes some of those sectors identified in as the future drivers of the 
economy, such as high performance engineering, other advanced 
manufacturing, high value logistics and financial professional and business 
services not serving a purely local market 

 
5.36 

 
The Economic Strategy cautions about being too restrictive with regard to the type of 
employment and states; 
‘It is important to ensure that onerous constraints are not imposed upon new 
businesses which would otherwise provide high quality jobs, but are deterred from 
investment on account of planning restrictions which do little to support the principles 
of NW Bicester. Companies will not be forced into locations which do not meet their 
operational requirements, and they are increasingly footloose. Companies have been 
lost to Bicester in recent years because the planning process has not been able to 
deliver suitable sites. The fact that land at NW Bicester may soon be available for 
development will not necessarily lead to new investment if the use of the land is 
unduly restricted.’ 

 
5.37 

 
The overall Masterplan for North West Bicester is to be incorporated into an SPD. 
This is currently known as The Interim Draft SPD and this includes 'Development 
Principle 5 - Employment'. This principle requires employment proposals to address a 
number of factors and for planning applications to be supported by an economic 
strategy, which is consistent with the masterplan economic strategy and to 
demonstrate access to one new employment opportunity per new home on site and 
within Bicester. Each application should also include an action plan to deliver jobs 
and homeworking, skills and training objectives and support local apprenticeship and 
training initiatives. 

 
5.38 

 
In relation to this particular proposal, a subsequent economic strategy has been 
submitted forming part of the Planning Statement and which explains the applicant’s 
proposals as well as anticipating the number of jobs that could be achieved. The 
application seeks flexible employment consent to enable the buildings to be used for 
employment uses in B1 (ancillary), B2 and B8. It is described that one of the reasons 
for this is that modern business requirements seek to achieve economies of scale by 
bringing together all aspects of their business under one roof. The applicant proposes 
to construct the buildings to meet the requirements of their identified future occupiers, 
providing flexible employment space that would be adaptable to the local economic 
environment and which would allow for businesses to centralise their operations and 
in doing so, increase their productivity. They consider that this would create a range 
of types of jobs and contribute to the local economy. Furthermore, the applicant has 
taken advice from Colliers International in relation to the demand for employment 
land. Their advice is that there is a need along the M40 and particularly North 
Oxfordshire, which require high quality and purpose built facilities for office, research 



and development, manufacturing and distribution purposes. It is found that the size of 
the facilities proposed to be provided on the large employment plot would reflect 
market requirements for the area. 

 
5.39 

 
The applicant advises that the anticipated number of jobs is currently unknown as it 
will depend upon the end users. However, the ‘Homes and Community Agency 
standards of employment densities (Employment Densities Guide 2010 – 2nd 
Edition)’, has been used to make a reasoned estimate for job numbers and types. It is 
found that the development could generate 800 to 1000 new jobs, which is based on 
the indicative floor area of 53,000sqm with a maximum of 30% ancillary office 
element which could change in the future. It is considered that this number of jobs 
would provide a significant employment development for the town and would provide 
a significant proportion of the jobs needed by the wider eco town which aims for one 
job per home. 

 
5.40 

 
It is therefore the applicant's view that this proposal would provide a range of flexible, 
modern and sustainable employment accommodation that would be well located and 
which has the opportunity to attract companies in the high value engineering, 
manufacturing, distribution and research and development sectors. This proposal 
would take advantage of the strategic location of the site with good access to the 
wider strategic road network. They argue that weight should be given to the 
deliverability of this site as an employment generating location, adjacent to and 
complimenting the wider expansion of Bicester, ensuring the current population has 
access to a range of employment and contributing to meeting the aspirations of the 
Masterplan in relation to increasing skills and retaining people in the town for work. 
This would secure sustainable economic growth and meet the requirements of Policy 
and the Masterplan. 

 
5.41 
 

 
It is clear within responses received from the public, Local Members and Planning 
Policy Officers that there are concerns over the proposals for B8 uses on this site, 
particularly in relation to employment numbers. The applicant has provided an 
additional paper which provides information on the modern logistics sector stating 
that the UK Logistics Sector is worth around £93 million to the economy. It is argued 
that the characteristics of storage and distribution providing jobs for few people as 
unskilled labour with no career paths is now outdated. The modern logistics sector 
includes firms that support the changing pattern of the economy including the online 
retailing sector which expect well integrated supply chains that are well located to 
customers and also respond to the changing nature of manufacturing including the 
consolidation of items into the finished product. Logistics companies therefore 
support the overall supply chain and are critical to the competitive performance of 
firms. This has led to larger buildings required for distribution, the need for these 
buildings to house sophisticated high technology systems for tracking goods and 
personnel with sufficient skills to support this process, the changing nature of the type 
of goods that require distribution quickly and the increasing significance of just in time 
deliveries and the ability to accept returns. All of these changes have led to changes 
in the employment profile associated with this sector and it is anticipated that future 
changes will continue to evolve the sector still further. 

 
5.42 

 
The information submitted, sets out the significant percentage of employment 
provided in the UK by the Logistics sector with it accounting for around 8% of the UKs 
workforce within a wide range of both skilled and unskilled jobs. This includes the 
need for greater man power for the handling, dispatching and dealing with the return 
of goods and more technical staff such as to support IT infrastructure, managerial 
roles and customer service, sales and engineering roles. This range of roles has 
resulted in a mixture of employment opportunities (including fulltime, part time, shift 
work and more casual roles) and that the logistics sector is a major provider of 
apprenticeship opportunities.    

  



5.43 As set out above, evidence to support the Local Plan and the Masterplan, indicate 
that logistics is a significantly important sector in the UK Economy both financially and 
by being a major employment sector and it is clear that this sector has a role within 
Cherwell and Bicester. Recognising this, a recent application to construct a Studio 
School in Bicester (15/01006/F) has been approved and is now being advertised as 
specialising in sustainable technologies and logistics (alongside a broad and 
balanced curriculum). The Studio School will benefit from the support of local 
employers and industry partners and aims to equip young people with the skills 
needed to underpin the growth of local industries. 

 
5.44 

 
In respect to employment numbers, it is of course relevant to note that the anticipated 
numbers are currently unknown, however the Applicant’s projections would meet the 
Local Plan projected numbers for the business park in the South East corner of the 
site that would be delivered early in the Plan period (700-1000). Notwithstanding this 
number, it is noted that the Masterplan Economic Strategy projects that around 2,000 
jobs could be provided within the Business Park and that this, along with the 
projections for the other employment uses would provide for the 4600 jobs to be 
provided on site, contributing to the overall number of jobs that are required to be 
provided. The current proposal includes the whole of the land that is set aside for 
commercial uses at the south east corner of the masterplan site, therefore the 
inconsistency with the employment numbers does need consideration. Whilst the 
difference in employment number is significant, it is not guaranteed that this will be 
the case given the applicant seeks flexibility in order to be able to market the site and 
the final occupier is not yet known. The site has the potential to be able to provide a 
far greater number of jobs and it is possible that this could occur. Additionally, whilst 
the numbers may be lower than expected, the applicant’s argument that significant 
employment opportunities are provided through Local Plan allocated sites around the 
town is noted and given some weight given that these would remain accessible by 
walking and cycling. On balance it is the view of Officers that this proposal would 
provide a form of employment on this site early which should be given significant 
weight where the alternative is that there may not be a proposal for an alternative 
type of development or any such alternative may be either unviable or of a use that 
would not necessarily provide any significantly greater number of employment 
opportunities.  

 
5.45 

 
The Local Plan policy Bicester 1 suggests employment at NW Bicester should be B1 
with limited B2 and B8. The policy does not further advise how this should be applied 
but the policy does relate to the NW site as a whole. The current application seeks a 
flexible approach to the use of the buildings and therefore if permitted they could be 
occupied by companies in different use classes or they may all be in a single use 
class.  The use of the buildings may also change over time. If all the buildings 
proposed were to be used for B2 and/or B8 use it could be argued that this would not 
equate to a ‘limited’ amount of these uses. However the employment proposed 
elsewhere on the NW site is primarily in local centres and small business units and 
therefore generally falling with B1, D2 and A1 use classes. In the context of the site 
as a whole it is therefore considered that the level of employment in use classes other 
than B1 is acceptable. 

 
5.46 

 
Taking into account all evidence, it is considered that the current proposal is an 
acceptable use of land on this important site. If the use of the large employment site 
is for logistics this will provide a range of jobs and the second, smaller employment 
site which is also proposed, will provide opportunities for small units for a range of 
uses. It is further noted that employment is provided more widely across the site 
(albeit not on the same scale) and that this is more likely to provide B1 uses due to 
their scale. The type of commercial uses proposed is supported by Planning Policy 
including Policy Bicester 1 of the Adopted Cherwell Local Plan and it will contribute to 
securing economic growth in line with the Government’s commitments as set out 
within the NPPF and the objectives of the local LEPs and the City Deal. The proposal 



will deliver jobs early in the development of the NW Bicester site and there is a risk 
that should this proposal not be supported, the opportunity for employment would be 
lost taking into account there may not be a provider for an alternative type of 
employment (such as B1) or it may not be viable. This proposal will provide a 
significant number of job opportunities for the town on part of a wider site, which is 
designated for employment purposes within a Masterplan and which sits within 
proximity to both the existing and new communities therefore providing employment 
for the overall eco town that is easily reached by walking, cycling and/ or public 
transport helping to meet the PPS requirements. Overall, whilst concerns relating to 
the type of employment are noted, Officers conclude that the proposal will represent 
sustainable economic growth and which is an appropriate and acceptable form of 
development on this important site therefore complying with the above mentioned 
Planning Policy and the Masterplan. 

 
5.47 

 
Notwithstanding this view in relation to the principle of the employment proposed on 
this site, the rest of this appraisal will consider other aspects of this proposal and the 
more detailed matters to consider the overall impacts and how these need to be 
appropriately controlled. 

 
5.48 

 
Housing 
Eco towns PPS ET9 sets requirements for new homes at NW Bicester. It states 
homes in eco-towns should: 

a) achieve Building for Life 9 Silver Standard and Level 4 of the Code for 
Sustainable Homes 10 at a minimum (unless higher standards are set 
elsewhere in this Planning Policy Statement) 

b) meet lifetime homes standards and space standards 
c) Have real time energy monitoring systems; real time public transport 

information and high speed broadband access, including next generation 
broadband where possible. Consideration should also be given to the potential 
use of digital access to support assisted living and smart energy management 
systems 

d) provide for at least 30 per cent affordable housing (which includes social 
rented and intermediate housing)  

e) demonstrate high levels of energy efficiency in the fabric of the building, 
having regard to proposals for standards to be incorporated into changes to 
the Building Regulations between now and 2016 (including the consultation on 
planned changes for 2010 issued in June 2009 and future announcements on 
the definition of zero carbon homes), and  

f) achieve, through a combination of energy efficiency and low and zero carbon 
energy generation on the site of the housing development and any heat 
supplied from low and zero carbon heat systems directly connected to the 
development, carbon reductions (from space heating, ventilation, hot water 
and fixed lighting) of at least 70 per cent relative to current Building 
Regulations (Part L 2006). 

 
5.49 

 
The Interim Draft SPD includes 'Development Principle 4 - Homes'. This principle 
includes the requirement that applications demonstrate how 30% affordable housing 
can be achieved, ensure that residential development is constructed to the highest 
environmental standards, involve the use of local materials and flexibility in house 
design and size as well as how development will meet design criteria. 'Development 
Principle 4A - Homeworking', which requires applications to set out how the design of 
the homes will provide for homeworking. This includes referring to the economic 
strategy as to how this will contribute to employment opportunities for homeworking. 

 
5.50 

 
ACLP Policy Bicester 1 states ‘Layout to achieve Building for Life 12 and Lifetime 
Homes Standards,  Homes to be constructed to be capable of achieving a minimum 
of Level 5 of the Code for Sustainable Homes on completion of each phase of 
development, including being equipped to meet the water consumption requirement 



of Code Level 5 and it also requires the provision of real time energy monitoring 
systems, real time public transport information and superfast broadband access, 
including next generation broadband where possible’.   

 
5.51 

 
The application provides a residential area which extends to 4.5ha and which sits to 
the north and east of the proposed employment areas. The proposal seeks to 
establish the principle for 150 dwellings across this 4.5ha as well as open space 
provision. Detailed matters in relation to design, environmental standards and the 
extent of Green Infrastructure across the site are considered elsewhere in this report, 
however in relation to the land set aside for residential development, this is generally 
compliant with the Masterplan and so acceptable in principle in the view of Officers. 
The application commits through the submitted Design and Access Statement to the 
achievement of Building for Life 12 and it is also stated that lifetime homes standards 
and space standards will be met. Building for Life is a scheme for assessing the 
quality of a development through place shaping principles. This will be relevant as the 
scheme moves forward and to ensure the applicant’s commitment can be met, a 
planning condition can be used. Lifetime homes standards were developed by the 
Joseph Rowntree Foundation to ensure homes were capable of adaptation to meet 
the needs of occupiers should their circumstances change, for example a family 
member becoming a wheelchair user. The standards are widely used for social 
housing. At this stage the application is in outline with no detail of the design of 
dwellings is included and therefore this requirement will be covered by condition. 
Nationally set space standards were published in March 2015 and are a matter for 
the Local Planning Authority (it was not incorporated into the Building Regulations 
unlike other aspects of the Housing Standards Review). 

 
5.52 

 
Real time energy monitoring and travel information is a requirement of the PPS and 
Policy Bicester 1 and is being provided as part of the Exemplar development being 
constructed through the provision of tablet style information portals in every home. 
This is an area where there is technical innovation and it would be inappropriate to 
specify a particular approach at this point in time and again this is a matter for 
detailed designs. A condition is proposed to ensure future detailed proposals address 
this requirement. 

 
5.53 

 
Affordable Housing 
Not only does the eco town PPS set out a requirement for affordable housing but 
saved policy H5 of the Adopted Cherwell Local Plan seeks affordable housing to 
meet local needs which is mirrored in NSCLP H7. 

 
5.54 

 
Policy BSC3 of the ACLP sets out a requirement for 30% affordable housing for sites 
in Bicester whilst Policy BSC4 seeks a mix of housing based on up to date evidence 
of housing need and supports the provision of extra care and other specialist 
supported housing to meet specific needs.   

 
5.55 

 
The NPPF advises that local planning authorities should use their evidence base to 
ensure that their Local Plan meets the full, objectively assessed needs for market and 
affordable housing in the housing market area, as far as is consistent with the policies 
set out in the Framework. The NPPF at para 50 goes on to advise; 
 
‘To deliver a wide choice of high quality homes, widen opportunities for home 
ownership and create sustainable, inclusive and mixed communities, local planning 
authorities should: 

 plan for a mix of housing based on current and future demographic trends, 
market trends and the needs of different groups in the community (such as, 
but not limited to, families with children, older people, people with disabilities, 
service families and people wishing to build their own homes); 

 identify the size, type, tenure and range of housing that is required in 
particular locations, reflecting local demand; and 



 where they have identified that affordable housing is needed, set policies for 
meeting this need on site, unless off-site provision or a financial contribution of 
broadly equivalent value can be robustly justified (for example to improve or 
make more effective use of the existing housing stock) and the agreed 
approach contributes to the objective of creating mixed and balanced 
communities. Such policies should be sufficiently flexible to take account of 
changing market conditions over time.’ 

 
5.56 

 
The provision of 30% affordable housing can be secured by condition and/or S106 
agreement provided the scheme is viable. The detailed housing mix will also need to 
be agreed for both affordable and market housing to ensure that it meets local need 
and again a condition and/or S106 agreement are proposed to address the issue of 
the housing mix. The provision of affordable housing is a significant benefit of the 
scheme. 

 
5.57 

 
Fabric Energy Efficiency 
The PPS sets specific requirements for dwellings in terms of fabric energy efficiency 
and carbon reduction. In respect to the homes, the DAS suggests that the design of 
the homes will not rely on 'bolt on' technology to achieve the required level of 
performance and that carbon emissions will be reduced by minimising energy 
demand through appropriate orientation, passive solar design and a fabric first 
approach that maximises the performance of the building and its method of 
construction. It is also suggested that in time, the homes will be capable of 
connecting to the District Heating System being delivered as part of the wider eco 
town. The Exemplar is currently being constructed with increased fabric efficiency and 
low carbon heating from an energy centre on site and the A2D proposals for the wider 
site continue with this concept. This matter is considered further below.  

 
5.58 

 
The application makes provision for market and affordable housing. The detail of the 
housing will be established through reserved matter submissions guided by the 
requirements of conditions and agreements attached to any outline permission. 
These conditions will ensure the housing meets the PPS standards and delivers high 
quality homes as part of a sustainable neighbourhood as sought in the NPPF. 

 
5.59 

 
Zero Carbon 
The Eco Towns PPS at standard ET7 states; 
The definition of zero carbon in eco-towns is that over a year the net carbon dioxide 
emissions from all energy use within the buildings on the eco-town development as a 
whole are zero or below. The initial planning application and all subsequent planning 
applications for the development of the eco-town should demonstrate how this will be 
achieved. 
 
This standard is higher than other national definitions of zero carbon as it includes the 
carbon from the buildings (heating and lighting = regulated emissions) as with other 
definitions, but also the carbon from the use of appliances in the building (televisions, 
washing machines, computers etc = unregulated emissions). This higher standard is 
being included on the exemplar development which is being referred to as true zero 
carbon. 

 
5.60 

 
The NPPF identifies at para 7 that environmental sustainability includes prudent use 
of natural resources and the mitigation and adaptation to climate change including 
moving to a low carbon economy. Para 93 it identifies that ‘Planning plays a key role 
in helping shape places to secure radical reductions in greenhouse gas emissions, 
minimising vulnerability and providing resilience to the impacts of climate change, and 
supporting the delivery of renewable and low carbon energy and associated 
infrastructure. This is central to the economic, social and environmental dimensions of 
sustainable development.’ 

  



5.61 The ACLP policy Bicester 1 seeks development that complies with the Eco Town 
standard. Policy ESD2 seeks carbon emission reductions through the use of an 
energy hierarchy, Policy ESD3 seeks all new residential development to achieve zero 
carbon and for strategic sites to provide contributions to carbon emission reductions 
Policy ESD4 encourages the use of decentralised energy systems and ESD5 
encourages renewable energy development provided that there is no unacceptable 
adverse impact. 

 
5.62 

 
The Interim Draft SPD includes 'Development Principle 2: 'True Zero Carbon 
Development'. The Principle requires the achievement of zero carbon and the need 
for each application to be accompanied by an energy strategy to identify how the 
scheme will achieve the zero carbon targets and the phasing. 

 
5.63 

 
The Cherwell Local Plan policy Bicester 1 identifies a number of standards relating to 
the construction of dwellings at NW Bicester reflecting the provisions of the Eco Town 
PPS. For example the policy seeks homes to be constructed to Code for Sustainable 
Homes Level 5, meet lifetime homes standards and provide reduced water use. The 
determination of a planning application should be in accordance with adopted policy 
unless material considerations indicate otherwise. 
 
The government has undertaken a review of housing standards following which the 
following documents have been published; 

i. Ministerial Statement: Planning Update March 2015 (“the Planning Update 
statement”;  

ii. DCLG Policy Paper 2010 to 2015 Government Policy: energy efficiency in 
buildings (updated 8 May 2015) (“the energy efficiency in buildings policy 
paper”); and 

iii. Fixing the Foundations: creating a more prosperous nation 10 July 2015 (“the 
Treasury Statement”). 

 
These documents are material considerations in the determination of the current 
application. They set out the governments intent to deal with matters relating to 
housing standards through building regulations rather than through the planning 
system to reduce the burden on house builders. The NPPF paragraph 95 which says 
that, “to support the move to a low carbon future, local planning authorities 
should...when setting any local requirement for a building’s sustainability, do so in a 
way consistent with the Government’s zero carbon buildings policy and adopt 
nationally described standards.” The Government has advised that it is no longer 
intending to implement the requirement for all new dwellings to be zero carbon in 
2016 but is to keep the matter under review. The Code for Sustainable Homes has 
also been withdrawn. The Planning Update advises , “we would expect local planning 
authorities to take this statement of the government’s intention into account in 
applying existing policies and not set conditions with requirements above Code level 
4 equivalent”.  
 
The Planning Update Statement also sets out that from the 1st October 2015 that 
additional optional building regulations can be applied in relation to water and access 
where there is a planning policy to support the need for them. Space standards can 
be applied where there is a planning policy to reflect the national standards. These 
changes relate to individual dwellings rather than the specific policy requirement for 
the development as a whole at NW Bicester to achieve zero carbon development as 
defined by the Eco Towns PPS and seek to achieve water neutrality. These 
requirements have been supported by the Inspector in the recent examination of the 
local plan and were an important rational for the eco towns, that are to be exemplars 
of best practice. The work on the Exemplar development at NW Bicester has shown 
that the delivery of zero carbon development with reduced water use and the 
achievement of the eco town standards is feasible and achievable.  

  



5.64 The application is accompanied by an Energy Strategy, which has been reviewed on 
behalf of the Council by Bioregional. The response received has raised some 
concerns with respect to the lack of commitment made within the submitted energy 
strategy as to whether the development will be built to the PPS definition of True Zero 
Carbon. It is further noted that the DAS states that the buildings will be design and 
constructed to be of very high energy efficiency with approaching zero carbon 
emissions, however this is not compliant with the overarching masterplan zero carbon 
principles. An objection is therefore raised.   

 
5.65 

 
The application documents do however commit to the construction of the non-
residential buildings to be to BREEAM 'Very Good' Standards with the opportunity to 
meet 'Excellent' once end users are identified and in relation to ENE1 (of BREEAM). 
There is also a commitment to meet the Code 5 Energy standard (albeit there is no 
reference to meeting this wider code level, just the energy requirements). Albion Land 
also emphasise that they are not a housing developer and would not be developing 
the residential zones, therefore would be content to stipulate that the buildings would 
be constructed to Code for Sustainable Homes Level 4 and be capable of achieving 
Level 5, once the wider eco town is complete. The Energy strategy also refers to the 
future potential for the development to connect into the wider District Heating network 
with the ability to be built to high sustainability standards and to incorporate PV 
panels. With regard to the commercial land, two options are provided based on the 
needs of the future end users of the buildings. 

 
5.67 

 
Given the concerns raised in relation to the energy strategy and the commitments 
made, the matter has been raised with the applicant's agent. The response is that the 
applicant is willing to accept a planning condition requiring the submission of a 
Carbon Management Plan to achieve zero carbon and to accompany reserved 
matters applications in line with the requirement of Policy Bicester 1. 

 
5.68 

 
Whilst Officers have some concerns regarding the lack of commitments and details 
made at this outline stage, it is acknowledged that this site has some constraints in 
relation to the scale of the residential aspect of the scheme (which would be unlikely 
to justify its own energy centre) as well as the uncertainty over who may ultimately 
occupy the commercial buildings. It is therefore considered that S106 obligations/ 
conditions are used to carefully control this development such that additional energy 
information is required to be submitted and considered and the governments direction 
of travel with regard to housing standards has been reflected. The conditions do not 
therefore seek compliance with requirements such Code for Sustainable Homes, 
particularly as the Code for Sustainable Homes has been withdrawn presenting a 
practical difficulty in seeking compliance. The requirements regarding reduced water 
use are recommended to reflect the higher building regulation standard now 
introduced. 
 
The achievement of zero carbon on the North West Bicester site overall is a key 
aspect of this site having been designated as an Eco Town and via the allocation at 
Bicester 1. It is critical that this development meets the required standards in order to 
contribute to the site as a whole meeting the aspirations of the Eco Town.  

 
5.69 

 
Climate Change Adaptation 
The Eco Towns PPS at ET8 advises; 
Eco-towns should be sustainable communities that are resilient to and appropriate for 
the climate change now accepted as inevitable. They should be planned to minimise 
future vulnerability in a changing climate, and with both mitigation and adaptation in 
mind. 

 
5.70 

 
ACLP policy ESD1 seeks the incorporation of suitable adaptation measures in new 
development to make it more resilient to climate change. Policy Bicester 1 requires all 
new buildings to be designed incorporating best practice in tackling overheating. 



 
5.71 

 
The Interim Draft SPD includes 'Development Principle 3 - Climate Change 
Adaptation'. The principle requires planning applications to incorporate best practice 
on tackling overheating, on tackling the impacts of climate change on the built and 
natural environment including urban cooling through Green Infrastructure, orientation 
and passive design principles, include water neutrality measures, meet minimum 
fabric energy efficiency standards and achieve Code for Sustainable Homes Level 5. 
The principle also expects applications to provide evidence to show consideration of 
climate change adaptation and to design for future climate change. 

 
5.72 

 
Work was undertaken by Oxford Brookes University and partners, with funding from 
the Technology Strategy Board (now innovate UK), in 2011/12 looking at future 
climate scenarios for Bicester to 2050. Climate Change impacts are generally 
recognised as; 
a) Higher summer temperatures 
b) Changing rainfall patterns 
c) Higher intensity storm events 
d) Impact on comfort levels and health risks 
The Design for Future Climate project identified predicted impacts and highlighted the 
potential for water stress and overheating in buildings as being particular impacts in 
Bicester. Water issues are dealt with separately below. For the exemplar 
development consideration of overheating led to the recognition that design and 
orientation of dwellings needed to be carefully considered to avoid overheating and in 
the future the fitting of shutters could be necessary to avoid overheating. 

 
5.73 

 
The applicant's DAS for both the housing and commercial elements of the scheme 
refers to the design of the building and how, in particular the commercial buildings, 
can be designed to provide sun shading, the incorporation of high fabric insulation 
and air permeability standards to ensure that buildings do not overheat, consideration 
of orientation to minimise solar gain whilst attempting to maximise natural daylighting 
(to reduce the need for artificial lighting), the incorporation of natural ventilation and 
consideration of the thermal mass of the building. The development  also designed to 
ensure that all buildings are located outside of the 1:100 year plus climate change 
and 1:1000 year flood zones.  

 
5.74 

 
Transport 
The Eco Towns PPS sets out that Eco Towns should ‘support people’s desire for 
mobility whilst achieving the goal of low carbon living’. The PPS identifies a range of 
standards around designing to support sustainable travel, travel planning and travel 
choice, modal shift targets, ensuring key connections do not become congested from 
the development and ultra-low emission vehicles. The PPS seeks homes within 10 
mins walk of frequent public transport and local services. The PPS recognises the 
need for travel planning to achieve the ambitious target of showing how the town’s 
design will enable at least 50 per cent of trips originating in the development to be 
made by non-car means, with the potential for this to increase over time to at least 60 
per cent. 

 
5.75 

 
The NPPF has a core principle that planning should; ‘actively manage patterns of 
growth to make the fullest possible use of public transport, walking and cycling, and 
focus significant development in locations which are or can be made sustainable;’ 
The NPPF also advises that the transport system needs to be balanced in favour of 
sustainable transport giving people a real choice about how they travel (para 29). It is 
advised that encouragement should be given to solutions that support reductions in 
greenhouse gas emissions and reduce congestion (para 30). Transport assessments 
are required (para 32). The ability to balance uses and as part of large scale 
development have mixed use that limits the need to travel is also identified (para 37 & 
38).  The PPS advises that account should be taken of improvements that can be 
undertaken within the transport network that cost effectively limit the significant 



impacts of the development and that development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development 
are severe (para 32). 

 
5.76 

 
The Adopted Cherwell Local Plan policy SLE4 requires all development to ‘facilitate 
the use of sustainable transport, make fullest use of public transport, walking and 
cycling’. Encouragement is given to solutions which support reductions in greenhouse 
gas emissions and reduce congestion. New development is required to mitigate off 
site transport impacts. Policy Bicester 1 relates to the NW Bicester site and requires 
proposals to include appropriate crossings of the railway line, changes and 
improvements to Howes Lane and Lords Lane, integration and connectivity between 
new and existing communities, maximise walkable neighbourhoods, provide a legible 
hierarchy of routes, have a layout that encourages modal shift, infrastructure to 
support sustainable modes, accessibility to public transport, provide contributions to 
improvements to the surrounding road networks, provision of a transport assessment 
and measures to prevent vehicular traffic adversely affecting surrounding 
communities. 

 
5.77 

 
The Interim Draft SPD includes 'Development Principle 6 - Transport, Movement and 
Access'. This principle requires movement to be addressed within planning 
applications with priority to be given to walking and cycling through improvements to 
infrastructure and ensuring that all new properties sit within a reasonable distance 
from services and facilities, the need to prioritise bus links and with other highway 
and transport improvements to the strategic road network. 
 
'Development Principle 6A - Sustainable Transport - Modal Share and Containment', 
seeks to achieve the overall aim that not less than 50% of trips originating in eco 
towns should be made by non car means. This supports providing attractive routes 
and connections through the development, providing connections to on and off site 
destinations including schools and local facilities, enhanced walking routes, the 
provision of primary vehicular routes but which do not dominate the layout or design 
of the area, the provision of bus infrastructure, the use of car sharing and car clubs 
and with parking requirements sensitively addressed.  The SPD also advises 
applications should demonstrate how these matters can be provided for as well as 
include travel plans to demonstrate how the design will enable at least 50% of trips 
originating in the development to be made by non car means. 
 
Development Principle 6B – Electric and low emission vehicles requires proposals to 
make provision for electric and low emission vehicles through infrastructure and 
support in travel plans. 
 
Development Principle 6C – Proposed Highways infrastructure – strategic link road 
and proposed highway realignments considers the benefits of realigning Bucknell 
Road and Howes Lane to provide strategic highway improvements, whilst creating a 
well-designed route that will accommodate the volumes of traffic whilst providing an 
environment that is safe and attractive to pedestrians, cyclists and users of the 
services and facilities used. 
 
Development Principle 6D – Public Transport requires public transport routes to be 
provided that include rapid and regular bus services, with street and place designs to 
give pedestrians and cyclists priority as well as bus priority over other road vehicles. 
The location of the internal bus stops should be within 400m of homes and located in 
local centres where possible. Bus stops should be designed to provide Real Time 
Information infrastructure, shelters and cycle parking. 

 
5.78 

 
Application  
The application is in outline and all matters except access are reserved.  The 
application includes details of access from Middleton Stoney Road, to serve the 



larger employment parcel, and from the existing Howes Lane a temporary link to 
serve the smaller employment parcel and the residential parcel. The planning 
statement accompanying the application at 4.40 makes it clear the access from the 
existing Howes Lane ‘will only occur until the Realigned Howes Lane is constructed 
as part of the wider eco town. At this point it will be closed off in accordance with 
details to be agreed.’ The highway infrastructure plan also shows a footpath 
connection along the Howes Lane verge to connect to Wansbeck Drive along the 
existing path south of Howes Lane and a footway link, which would in due course run 
along the route of the realigned Howes Lane, to meet Middleton Stoney Road.  
 
The application masterplan, in addition to the proposed access arrangements, shows 
the line of the proposed realignment of Howes Lane and the sustainable modes link 
to the land to the west which is the subject of the application 14/02121/OUT.  The 
land shown for the realignment of Howes Lane is consistent with application 
14/01968/F for the realignment of the road.  
 
Within the application site part of the realigned Howes Lane and sustainable modes 
link to the west are to be provided to allow the access to the small business area and 
the proposed residential development. There is no vehicular access proposed 
between the large employment parcel and Howes Lane, all access by vehicles to this 
parcel would be from Middleton Stoney Road.  

 
5.79 

 
Transport Assessment  
The application is accompanied by a transport assessment that identifies the impact 
of traffic from the development and a draft travel plan. The Transport Assessment 
concludes; 
‘9.5 The base traffic assessment demonstrates no potential capacity issues in 2019, 
assuming this to be prior to wider NWB Masterplan highway infrastructure 
improvements, with the exception of the Howes Lane/Bucknell Road junction to the 
north of the site prior to the NWB wider highway infrastructure measures.’  
‘9.6 An assessment of the local network in 2031 shows that the development can be 
suitably accessed and can be accommodated on the immediate road network. The 
wider network will be improved as a result of the NWB proposals. 
The impact of the proposal on Howes Lane and the wider network are considered 
further below.  

 
5.80 
 
 
 
 
 
 
 
 
 
5.81 

 
Walking and Cycling 
Layout 
The NW Bicester Masterplan has been developed to promote sustainable travel 
whilst also making provision for vehicular traffic so people have a choice in the way 
they travel. This application is consistent with the masterplan once the realigned 
Howes Lane is provided.  In advance of that, the footpath connections are proposed 
to support sustainable travel.  The NW Bicester Masterplan also includes local 
facilities such as shops that will provide for the needs of residents and employees on 
the development reducing the need to travel beyond the site.  
 
This application does not include the provision of facilities which the NW Bicester 
masterplan shows provided elsewhere on the NW masterplan site. The nearest 
facilities would be located immediately to the North of the current application site in 
the local centre that is part of application 14/01641/OUT, which is subject of a 
resolution to grant planning permission subject to the completion of legal agreements.   
The current application includes proposals to facilitate a pedestrian connection 
through to Wansbeck Drive to enable access to existing facilities in the town. The 
nearest existing local centre is situated on Shakespeare Drive just over 510m from 
the site boundary and the nearest primary school is approximately 800m from the 
crossing proposed on Howes Lane. The Eco Towns PPS suggests homes should be 
within 10 minutes walk of facilities and a maximum walking distance of 800m from a 
primary school to support sustainable travel.  In the long term as the masterplan 



builds out homes will have convenient access on foot to new facilities including 
primary schools. If the current application proposals were built out prior to facilities 
within the wider NW Bicester development being provided they would have access to 
existing facilities within walking distance, all be it that the access through the existing 
residential area is not obvious and the nearest primary school would be just beyond 
800m from the majority of the residential site. If this interim arrangement did come 
about improvement of the existing access routes to facilities, including signage, and 
the promotion of sustainable travel would be necessary to encourage the use of 
sustainable modes and support the delivery of modal shift required to meet the PPS 
standards.   

 
5.82 
 
 
 
 
 
 
 
5.83 
 
 
 
 
 
 
5.84 

 
Wider Walking & Cycling Network 
Off site walking and cycling links have been identified as potential off road cycling 
provision and traffic calming along Shakespeare Drive, the improvement of the route 
from Bucknell Road to Queens Avenue and the provision of off road cyclepath along 
Middleton Stoney Road. All three applications south of the railway line are being 
asked to make a proportionate contribution to these provisions. Contributions have 
also been sought to the improvement of the bridleway where it runs beyond the site. 
 
The pedestrian cycle link under the railway at NW, west of the Howes Lane realigned 
vehicle tunnel is excluded from the current applications with the Council but is 
included in the NW Bicester Masterplan.  It has been proposed to require its provision 
through the use of Grampian conditions to restrict the extent of development until the 
tunnel is in place on application 14/01384/OUT and contributions to the cost secured 
from other applications.  
 
The application would provide good walking and cycling provision both within the site 
and connecting to the existing town and its facilities when adjacent parcels of land are 
developed. If the site were to be developed in advance of adjacent parcels walking 
and cycling to local facilities would still be possible, all be it that it would not be as 
attractive or accessible as the proposed local centre and schools to the north of this 
application site.  

 
5.85 

 
Public Transport 
To provide a choice in ways to travel attractive public transport is necessary. The NW 
Bicester masterplan included proposals for bus services to be provided through the 
site in two loops, to the North and the south of the railway line, to provide a regular 
service to the town centre and stations. This would provide for the majority of 
properties to be located within 400m of the bus route.  To implement this service the 
parcels of land to the west and north (14/02121/OUT and 14/01641/OUT) would need 
to be developed. 

 
5.86 

 
The application proposal is accompanied by a Public Transport Note that sets out 
how the current application could be served by public transport in isolation from the 
wider development. This highlights that existing bus services in the area are 21, 25 
and 25A and bus stops are located on Wansbeck Drive and Shakespeare Drive to the 
east of the site. Service 25/25A runs between Upper Heyford, Bicester and Oxford 
and, at the time of the note, was being retendered by OCC. The service is funded 
through S106 contributions and is proposed to be increased to 2 departures an hour 
in peak periods prior to 423 units being occupied at Heyford Park.  It is not currently 
clear the standard of service that will be delivered going forward. New bus stops are 
proposed on Middleton Stoney Road adjacent to the proposed access to the large 
employment parcel to enable this service to be accessed from the application site.  

 
5.87 

 
The note also advises discussions have been undertaken with Grayline Coaches with 
regards to the improvement of the existing 21 service and this has indicated that 
providing additional early morning and late evening and Sunday services would be 
acceptable subject to a business case.  The current service is generally half hourly. 



Access to the route along Wansbeck Drive is more than 400m from the residential 
development and therefore does not provide the level of accessibility to public 
transport that the proposed NW service would in terms of proximity or frequency.  
However should the current application site progress prior to adjoining parcels 
measures could be put in place to improve the service to provide access to public 
transport from the site. A less accessible bus service early in the development is likely 
to make it harder to deliver the targets for modal shift and therefore measures to 
support sustainable travel such as the provision for real time public transport 
information to each home and business, as supported by the Eco Towns PPS, and 
active travel planning will be particularly important in these circumstances and the 
provision of bus services and these measures would need to be secured through 
planning conditions and legal agreement.  

 
5.88 

 
Rail 
Bicester is well served by rail and with the improvements to services to Oxford and 
the proposals to extend services eastwards, make this is an attractive mode of travel 
and makes the town an attractive location to live and work. The off site improvements 
for walking and cycling and bus service provision will support the links to the stations 
in the town via the town centre. 

 
5.89 

 
Vehicle Movements 
A transport assessment (TA) has been submitted and the scope of the assessment 
was agreed with the highway authority, OCC.  The assessment is of the traffic impact 
on the site accesses and local junctions for the future year 2019.  To provide 
consistency the Eco Town traffic data has been utilised from Hyder consulting who 
have undertaken the transport assessment work for the wider NW Bicester site. This 
work also looks at the impact in 2031 with and without the development at NW 
Bicester.  
 
The transport modelling for the NW Masterplan identified a number of areas where 
highway mitigation is required.  The areas of mitigation agreed with OCC are 
summarised below; 

 the realignment of Howes Lane and new crossing under the railway. 

 Improvement of the Vendee Drive/Middleton Stoney Road/Howes Lane 
roundabout 

 Improvement of the Banbury Road/Lords Lane roundabout 

 B4100 access  improvements  

 Village traffic calming  

 Walking and cycling improvements  

These improvements are necessary to enable development of the NW Bicester 
masterplan site and are being secured through the legal agreements relating to the 
applications on the site.   
OCC as Highway Authority have commented on the current application raising a 
number of detailed comments and in particular have advised that the realignment of 
Howes Lane and new crossing under the railway are required early in the 
development of the NW masterplan site and that the current application should 
contribute to these.  

 
5.90 

 
Howes Lane/ Bucknell Road 
For a number of years it has been recognised that there is a need to improve the 
junction of Howes Lane and Bucknell Road where it passes under the railway and 
improve Howes Lane. The planned growth around Bicester, including the NW 
development, require these improvements. An interim scheme has been undertaken, 



secured through the Exemplar development at NW Bicester, but major change is 
required to accommodate the growth now planned for the town. The rail line at the 
junction runs on an embankment at an angle to the road and to improve the junction a 
new bridge is required and this requires third party land. It is proposed to address this 
constraint by relocating the junction to the west, beyond the Avonbury Business Park 
and Thames Valley Police premises.  This enables a straight crossing under the rail 
line and an improved junction to the north. Linked to this improvement the 
realignment of the existing Howes Lane, from the Middleton Stoney Road roundabout 
to the new underpass is proposed as part of the A2D Masterplan and the whole of the 
proposed road and the rail crossing are the subject of a separate full planning 
application (14/01698/F). The full application for the road is awaiting amended plans 
to address a number of detailed comments that have been made. Outline applications 
14/01384/OUT and 14/01641/OUT, (which have resolutions to grant permission) 
include sections of the realigned road and relate to land either side of the proposed 
tunnel. The realignment of Howes Lane is sought to address the impact of the 
existing road on the existing houses and to improve its design and capacity and 
enable the provision of footpaths and cyclepaths, sustainable drainage, avenue 
planting, crossings and improved urban design.  

 
5.91 

 
Given the constraints of the existing junction OCC have advised that there is a 
limitation on the number of additional traffic movements through the junction before it 
fails to function adequately. This has been equated to 507 dwellings (900 in total 
including the 393 dwellings already permitted on the exemplar site) and 40% of the 
proposed employment on the NW Bicester site.  This capacity was identified through 
work undertaken by Hyder consulting in relation to application 14/01384/OUT.  

 
5.92 

 
The applicant’s highway consultant has identified that the traffic equivalent from 40% 
of the employment of NWB is implicit within the 900 dwelling threshold and this has 
been accepted by OCC as Highway Authority.  Furthermore it is stated that ‘the 
allowance for employment traffic in the Memo significantly over-estimated the traffic 
levels from the Albion Land site.’  As the Hyder memo identifying capacity did not go 
on to deal with the distribution of the 900 dwellings the applicant’s transport 
consultant states that ‘It is therefore appropriate for 40% of the Albion Land 
residential proposals to form part of the originally envisaged threshold total – 60 
dwellings.’ OCC’s response to these submissions is awaited.  

 
5.93 
 

 
The applicant’s have provided additional information to support the application that in 
summary also suggests that the traffic from the level of development is based on 
assumptions on the rate of delivery and this rate is now varying with no new 
employment land being delivered between 2011 -15 and therefore the modelling over 
states traffic levels and is pessimistic in terms of the impact on the Howes 
Lane/Bucknell Road junction. It is suggested that the whole of the current application 
development could therefore be accommodated prior to the new tunnel being 
provided. Using the previous modelling approach this would increase cues at the 
junction from 28 vehicles on Howes Lane and 8 vehicles on Bucknell Road in the PM 
peak to 48 vehicles and 10 vehicles respectively.  OCC  have advised; 
‘additional traffic beyond that in the 2024 ‘900 homes’ scenario (which I agree 
assumes 40% of the employment generation across the NWB site), would present a 
severe impact in terms of delay to traffic, and could present a severe impact in terms 
of compounding congestion by blocking the Shakespeare Drive junction’ 
The implication of this is that to build out the whole of the current application the 
tunnel would need to be in place.  

 
5.94 

 
The applicant has subsequently proposed that 75% of the commercial land and the 
housing in the application could be provided prior to the tunnel. This based on 60 
dwellings being the pro rata amount for the site and the level of traffic movements 
from 75% of the commercial site which would only result in 11 additional traffic 
movements. It is suggested that if OCC do not consider that these trips could be 



accommodated that A2D should be allowed less dwellings prior to the tunnel being 
provided.  

 
5.95 

 
A further transport note sets out the impact of the additional development on 
predicted cue lengths. The cue on Howes Lane increases from 28 vehicles to 34 and 
this takes the time from 421 to 441 which the applicants do not consider is severe, 
their do they consider that the cue will interfere with the Shakespeare Drive junction.  
On Bucknell Road they suggest the cue will increase from 7.6 vehicles to 8.3 and that 
the roundabout will not be obstructed.  This note suggests that development should 
be allowed as the original modelling allowed for development (900 residential units 
and 40% of the employment) and in terms of the current proposals the employment 
use would generate less trips and these could in effect be used by additional 
residential development thereby resulting in no overall increase in trips through the 
junction.  The views of the highway authority are awaited. 

 
5.96 

 
However this reasoning assumes that the capacity through the junction that has been 
identified should be spread pro rata between A2Dominion and Albion but this 
overlooks the issue of the need to deliver the tunnel and how junction capacity could 
contribute to that and other applications on the site.  

 
5.97 

 
In considering the applications 14/01384/OUT and 14/01641/OUT, submitted by 
A2Dominion, it was clear from the highway advice that the proposed tunnel under the 
railway would be needed before either application could be built out. In considering 
how the limited capacity should be allocated between all the current applications on 
the NW Bicester site consideration was given to; 
 

a) how could the capacity be used to support the delivery of the necessary 
tunnel, and  

b) how could a small amount of development be achieved whilst still meet the 
policy requirements 

c) is the development deliverable 
 
 A2Dominion have sought funding through the Homes and Community Agency (HCA) 
to deliver the realigned Howes Lane and the tunnel under the railway. The HCA have 
confirmed they are willing to support the scheme. The funding would be in the form of 
a loan and A2D would look to share the cost of the provision across all the NW 
development based on the amount of residential land in each holding.  A2Dominion 
have therefore identified a route by which the tunnel and realigned Howes Lane could 
be delivered early in the development and all landowners would contribute to the cost 
as their land came forward for development.   A collaboration agreement has been 
drafted between A2Dominion and the applicant, Albion Land to cover this.    

 
5.98 

 
The provision of the tunnel requires technical approval of the proposals by Network 
Rail, this is known as the GRIP process.  This is a staged process through which 
consent can be achieved for works that affect the railway. A2Dominion have agreed 
to fund the technical work to progress the GRIP process, to secure technical approval 
of the tunnel subject to receiving a planning permission that would enable them to 
construct the 507 dwellings whilst the GRIP process was underway.  

 
5.99 

 
In addition to the technical approval, Network Rail are also seeking a shared value 
(ransom) to allow the works to take place. Discussions with Network Rail are on going 
and being progressed as quickly as possible and there is reasonable grounds for 
believing this matter will be resolved within a reasonable timescale.   

 
5.100 

 
The A2Dominion applications include land adjacent to the exemplar development, 
which is currently under construction, which includes a primary school, local centre, 
community hall, business centre and energy centre. Development of homes adjacent 
to the Exemplar will enable residents to have access to facilities such as shops and 



primary school as well as support bus service provision and the energy centre that 
has been provided to enable zero carbon development to be achieved.  It is proposed 
to limit early development to the location adjacent to the exemplar to ensure that 
isolated development without facilities does not occur and that the development can 
achieve Eco Town PPS standards.  

 
5.101 

 
A2Dominion have an agreement in place to acquire the land adjacent to the Exemplar 
and could deliver the housing on it taking advantage of some the investment that they 
have already made in the Exemplar development.  

 
5.102 

 
To date no other applicant at NW Bicester has provided details of how they could 
deliver the rail tunnel that is needed. It is therefore proposed to enable A2D to 
develop up to 507 dwellings adjacent to the Exemplar development prior to the 
tunnel, provided that they also pursue the GRIP process during the build out of the 
dwellings. Base of the highway authority’s current advice no further dwellings could 
be built until the tunnel was provided. This is being secured through the legal 
agreement related to the application.  

 
5.103 

 
As set out above the modelling also assumed some employment development would 
take place prior to the tunnel being in place. The discussions with A2Dominion have 
focused on the residential capacity and the area of the site adjacent to the exemplar 
does not include any additional employment development.  It is therefore necessary 
to also consider how this capacity should be dealt with on the site. In a similar 
approach to that relating to the residential capacity the following have been 
considered; 

a) how could the capacity be used to support the delivery of the necessary 
tunnel, and  

b) how could a small amount of development be achieved whilst still meet the 
policy requirements 

c) is the development deliverable 
 
5.104 

 
Both the applicant for this application and application 14/02121/OUT have sought to 
make the case that their developments should be allowed prior to the tunnel being in 
place. However to date OCC as the highway authority have not supported this.  

 
5.105 

 
In considering the current proposals the applicant’s agent draws attention to; 
‘that it is a fundamental objective of your Authority detailed through the recently 
adopted Cherwell part one local plan to deliver a significant number of jobs at this 
site- and for these jobs to be made available early in the development – as well as a 
significant road infrastructure that is essential to the comprehensive and well planned 
delivery of North West Bicester.’ 
 
‘Albion Land have, as encouraged by CDC and OCC, actively participated with 
A2Dominion in the preparation of the site wide Master Plan. They have collaborated 
on the preparation and are continuing to collaborate on Section 106 developer 
contributions and the implementation of infrastructure works that will benefit and 
enable delivery to not only their application site but to the wider needs of the Master 
Plan. 
 
In doing so the applicant will be setting aside a substantial area of land for the 
provision of infrastructure benefitting the wider Master Plan. It will also be 
implementing direct infrastructure works benefitting the wider Master Plan. The 
application site will also be making a financial contribution to the wider infrastructure 
costs being incurred by A2Dominion in securing the strategic highway access and 
realignment of Howes Lane. These are to be secured through a formal ‘Collaboration 
Agreement’ to be entered into by the applicant and A2Dominion’.  
 
The application enables the realignment of Howes lane through the site and as such 



facilitates the strategic objective of securing the realignment. It also has been made 
clear it would make a contribution to the costs to facilitate the infrastructure works 
including the tunnel.  

 
5.106 

 
The facilities necessary to support commercial development are more limited than 
those required for residential development, for instance education provision is not 
required.  However provision for sustainable transport is necessary and facilities for 
employees desirable particularly to reduce the need to travel by private car. As set 
out above the sites location adjacent to the existing built up area of Bicester and the 
existing facilities does mean that development on the site early in the build out of the 
NW site would enable access to existing local centres on foot all be it that provision 
planned on site would be more accessible.  

 
5.107 
 

 
Based on the above considerations the planning judgement of officers is that there is 
a good case for enabling the employment capacity to be used by the applicant 
subject to partial development of their proposal being deliverable prior to the tunnel 
and realigned road being in place and the application securing the realigned Howes 
Lane and contributions to the tunnel.   

 
5.108 

 
The applicant’s agent in their letter of 23rd September 2015 states that; 
‘A critical component is the commercial necessity for the residential component of the 
scheme (up to 150 units) coming forward early and without being unduly fettered as 
the housing is needed to act as an essential funding element of the collaboration 
infrastructure and the employment zone. Put simply, due to its importance as a 
funding mechanism the housing element cannot be separated from the two 
employment zones as it is fundamentally linked.’   
 
In an e-mail of the 12th January the following further information is provided; 
The residential land identified in Albion Land’s application area is necessary to 
facilitate the delivery of infrastructure much of which is necessary to deliver elements 
of the wider Eco-Town such as roads and drainage. It is also necessary to bring 
forward the essential infrastructure and utilities which have to be in place from day 
one for the site to accommodate any development whatsoever. This is because 
utilities cannot easily or viably be constructed through phasing.  
 
The types of infrastructure and utilities which are necessary include the following: 
 
•         Gas 
•         Water 
•         Foul Drainage 
•         Electricity 
•         Broadband and telephone 
•         Surface water drainage and SuDs 
•         Roads 
•         Footpaths and Cycle infrastructure 
•         Bus stops 
•         Street lighting 
•         Strategic landscaping 
 
Any developer will need to make connections to the utilities and provide the 
infrastructure necessary to open up the site and it will be essential to future proof the 
infrastructure and utilities to be capable of serving the full development as it will cost 
far more to phase it as well as cause severe disruption to the locality as a result of 
digging up roads etc. The site has no existing utilities and therefore making 
connections for the aforementioned essential utilities will require a significant 
investment on day one. To this effect Albion Land requires the housing element of 
their scheme to come forward at the same time as the employment to act as a 
funding mechanism. The intention is to sell the residential allocation with an outline 



planning permission to a housing developer and use the freed up capital to act as a 
catalyst for the employment; infrastructure and utilities connections. 

 
5.109 

 
The linkage between the employment land and the residential needs to be explored 
further if it is necessary to limit the extent of development on the site. If it is not 
possible to separate the employment from the residential, and OCC have already 
advised that the whole scheme cannot be acceptably accommodated prior to the 
tunnel being in place there would appear little benefit in allocating the capacity to the 
application as it would not be implemented.  It is hoped through further discussion 
with the applicant that it would be possible for them to deliver part of the proposed 
employment land early as set out above.  

 
5.110 

 
It is proposed that legal agreements and/or a Grampian condition are used to prevent 
development until the tunnel is available for use.   
 
The National Planning Practice Guidance advices; 
‘Conditions requiring works on land that is not controlled by the applicant, or that 
requires the consent or authorisation of another person or body often fail the tests of 
reasonableness and enforceability. It may be possible to achieve a similar result 
using a condition worded in a negative form (a Grampian condition) – i.e. prohibiting 
development authorised by the planning permission or other aspects linked to the 
planning permission (e.g. occupation of premises) until a specified action has been 
taken (such as the provision of supporting infrastructure). Such conditions should not 
be used where there are no prospects at all of the action in question being performed 
within the time-limit imposed by the permission.’ In this case Network Rail have raised 
no technical objection to the proposed work and negotiations are underway. The 
provision of funding for the works from the HCA is available and therefore it is 
considered reasonable to use a Grampian condition in these circumstances. 

 
5.111 

 
To complete the Howes Lane realignment land contained within this application is 
required. The proposals in this application safeguard the route of the proposed 
realigned road and collaboration agreements between the applicants and 
A2Dominion have been agreed to allow the delivery of the realigned Howes Lane.  In 
this regard the application supports the delivery of this key infrastructure.  

 
5.112 

 
There have been concerns expressed regarding the Howes Lane realignment, as well 
as support for moving traffic away from existing residential properties affected traffic 
on the existing road. The primary concern raised is whether the proposed realigned 
road will adequately function as a perimeter road to the town.  The design of the 
realigned road has been the subject of extensive discussion with Highway Officers 
who have not raised objections.  Whilst these concerns are recognised it is 
considered that the realignment of the road offers significant advantages. Many of the 
representations on this application raise concerns about traffic, particularly in relation 
to commercial uses. Although the highway authority has not raised objection to the 
temporary access to the small commercial site and the housing on Howes Lane there 
is clear benefit for the residents in the existing dwellings in moving these and the 
existing movements a long Howes Lane further from the rear of residential properties.   

 
5.113 

 
The existing Howes Lane has no footpaths or cyclepaths and runs immediately at the 
rear of properties. As the town grows improvement to the route and access from it is 
required. The relocation of the route provides the opportunity to remove traffic 
impacts from existing dwellings and design a route that has really good provision for 
pedestrians and cyclists, accommodates sustainable drainage, allows for landscaping 
and access as well as accommodating the vehicular traffic. It is officers view that it 
provides a better solution for the long term growth of the town than improvements to 
the existing Howes Lane. 

 
5.114 

 
Considerable local concern has been raised about the potential traffic attracted to 



commercial uses on the site particularly with regard to noise, lighting, vibration.  The 
large employment site is to be accessed from Middleton Stoney Road and a routing 
agreement would be required to control the route of HGV traffic to the site. The 
location of the access to this part of the development would avoid the need for all the 
traffic movements on Howes Lane.  The smaller commercial site and proposed 
housing are proposed to be accessed from the existing Howes Lane in advance of 
the realignment of the road. The ability to develop in advance of the tunnel under the 
railway is subject to the Howes Lane/ Bucknell Road junction capacity, but if it were to 
be possible the commercial units accessed are small and residential development is 
unlikely to attract regular HGV movements. OCC have not raised an objection in 
principle to either proposed junction and technical consultees have not raised 
objections on the grounds of noise or environmental nuisance subject to conditions.  

 
5.115 

 
Travel Plans 
The PPS has an ambitious target to secure modal shift and the NPPF and Local Plan 
promote sustainable travel. The application is supported by a draft travel plan which 
states that ‘this travel plan document focuses on the employment element of the 
planning application and set out the context for the preparation of individual travel 
plans by the occupiers of each unit on the site. The level of detail to be provided and 
objectives to be met by the occupier/occupiers, which will vary depending on a 
number of factors, such as the number of employees.  Measures for the residential 
element are included within the framework travel plan.’ 

 
5.116 

 
The draft travel plan is disappointing in that it does not identify the targets for modal 
shift identified in the Cherwell Local Plan para C.39 which sets out the target of at 
least 50% of trips originating from the site to be by means other than the private car.  
The framework travel plan suggests the targets should be set for individual occupied 
units. Whilst each occupier will be different and the detailed travel plans will need to 
reflect this, the ambition for the site should be clearly identified and measures to 
support the achievement of it. 

 
5.117 

 
The framework travel plan proposes that a Travel Plan coordinator is appointed by 
each occupier who would be responsible for the implementation of the plan through 
marketing of it, statement of support by senior management, issuing of information 
packs, site specific incentives, yearly monitoring and reporting to OCC. For residential 
occupiers the measures identified include providing a welcome pack for residents, 
ensuring that sustainable travel is actively marketed, travel surveys and disseminating 
results and annual update of travel information.  

 
5.118 

 
The targets for modal shift on the site are ambitious and as such will require active 
measures to support the modal shift. The framework travel plan represents a 
‘business as normal’ approach and as such it is unclear that it will deliver significant 
modal shift. This is in contrast to other applications where a greater level of 
commitment and innovation has been identified such as the provision of car clubs and 
promotion of electric vehicles.  If Members consider this application acceptable it is 
proposed to seek greater detail in the framework travel plan though the S106 
agreement.  

 
5.119 

 
Conclusion  
The impacts of development at NW Bicester across the masterplan site have been 
modelled in combination with other development in the town to identify the transport 
mitigation required. Each application at NW Bicester is expected to make appropriate 
contributions to the provision of the necessary improvements.  The primary constraint 
identified in relation to the current application is the junction at Howes Lane/Bucknell 
Road.  

 
5.120 

 
The resolution of the capacity issues is the construction of a new tunnel under the 
railway which forms part of the master plan for the development but is outside the 



current application site. A2Dominion as applicants for 3500 dwellings have identified 
a route to deliver the tunnel and OCCs advice is that a maximum of 507 dwellings 
and 40% of the employment should be delivered. This is being explored further and 
an update will be provided at the meeting.   

 
5.121 

 
This application, if permitted, facilitates the realignment of Howes Lane, part of which 
runs through the site. This realignment is a positive benefit of the scheme both in 
terms of making provision for vehicular traffic, pedestrians and cyclists but also for the 
existing residents living close to the existing road.  

 
5.122 

 
The achievement of modal shift is a key ambition for the site. The application 
proposals are situated on the edge of the existing town and therefore if delivered 
early they could take advantage of access to existing local facilities, all be it that 
these are less conveniently situated than the proposed new facilities at NW Bicester 
which would be provided by other developers as they built out.  It is also indicated 
that existing bus services could be enhanced to serve the site. This and securing the 
routes planned for the site and active promotion of sustainable travel will be key to 
achieving the reduction in travel from the site by private car.  

 
5.123 

 
Healthy Lifestyles 
The Eco Town PPS identifies the importance of the built and natural environment in 
improving health and advises that eco towns should be designed to support healthy 
and sustainable environments enabling residents to make healthy choices. The NPPF 
also identifies the importance of the planning system in creating healthy, inclusive 
communities. The ACLP identifies the need for a 7 GP surgery which is supported by 
information provided by NHS England. 

 
5.124 

 
The Interim Draft SPD includes ‘Development Principle 7 – Healthy Lifestyles’, which 
requires health and well being to be considered in the design of proposals. Facilities 
should be provided which contribute to the well being, enjoyment and health of 
people, the design of the development should be considered as to how it will deliver 
healthy neighbourhoods and promote healthy lifestyles through active travel and 
sustainability. The green spaces should provide the opportunity for healthy lifestyles 
including attractive areas for sport and recreation as well as local food production. 

 
5.125 

 
The overall site would include a generous provision of open space and in addition, 
facilities on the wider site include a county park, a community farm and allotments. 
The application site provides open space as well as walking and cycling routes and 
play space providing opportunities for residents and to encourage healthy and active 
lifestyle choices. The site does not provide infrastructure on the site itself but it is 
adjacent to a local centre just to the north (part of application 14/01641/OUT 
submitted by A2 Dominion), which includes the secondary school, a primary school, 
mixed uses including retail, leisure, business and community and a GP practice. 
Contributions towards these off site infrastructure matters are sought. The application 
would therefore contribute to supporting local facilities and these would be accessible 
by sustainable modes of transport including walking and cycling helping to achieve 
healthy communities. It is considered the proposal would comply with the PPS in this 
regard.  

 
5.126 

 
Local Services 
The PPS identifies the importance of providing services that contribute to the 
wellbeing, enjoyment and health of people and that planning applications should 
contain an appropriate range of facilities including leisure, health and social care, 
education, retail, arts and culture, library services, sport and play, community and 
voluntary sector facilities. The NPPF advises that to deliver social, recreational, 
cultural and services to meet the communities needs that you should plan positively 
to meet needs and have an integrated approach to the location of housing economic 
uses and community facilities and services (para 70). The ACLP Policy Bicester 1 



identifies the following infrastructure needs for the site: education, burial ground, 
green infrastructure, access and movement, community facilities, utilities, waste 
infrastructure and proposals for a local management organisation. BSC 12 seeks 
indoor sport, recreation and community facilities whilst BSC 7 supports the provision 
of schools in sustainable locations and encourages co location. 

 
5.127 

 
The interim draft SPD contains ‘Development Principle 8 – Local Services’. This 
principle requires facilities to meet the needs of local residents with a range of 
services located in accessible locations to homes and employment. 

 
5.128 

 
Considerable work has been undertaken to identify the social and community 
infrastructure required to support the development. This has informed the A2D 
masterplan and the current application. As described above, this site does not directly 
provide infrastructure itself, however given the scale of the residential proposal and 
its proximity to a local centre with service provision and the need to fit in with the 
masterplan approach, this is acceptable. This local centre is accessible and alongside 
other local centres would provide a range of services to support future residents on 
the application site. The applicant would be expected to contribute to these required 
services. Furthermore, the site provides the largest employment provision across the 
site, providing employment opportunities for future residents of the application site 
and the wider eco town. A cultural strategy has also been developed that would seek 
to ensure that culture and the arts are incorporated into development proposals. 
Additionally, some provision is more sensibly made off site such as the expansion of 
the new library in the town centre and the existing sports centre and swimming pool. 
Other provision will be sought on other parts of the NW Bicester site; such as 
provision for extra care, permanent sports pitches and the country park and again, 
appropriate financial contributions would be sought. 

 
5.129 

 
The work done on planning for social and community infrastructure will result in the 
PPS standard being achieved and compliance with the advice in the NPPF and 
ACLP. 

 
5.130 

 
Green Infrastructure 
The PPS requires the provision of forty per cent of the eco-town’s total area should 
be allocated to green space, of which at least half should be public and consist of a 
network of well-managed, high quality green/open spaces which are linked to the 
wider countryside. A range of multi-functional green spaces should be provided and 
particular attention to providing land to allow the local production of food should be 
given.   

 
5.131 

 
The NPPF advises at para 73 that access to high quality spaces and opportunities for 
sport and recreation can make an important contribution to the health and wellbeing 
of communities. It also emphasises that Local Planning Authorities should set out a 
strategic approach in their local plans, planning positively for the creation, protection, 
enhancement and management of networks of biodiversity and green infrastructure 
(para 114). 

 
5.132 

 
Adopted Cherwell Local Plan Policy BSC11 sets out the minimum standards that 
developments are expected to meet and it sets out standards for general green 
space, play space, formal sport and allotments. Furthermore, site specific, Policy 
Bicester 1 requires the provision of 40% of the total gross site area to comprise green 
space, of which at least half will be publicly accessible and consist of a network of 
well-managed, high quality green/ open spaces which are linked to the countryside. It 
specifies that this should include sports pitches, parks and recreation areas, play 
spaces, allotments, the required burial ground and SUDs. 

 
5.133 

 
The Interim Draft SPD includes ‘Development Principle 9 – Green Infrastructure and 
Landscape’. This principle requires green space and green infrastructure to be a 



distinguishing feature of the site making it an attractive place to live. Planning 
applications should demonstrate a range of types of green space that should be 
multi-functional, whilst preserving natural corridors and existing hedgerows as far as 
possible. Furthermore it emphasises that 40% green space should be demonstrated. 

 
5.134 

 
Plans have been submitted with the application to demonstrate the 40% GI 
requirement. There are two plans, one of which shows the proposal with the 
temporary access road and the other shows the proposal with the future realigned 
Howes Lane (separately proposed) in place. In both circumstances, over 40% GI is 
provided (40.1% when the temporary road is in place and 41.3% when the realigned 
Howes Lane is in place). There is however a discrepancy between the calculation 
reached by Officer's based upon whether the existing Howes Lane area outside the 
boundary is included both within the required and actual GI allocation. Where this 
area is not included in either (and it is outside the red line boundary), the calculations 
show that there is 40.2% GI across the site. This is therefore sufficient to meet the 
policy requirements in principle.  

 
5.135 

 
A further discrepancy with the GI calculations as set out relates to the housing area 
as it is specified that this includes 40% GI, however upon reviewing the parameter 
plans, it is clear that there is very little GI provided within the housing area unless the 
applicant has included residential gardens (a point also picked up by the Environment 
Agency). Advice has consistently been provided that residential gardens should not 
count towards the total GI requirements as they are private spaces that there would 
be no control over. This matter has been clarified with the applicant's agent as whilst 
there may be opportunities across the site to increase the GI outside of the residential 
area, it is important that this matter is considered. The applicant’s agent advises that 
the application commits to the provision of 40% Green Infrastructure but that at this 
stage, this is not specifically identified because until a more detailed design stage, it 
is not possible to accurately calculate the precise final land use. It is considered that it 
is possible for additional GI to be provided in the employment area and vice versa to 
deliver an overall 40%. Leaving this matter to a later date is of concern to Officers, 
however it is clear that this percentage can be accommodated and furthermore 
additional design work to agree parameters before reserved matters applications 
would allow this matter to be finalised and controlled through planning conditions.  

 
5.136 

 
The application has also been assessed against ACLP policy BSC11 which is the 
minimum standard that most developments are expected to meet. The policy sets out 
standards for general green space, play space, formal sport and allotments. For this 
application, based on 150 dwellings, this policy seeks around 1.06ha of general 
amenity space, 0.30ha of play space, 0.44ha of outdoor sport provision and 0.14ha 
for allotments. Across the application site, the proposal provides sufficient general 
amenity space and play space to meet the Policy BSC11 requirements. The proposal 
does not show how it would meet the requirements for allotments, however across 
the site there is sufficient green space to accommodate the required level of allotment 
provision. The main areas of amenity space are either side of the proposed realigned 
Howes Lane and will form an attractive landscaped entrance into the development 
which will also include sustainable drainage features to control surface water run off. 
This open space would be open and available for public use and a condition is 
recommended to secure this.  

 
5.137 

 
In respect to outdoor sport, on the advice of the Recreation and Health Improvement 
Manager the A2D masterplan sought a single location for sports pitches to serve the 
site to enable higher standard provision and to facilitate long term management and 
maintenance. In addition, it was desirable for the sports pitches to be located 
adjacent to the secondary school site to facilitate future sharing of facilities. As a 
result the sports pitches are located adjacent to the secondary school site but outside 
the current application site area. The provision of adequate outdoor sport space is 
important and it is proposed that contributions to the long term provision should be 



made. This would be secured through legal agreements.   
 
The layout of the principle areas of green space either side of the realigned road and 
providing screening to the proposed commercial development is consistent with the 
NW Bicester master plan.  

 
5.138 

 
Subject to the clarification of the 40% green space within the residential area, the 
proposal complies with Policy in respect of the extent of GI provision to be no less 
than 40% of the site area and the requirements of Policy BSC11 as far as it is 
reasonable to. The proposal is considered to be acceptable in this regard.  

 
5.139 

 
Landscape and Historic Environment 
The Eco Town PPS advises that planning applications should demonstrate that they 
have adequately considered the implications for the local landscape and historic 
environment to ensure that development compliments and enhances the existing 
landscape character. Measures should be included to conserve heritage assets and 
their settings. The NPPF recognises the intrinsic character and beauty of the 
countryside (para 17). The NPPF advises that where significant development of 
agricultural land is demonstrated to be necessary, local planning authorities should 
seek to use areas of poorer quality land in preference to that of higher quality. 

 
5.140 

 
Adopted Cherwell Local Plan Policy Bicester 1 requires ‘a well-designed approach to 
the urban edge which related development at the periphery to its rural setting’ and 
development that respects the landscape setting and demonstrates enhancement of 
wildlife corridors. A soil management plan may be required and a staged programme 
of archaeological investigation. Policy ESD13 advises that development will be 
expected to respect and enhance the local landscape character, securing appropriate 
mitigation where damage to local landscape character cannot be avoided.   

 
5.141 

 
The Interim Draft SPD contains ‘Development Principle 9A – Tree Planting’, requires 
native trees and shrubs should be planted on the site to reflect the biodiversity 
strategy. Sufficient space should be allocated for tree planting to integrate with the 
street scene and adjacent street furniture, highways infrastructure, buildings and any 
associated services. 
 
‘Development Principle 9B – Development Edges’ seeks to ensure that development 
on the edge of the site is likely to be more informal and rural in character and that this 
will be reflected in the nature of the green spaces to be provided whereas formal 
open spaces and sports pitches will have a different character.  
 
‘Development Principle 9C – Hedgerows and Stream Corridors’ requires applications 
to explain green infrastructure in relation to the way it fits with the housing and 
commercial developments. Hedgerow losses should be minimised and mitigated for 
and hedgerows to be retained should be protected and enhanced with buffer zones 
and additional planting. A minimum 60m corridor to the watercourses should be 
provided to create a strong landscape feature in the scheme and secure the 
opportunity for biodiversity gain. Dark corridors to provide connectivity between 
habitats and ecosystems must be planned and protected.  
 
‘Development Principle 9D – Sports Pitches’, requires that sufficient quantity and 
quality of an convenient access to open space, sport and recreation provision is 
secured through ensuring that proposals for new development contribute to open 
space, outdoor sport and recreation provision commensurate to the need generated 
by the proposals. 

 
5.142 

 
The application is accompanied by an LVIA within the Environmental Statement. The 
assessment finds the site to be within the large scale open farmland landscape type 
in the Cherwell District Landscape Character assessment and has identified the site 



as being located within a restoration landscape. The site also sits within the Wooded 
Estatelands’ Landscape Character Type as set out within the Oxfordshire Wildlife and 
Landscape Study 2004. This character type has the following key characteristics:  


 Rolling topography with localised steep slopes  

 Large blocks of ancient woodland and mixed plantations of variable sizes  

 Large parklands and mansion houses  

 A regularly shaped field pattern dominated by arable fields.  

 Small villages with strong vernacular character 
 
5.143 

 
The LVIA finds that views are restricted to the immediate localised setting of the site 
and adjoining road corridors and these are only available where gaps exist in the field 
boundary structure and where hedgerows have been well maintained. Generally, the 
site is well contained and offers a degree of visual containment from the adjoining 
areas and road corridors. The western built up edge of Bicester is evident in the 
localised views and approach from the west, which has an urbanising influence on 
the site. The conclusions reached are that the significance of impact during the 
construction phases is limited and at completion and year 10, there is a minor 
significance of impact on the wider landscape character as the development is closely 
associated with the urban edge of the town and the significant highway infrastructure 
close to the site. The mitigation planting has some effect by improving the landscape 
features within the character area. Longer distance views would view the 
development in the context of the urban edge although impacts to receptors from 
Howes Lane and Middleton Stoney Road would be higher. It is considered that with 
the implementation of a landscape scheme as mitigation for effects, there would be 
no significant adverse effects on landscape or visual conditions. 

 
5.144 

 
The layout of the site means that the commercial buildings would be set back with 
sufficient space set aside for landscaping both to the Middleton Stoney Road and 
Howes Lane (existing and proposed realigned position) and in respect of the 
residential, a green route would be created along the existing Howes Lane. The 
creation of a gateway landscaped entrance to the site is suggested as well as the use 
of a variety of native species as part of the landscape scheme (albeit this would be 
finalised at the more detailed design stage).  

 
5.145 

 
The applicant advises that the landscaped areas incorporated will act as part of the 
SuDs infrastructure providing features such as ponds, balancing ponds and swales, 
which will be designed to form an intrinsic part of the overall landscape/ design 
approach and a strong visual approach to the site which is prominent from Howes 
Lane and Middleton Stoney Road. They also consider that the landscape proposals 
will complement the built form integrating the proposal into the wider setting within the 
context of the wider urban setting.    

 
5.146 

 
In respect to existing landscape features, the proposal involves the removal of one 
TPO tree that is required for the realigned road. Other trees and hedgerows are 
generally proposed to be retained and would need to be appropriately protected 
including the hedgerow through the centre of the site, which is shown on the 
submission plans as being removed (as discussed with the applicant's agent).  

 
5.147 

 
The Council's Landscape Officer has raised some concerns with the conclusions of 
the LIVA as set out within the responses section particularly with regard to the 
commercial element of the scheme. It is also suggested that a substantial woodland 
structure is required to screen the employment units from the residential receptors 
east of Howes Lane and detailed comments are provided in relation to suggested 
planting, the proximity of development to retained hedgerows and play provision. The 
application is in outline and detailed design will be required for the buildings and also 
the landscaping. Cross sections accompanying the application however show the 
relationship between the maximum building height and potential screening that could 



be provided through landscape planting and the view of officers is that these show 
that the relationship of the site to the surrounding areas is acceptable. As part of the 
detailed design of development on the site high quality frontage to the realigned 
Howes Lane and Middleton Stoney Road will be required and landscape planting will 
need to be designed to complement this albeit Officers consider it would not be 
necessary to fully ‘screen’ the building but rather soften its appearance appropriately. 
These are matters that can be dealt with through reserved matter submissions.  

 
5.148 

 
In respect to archaeology, an archaeological investigation has been undertaken and 
has identified a number of archaeological features. The County Archaeologist has 
raised no objections to the proposal subject to conditions to require further work and 
therefore it is considered that the proposal is acceptable in this regard.  

 
5.149 

 
The ACLP suggests a soil management plan may be required. The Environmental 
Statement considers soils and agricultural land and identifies that the land is 
classified as 3b which does not make it 'best and most versatile'. The ES identifies 
that there is a likelihood that some damage to soil structure may result, but that 
measures will be taken to ensure that soil quality is maintained as far as possible. A 
planning condition is recommended in relation to this matter.  

 
5.150 

 
Environmental Matters 
The proposal has attracted a number of public comments in respect of impacts from 
the commercial operations upon the residential amenity of nearby residential 
properties. The assessment therefore would need to take into account both existing 
and proposed residential properties. The ES has considered various environmental 
matters in detail.  

 
5.151 

 
The NPPF at para 109 identifies one of the roles of the planning system is ‘preventing 
new or existing development from contributing to or being put at unacceptable risk 
from, or being adversely affected by unacceptable levels of soil, air, water or noise 
pollution or land instability. The CLP ENV12 requires adequate measures to deal with 
any contaminated land whilst the NSCLP Policy EN5 advises that regard will be had 
to air quality, Policy EN6 seeks to avoid light pollution whilst Policy EN7 looks to avoid 
sensitive development in locations affected by high levels of road noise and Policy 
EN17 deals with contaminated land. CDC has identified that Kings End/ Queens 
Avenue in Bicester should be declared an Air Quality Management Area. 

 
5.152 

 
With respect to noise and vibration, the ES finds that the noise report submitted 
adequately addresses the issues of noise and this is accepted by the Council's 
Environmental Services Team albeit they suggest that conditions are required in 
order to restrict noise levels from activities on the application site so that they do not 
exceed the target noise criteria, and for mitigation measures to be used to control 
noise from the construction of the development. Noise assessments at the reserved 
matters stage would also be important to relate to individual units to ensure that noise 
and service yard management adhere to best practice to minimise the environmental 
impacts.  

 
5.153 
 
 
 
 
 
 
 
 
 
 

 
In relation to air quality and odours, the ES identifies the likely impacts are to be from 
fugitive dust from construction activities and emissions of nitrogen dioxide and 
particulate matter from increased road traffic associated with the proposed 
development upon nearby sensitive receptors. The assessment found that during the 
construction phase, the risk from construction activities would be high risk in terms of 
dust soiling and low risk in terms of human health. Site specific mitigation measures 
for construction activities are therefore suggested. With regard to the operation 
phase, the long term impacts are considered to be slight adverse to negligible. There 
is considered to be potential for a ‘slight adverse’ impact for annual mean Nitrogen 
Dioxide at the newly declared AQMA, which could potentially interfere with the 
implementation of a local air quality strategy.  



 
5.154 

 
Routing agreements can be used to route HGVs away from the AQMA. The NW 
Bicester site also has ambitious targets for modal shift and the layout of the 
masterplan has sought to facilitate sustainable travel, particularly walking and cycling. 
Sustainable travel has the benefit of having minimal impacts on the environment in 
comparison with car travel and contributions are sought from this site to the 
improvement of walking and cycling routes to the town, thereby reducing reliance on 
the private car, and impact on air quality. 

 
5.155 

 
Lighting has also been considered. The ES considers the potential impact of the 
proposed development from lighting considering lighting for residential roads, car 
parking and service yard areas upon nearby sensitive receptors. In order to assess 
the operation phase, lighting modelling has been undertaken and has used an 
assumed lighting scheme in the absence of a final scheme. Lighting levels were not 
predicted to exceed the guidance with the development in place and the overall 
impact is therefore considered to be negligible on the surrounding area. The 
conclusions overall are accepted, however it is important that any future application 
includes appropriate planning conditions to seek finalised lighting designs that relate 
to finalised layouts for the site. It is considered likely that lighting options would allow 
for a sensitive scheme to be sought. 

 
5.156 

 
With respect to all environmental considerations and those that could cause impacts 
to the amenity of residential properties, it will be necessary to carefully control the 
proposed development with conditions that control outdoor activities and storage, 
noise levels and potentially working hours, albeit the applicant seeks 24 hour 
operations to make the development a viable and marketable proposition. 
Notwithstanding the applicants wish to achieve 24 hour working,  it would be 
reasonable in the view of Officers to restrict working hours for the small employment 
area only whilst the temporary access arrangements are in use and until such time 
that the realigned Howes Lane is in place to reduce the impact upon the existing 
residential properties as far as possible. A condition is suggested in relation to this 
matter. During the construction phase a Construction Environment Management Plan 
will be sought to control working activities to ensure that as far as possible 
environmental considerations are minimised.  

 
5.157 

 
Net Biodiversity Gain 
The Eco Town PPS requires that net gain in local biodiversity and a strategy for 
conserving and enhancing local bio diversity is to accompany applications. The NPPF 
advises the planning system should minimise impacts on bio diversity and providing 
net gains where possible, contribute to the Government’s commitment to prevent the 
overall decline in bio diversity (para 109) and that opportunities to incorporate bio 
diversity in and around developments should be encouraged (para 118). The ACLP 
Policy Bicester 1 identifies the need for sports pitches, parks and recreation areas, 
play spaces, allotments, burial ground and SUDs and for the formation of wildlife 
corridors to achieve net bio diversity gain. Policy ESD10 seeks a net gain in bio 
diversity. 

 
5.158 

 
The Interim Draft SPD includes ‘Development Principle 9E – Biodiversity’, requires 
the preservation and enhancement of habitats and species on site, particularly 
protected spaces and habitats and the creation and management of new habitats to 
achieve an overall net gain in biodiversity. Open space provision requires sensitive 
management to secure recreation and health benefits as well as biodiversity gains. 
Proposals should demonstrate inclusion of biodiversity gains and all applications 
should include a biodiversity strategy. 

 
5.159 

 
Section 40 of the Natural Environment and Rural Communities Act 2006 (NERC 
2006) states that “every public authority must in exercising its functions, must have 
regard … to the purpose of conserving (including restoring / enhancing) biodiversity” 



and; 
 
Local planning authorities must also have regards to the requirements of the EC 
Habitats Directive when determining a planning application where European 
Protected Species (EPS) are affected, as prescribed in Regulation 9(5) of 
Conservation Regulations 2010, which states that “a competent authority, in 
exercising any of their functions, must have regard to the requirements of the 
Habitats Directive so far as they may be affected by the exercise of those functions”. 
 
Articles 12 and 16 of the EC Habitats Directive are aimed at the establishment and 
implementation of a strict protection regime for animal species listed in Annex IV(a) of 
the Habitats Directive within the whole territory of Member States to prohibit the 
deterioration or destruction of their breeding sites or resting places. 
 
Under Regulation 41 of Conservation Regulations 2010 it is a criminal offence to 
damage or destroy a breeding site or resting place, but under Regulation 53 of 
Conservation Regulations 2010, licenses from Natural England for certain purposes 
can be granted to allow otherwise unlawful activities to proceed when offences are 
likely to be committed, but only if 3 strict legal derogation tests are met which include: 
 

1) is the development needed for public health or public safety or other imperative 
reasons of overriding public interest including those of a social or economic 
nature (development). 

2) Is there any satisfactory alternative? 
3) Is there adequate mitigation being provided to maintain the favourable 

conservation status of the population of the species? 
 
Therefore where planning permission is required and protected species are likely to 
be found to be present at the site or surrounding area, Regulation 53 of the 
Conservation of Habitats and Species Regulations 2010 provides that local planning 
authorities must have regard to the requirements of the Habitats Directive so far as 
they may be affected by the exercise of those functions and also the derogation 
requirements (the 3 tests) might be met. Consequently a protected species survey 
must be undertaken and it is for the applicant to demonstrate to the Local planning 
authority that the 3 strict derogation tests can be met prior to the determination of the 
application. Following the consultation with Natural England and the Council’s 
Ecologist advice given (or using their standing advice) must therefore be duly 
considered and recommendations followed, prior to the determination of the 
application. 

 
5.160 

 
The submission has included an ecological survey as part of the submission, which 
concludes that there are no designated nature conservation sites that would be 
directly affected by this proposal and that any such designated sites nearby are 
sufficiently distant to not be affected. The site is currently arable fields, field margins, 
hedgerows, trees, ditches and tall ruderal which have been assessed to be of low/ 
negligible ecological value. The habitats of greatest value, including the hedgerows, 
trees and ditches would largely be retained and protected (the application indicates 
the loss of one TPO tree, required to be removed to accommodate the realigned 
road, the loss of hedgerows to accommodate access points and the loss of a 
hedgerow and trees, including one protected by a TPO through the centre of the site, 
however the loss of this hedgerow has not been justified and has been discussed 
with the applicant’s agent who considers that a condition can be used to secure the 
retention of this hedgerow). In respect to protected species, the assessment 
concludes that there would be limited opportunities for bats, badgers, Great Crested 
Newts, reptiles and common birds and that appropriate measures to safeguard these 
species can be implemented. The Environmental Statement concludes that subject to 
the mitigation identified, ecological destinations, habitats or nature conservation 
interest or any protected species will be significantly harmed by the proposals. It is 



considered that by protecting habitats and protected species sites, section 40 of the 
NERC act and the requirements of the Habitat Directive are satisfied. 

 
5.161 

 
In respect to Great crested newts, there are ponds on the adjacent site, which provide 
habitats for GCN. The Masterplan for the site identifies 50m buffers around the pond 
to the north of the site to protect habitats for Great Crested Newts which is considered 
best practice. The application proposal does not include this buffer and this is justified 
by the current status of the land being arable which offers a negligible opportunity for 
GCN and therefore the applicant’s Consultants on Ecology do not consider there to 
be a need for this buffer zone within the application site. They advise that the field 
margin within the application site adjacent to the pond is to be retained and enhanced 
and that as enhancements are proposed on the Himley Village side of the site, the 
two mitigation strategies are compatible. Whilst the proposals would likely be 
considered legally compliant in terms of their impact upon GCN, there is conflict with 
the masterplan in this respect, particularly as the identified buffer sought to enhance 
the habitat and not simply avoid negative impacts only. Never the less ecological 
consultees have not raised objection to the proposals with regard to GCN, although 
concerns have been raised with regard to the over all achievement of net bio diversity 
gain. With regard to hedgerow buffers to be provided to accord with the North West 
Bicester Masterplan, the applicant’s agent has advised that the proposed layout 
demonstrates that the 10m standard is adhered to and in fact exceeded with 
landscape buffers of between 12 and 32m to retained hedgerows.  

 
5.162 

 
The Masterplan supporting documents identify the impact of the scheme on farmland 
birds, which cannot be mitigated for onsite. As a result it has been accepted that 
these species will need to be mitigated off site. An approach has been agreed that 
would allow either a farm scheme or the funding to be used for the purchase of land 
to secure mitigation for farmland birds. The applicant has agreed to make the relevant 
financial contribution at the appropriate stage subject to the request being 
demonstrated as lawful in line with CIL Regulation 122. Officers therefore intend to 
negotiate this matter through the legal agreement process and this forms part of the 
Heads of Terms being sought and will form part of those negotiations. 

 
5.163 

 
As set out above, Planning Policy seeks to secure a net biodiversity gain and as well 
as habitat retention to achieve net biodiversity gain, habitat creation and 
enhancement is required. In respect of North West Bicester, the use of the Defra 
metric to calculate potential net biodiversity gain has been used. The use of the Defra 
metric has been sought from the applicant and this has been applied. This has 
concluded that the proposals would appear to result in a calculated net loss of -7.44 
units for ‘habitat biodiversity’ and a calculated net gain of +1,319.71 units for the 
‘linear biodiversity’ features of the site. The applicant has sought to justify the score 
for habitat biodiversity which shows an overall loss and emphasises the habitats that 
are being provided which include species rich wildflower grassland, wetland habitat, 
new tree and shrub planting and native woodland as well as features such as bat and 
bird boxes.  

 
5.164 

 
It is accepted that the application is to include biodiversity enhancements which is a 
benefit to the proposal and that there is sufficient opportunity for a net biodiversity 
gain to be achieved on this site. However taking into account concerns raised by 
BBOWT and the Environment Agency with regard to how this proposal achieves a net 
biodiversity gain, it cannot be concluded that the proposal is Policy compliant in this 
respect. Furthermore, it is unclear as to whether the proposals align with the overall 
mitigation and habitat provision identified at the masterplan stage for the whole 
development and whether the net gain that is suggested will be consistent with the 
overall target for the eco town. In addition, the Masterplan submission documents 
suggested the use of brown/ green roofs, however there is no indication that this 
would be incorporated. Notwithstanding this conclusion, Officers are content that the 
site has the ability to contribute to the net biodiversity gain requirements appropriately 



and further information is awaited to demonstrate that this can be achieved. It is 
considered that subject to securing the protection of habitats and the achievement of 
net bio diversity gain through conditions or legal agreements the application 
proposals will achieve a net gain in bio diversity meeting the requirement of the PPS, 
NPPF and ACLP.  

 
5.165 

 
Water 
The Eco Towns PPS states ‘Eco Towns should be ambitious in terms of water 
efficiency across the whole development particularly in areas of water stress. Bicester 
is located in an area of water stress. The PPS requires a water cycle strategy and in 
areas of serious water stress should aspire to water neutrality and the water cycle 
strategy should; 

(a)  the development would be designed and delivered to limit the impact of the 
new development on water use, and any plans for additional measures, e.g. 
within the existing building stock of the wider designated area, that would 
contribute towards water neutrality 

(b)  new homes will be equipped to meet the water consumption requirement of 
Level 5 of the Code for Sustainable Homes; and 

(c)  new non-domestic buildings will be equipped to meet similar high standards 
of water efficiency with respect to their domestic water use. 

 
5.166 

 
The NPPF advises at para 99 that when new development is brought forward in 
areas that are vulnerable care should be taken to ensure risks can be managed 
through suitable adaption measures, including through the planning of green 
infrastructure. The ACLP Policy ESD8 advises ‘Development will only be permitted 
where adequate water resources exist or can be provided without detriment to 
existing uses.’ Policy Bicester 1 requires a water cycle study and Policy ESD 3 
requires new development to meet the water efficiency standard of 110 
litres/person/day. 

 
5.167 

 
The Interim Draft SPD includes ‘Development Principle 10 – Water’. This principle 
requires water neutrality to be achieved which means the total water used after a new 
development is not more than the total water used before the new development. 
Applications should be accompanied by a Water Cycle Strategy that provides a plan 
for the necessary water services infrastructure improvements. This should incorporate 
measures for improving water quality and managing surface water, ground water and 
local watercourses to prevent surface water flooding and incorporate SUDs designed 
to maximise the opportunities for biodiversity. 

 
5.168 

 
The application has not been submitted with a Water Cycle Study, albeit, water 
quality, drainage and flood risk are considered within the Environmental Statement. 
This assessment and no other submission document however commit this proposal to 
delivering the water consumption requirements to meet the former Level 5 of the 
Code for Sustainable Homes and there is no acknowledgement of how the site will 
contribute to the aspiration towards water neutrality or the wider integration of water 
supply and disposal across the entire masterplan site. The proposal does however 
commit to the achievement of BREAAM ‘Very Good’ for the non-residential aspects of 
the scheme, with the potential to achieve ‘Excellent’ once end users are identified in 
the future. The application documents do make reference to the use of low 
consumption water appliances to minimise water use and upon requesting additional 
information, the applicant’s agent has advised that the design of future homes will be 
required to achieve a consumption level of less than 105 litres per person/ per day 
which will assist in achieving water neutrality. A condition requiring the higher building 
regulation standard for water efficiency is proposed. The DAS also advises that the 
overall drainage strategy for the scheme will promote water efficiency and it is 
possible that at a later stage, other features such as rainwater harvesting could be 
included. The use of SUDs across the site would contribute to improving water quality 
whilst managing surface water, ground water and local watercourses to prevent 



flooding. In addition, the ES only focusses on the associated water infrastructure for 
the non-residential part of the scheme and so it is not clear whether there is adequate 
infrastructure available in line with phasing of the development to ensure the 
development is protected. On its own merits therefore, the proposal cannot be 
considered to comply with the PPS and the Draft SPD in respect of water at this 
stage. A planning condition will be required in order to seek additional information 
relating to water.  

 
5.169 

 
Flood Risk 
The Eco towns PPS advises that the construction of eco towns should reduce and 
avoid flood risk wherever practical and that there should be no development in Flood 
Zone 3. The NPPF advises that inappropriate development in areas of flood risk 
should be avoided (para 100) and that development should not increase flood risk 
elsewhere (para 103). The ACLP policy ESD6 identifies that a site specific flood risk 
assessment is required and that this needs to demonstrate that there will be no 
increase in surface water discharge during storm events up to 1 in 100 years with an 
allowance for climate change and that developments will not flood from surface water 
in a design storm event or surface water flooding beyond the 1 in 30 year storm 
event. Policy ESD 7 requires the use of SUDs. 

 
5.170 

 
The Interim Draft SPD includes ‘Development Principle 11 – Flood Risk 
Management’, which requires the impact of development to be minimised by ensuring 
that the surface water drainage arrangements are such that volumes and peak flow 
rates leaving the site post development are no greater than those under existing 
conditions. The aim is to provide a site wide sustainable urban drainage system 
(SUDs) as part of the approach and SUDs should be integrated into the wider 
landscape and ecology strategy. Applications should demonstrate that the proposed 
development will not increase flood risk on and off the site and take into account 
climate change. 

 
5.171 

 
The application is supported by flood risk information, which identifies that the 
majority of the site sits within flood zone 1 (land with less than a 1 in 1000 annual 
probability of flooding). The FRA demonstrates that the risk to flooding on site is 
minimal and a mitigation strategy is proposed incorporating SUDs in order to restrict 
the flows to the ditch alongside Howes Lane to Greenfield run-off rates using onsite 
swales, ponds and retention tanks. Following the receipt of amended information 
which allows for a 30% climate change allowance (as required by the NPPF) and a 
clarification of the soil type used, it has been confirmed that the strategy for drainage 
can continue to be the same form of SUDs and that there is sufficient land to increase 
the size of any feature to cater for any increased water retention that may be needed. 

 
5.172 

 
The Environment Agency raises no objections on the grounds of flood risk. 
Oxfordshire County Council, as Lead Local Flood Authority does however query the 
drainage design, stating that it is unclear what the mode of surface water discharge 
from the site is. Their assumption is that it will be via a piped system with a limited 
rate of discharge via a hydro brake or similar and they query the surface water 
features referred to as swales as the shape and size of these suggest they are more 
like ponds. It is considered that the applicant has demonstrated through the 
information provided that the site is unlikely to be at risk of flooding and that a suitable 
drainage strategy can be achieved. It is therefore considered that with suitable 
conditions to agree a full drainage strategy, the application can be considered to 
comply with the PPS, NPPF and the ACLP with regard to flood risk.  

 
5.173 

 
Waste 
The Eco Towns PPS advises that applications should include a sustainable waste 
and resources plan which should set targets for residual waste, recycling and 
diversion from landfill, how the design achieves the targets, consider locally 
generated waste as a fuel source and ensure during construction no waste is sent to 



landfill. The National Waste Policy identifies a waste hierarchy which goes from the 
prevention of waste at the top of the hierarchy to disposal at the bottom. The National 
Planning Practice Guidance identifies the following responsibilities for Authorities 
which are not the waste authority; 

 promoting sound management of waste from any proposed development, 
such as encouraging on-site management of waste where this is appropriate, 
or including a planning condition to encourage or require the developer to set 
out how waste arising from the development is to be dealt with 

 including a planning condition promoting sustainable design of any proposed 
development through the use of recycled products, recovery of on-site 
material and the provision of facilities for the storage and regular collection of 
waste 

 ensuring that their collections of household and similar waste are organised so 
as to help towards achieving the higher levels of the waste hierarchy 

 
5.174 

 
The Interim Draft SPD includes ‘Development Principle 12 – Waste’, which sets out 
that planning applications should include a sustainable waste and resources plan 
covering both domestic and non-domestic waste and setting targets for residual 
waste, recycling and landfill diversion. The SWRP should also achieve zero waste to 
landfill from construction, demolition and excavation. 

 
5.175 

 
The application does not include a specific waste management plan, however waste 
and recycling are considered within the Environmental Statement. The ES identifies 
that there would be a small adverse impact on the availability of landfill capacity (a 
reduction in the total landfill space available for other wastes) as a result of the 
disposal of non-recyclable waste from the development. A waste strategy has been 
sought, however the applicant suggests that this can be dealt with via a condition to 
require a site waste management plan. The Design and Access Statement also 
considers the materials to be used, such as their ability to be locally sourced, 
reclaimed, recycled and renewable such that this could assist in reducing waste and 
the reduction of landfill materials. The applicant does not commit however to waste 
targets and it is therefore important that a condition is used to require a site waste 
management plan that sets appropriate targets to ensure that the requirements of the 
PPS and the Draft SPD can be achieved.  

 
5.176 

 
Masterplanning 
The Eco Towns PPS sets out that ‘eco-town planning applications should include an 
overall master plan and supporting documents to demonstrate how the eco- town 
standards set out above will be achieved and it is vital to the long term success of eco 
towns that standards are sustained.’ The PPS also advises there should be a 
presumption in favour of the original, first submitted masterplan, and any subsequent 
applications that would materially alter and negatively impact on the integrity of the 
original masterplan should be refused consent. 

 
5.177 

 
The ACLP Policy Bicester 1 states ‘Planning Permission will only be granted for 
development at North West Bicester in accordance with a comprehensive masterplan 
for the whole site area to be approved by the Council as part of a North West Bicester 
Supplementary Planning Document.’ 

 
5.178 

 
A masterplan and supporting documents have been produced by A2Dominion in 
consultation with the Council and other stakeholders. This masterplan has been the 
subject of public consultation. The development at NW Bicester will take place over a 
number of years and as such it was considered important that the key components of 
the masterplan are enshrined in planning policy and therefore the Council has 
produced a draft SPD. The SPD emphasises that in order to ensure a comprehensive 
development, all planning applications will be required to be accordance with the 
framework masterplan for the site. Applications should provide a site specific 
masterplan to show how that site fits with the overarching masterplan and 



demonstrate the vision and principles set out in the site wide masterplan and the 
SPD. 

 
5.179 

 
The NW Bicester site identified in ACLP is large and it is important that development 
is undertaken in such a way as to deliver a comprehensive development. A 
masterplan is an important tool in achieving this particularly when there is not a single 
outline application covering the site as in this case. The application has been 
submitted with a masterplan that shows how the scheme forms part of the wider eco 
town area and how it connects and conforms to that wider masterplan. The 
application also safeguards land for access in the form of the land needed to realign 
Howes Lane that would be delivered separately by A2 Dominion. The applicant sees 
the site as being standalone, but it is clear that consideration has been given to 
ensure that the proposals complement the wider plans for North West Bicester and in 
the view of Officers, the proposal can be considered to be in compliance with that 
masterplan. Notwithstanding this, it will be important that appropriate triggers are 
included within legal agreements to ensure that the development is linked to the 
provision of infrastructure, including the provision of the re-aligned road and tunnel to 
ensure that the wider development provides infrastructure at the right time and to 
support the masterplan approach to delivery.  

 
5.180 

 
The Eco Towns PPS, the A2D masterplan and the emerging SPD provide a 
framework for securing a comprehensive development. Although the SPD is not yet 
approved it has progressed to an advanced stage and been informed by consultation 
of the A2D masterplan and the draft SPD and as such can be given some weight in 
the consideration of the current application. 

 
5.181 

 
Transition 
The Eco Towns PPS advises that planning applications should set out; 

a) the detailed timetable of delivery of neighbourhoods, employment and 
community facilities and services – such as public transport, schools, 
health and social care services, community centres, public spaces, parks 
and green spaces including biodiversity etc 

b) plans for operational delivery of priority core services to underpin the low 
level of carbon emissions, such as public transport infrastructure and 
services, for when the first residents move in 

c) progress in and plans for working with Primary Care Trusts and Local 
Authorities to address the provision of health and social care 

d) how developers will support the initial formation and growth of 
communities, through investment in community development and third-
sector support, which enhance well-being and provide social structures 
through which issues can be addressed 

e) how developers will provide information and resources to encourage 
environmentally responsible behaviour, especially as new residents move 
in 

f) the specific metrics which will be collected and summarised annually to 
monitor, support and evaluate progress in low carbon living, including 
those on zero carbon, transport and waste 

g) a governance transition plan from developer to community, and 
h) how carbon emissions resulting from the construction of the development 

will be limited, managed and monitored. 
 
5.182 

 
The timing of the delivery of community services and infrastructure has been part of 
the discussions that have taken place with service providers in seeking to establish 
what it is necessary to secure, through legal agreements, to mitigate the impact of 
development. This has included working with Oxfordshire County Council on 
education provision and transport, NHS England, Thames Valley Police and CDC’s 
Community Development Officer. Considerable work has been undertaken by others 
with regard to establishing a community management organisation (LMO). 



 
5.183 

 
The monitoring of the development is important and will allow the success of the 
higher sustainability standards to be assessed and inform future decision making. A 
monitoring schedule has been developed for the Exemplar development that is 
currently under construction which was secured through the legal agreement 
accompanying the application. A similar approach is proposed for the applications 
proposed by A2 Dominion and Officer’s intend to negotiate a similar approach for this 
application.  

 
5.184 

 
The limiting of carbon from construction has been addressed on the Exemplar 
application by measures such as construction travel plans, work on reducing 
embodied carbon and meeting CEEQAL (sustainability assessment, rating and 
awards scheme for civil engineering). It is proposed that this same approach would 
be taken on subsequent applications for the wider site and so this would be relevant 
for the current application. Conditions and/ or the legal agreement would seek to 
address this point.  

 
5.185 

 
The requirements for transition arrangements can therefore be met and secured as 
part of any planning permission that might be granted. 

 
5.186 

 
Community Governance 
The Eco Towns PPS advises that planning applications should be accompanied by 
long term governance structures to ensure that standards are met, maintained and 
evolved to meet future needs, there is continued community involvement and 
engagement, sustainability metrics are agreed and monitored, future development 
meets eco town standards and community assets are maintained. Governance 
proposals should complement existing democratic arrangements and they should 
reflect the composition and needs of the local community. ACLP Policy Bicester 1 
requires the submission of proposals to support the setting up of a financially viable 
local management organisation. 

 
5.187 

 
The Interim Draft SPD includes ‘Development Principle 13 – Community and 
Governance’, requires planning applications to show how they support the work to 
establish a Local Management Organisation (LMO) as the long term governance 
structure and seek to achieve a seamless approach across the site in terms of 
community led activities and facilities. 

 
5.188 

 
Work with a group of local stakeholders has been underway by A2 Dominion and 
CDC officers for a couple of years. This has demonstrated there is a local appetite for 
such an organisation and helped to inform the role the LMO could play in future 
management of the development. As part of the work on the Exemplar application an 
interim management body will be formed to help inform and shape the management 
of the site. When the development reaches a critical mass this will move to a more 
formal structure and then to a fully-fledged LMO. The aim is for the LMO to develop 
as the development grows, subject to the residents and businesses having the 
appetite to take on the responsibility. Discussions have taken place with regard to the 
funding of the organisation and a mix of funding has been sought including an 
endowment of funds and property secured through legal agreements, that could 
potentially generate an income. 

 
5.189 

 
There has been good progress in progressing the LMO through the work on the 
Exemplar application and to ensure the PPS and ACLP requirements are met, it is 
intended that details of the setting up of the LMO and funding for it so that it can be 
sustainable in the long term will be included in legal agreements for the site. The 
applicant has indicated their acceptance to discussing S106 matters and this would 
form part of those discussions.  

 
5.190 

 
Design 



The NPPF advises ‘The Government attaches great importance to the design of the 
built environment. Good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places 
better for people’ (para 56). The NPPF encourages consideration of the use of design 
codes, design review and advises great weight should be given to outstanding or 
innovative designs which help raise the standard of design more generally in the 
area. The Eco Towns PPS seeks the achievement of Building For Life as a measure 
of the quality of the development.  

 
5.191 

 
The ACLP policy ESD 15 on the character of the built and historic environment sets 
out 17 requirements for new development whilst Policy Bicester 1 has a further 33 
design and place shaping principles. These requirements include contributing to the 
areas character, respect traditional patterns and integrate, reflect or re-interpret local 
distinctiveness, promote permeability, take a holistic approach to design, consider 
sustainable design, integrate and enhance green infrastructure, include best practice 
in overheating, enable low carbon lifestyles, prioritise non car modes and support 
sustainable transport, providing a well-designed approach to the urban edge, respect 
the landscape setting, visual separation to outlying settlements, provision of public 
art. 

 
5.192 

 
The interim Draft SPD includes guidance on design and character areas. It sets a 
number of design principles, including the need for sustainability to be a key driver in 
the design of the eco town, creating a character, being integrated into the site and the 
surrounding town and countryside, creating a legible place, with filtered permeability 
that allows for efficient movement within and around the place, utilises a townscape 
led approach and which responds to its landscape setting. It includes information as 
to what information should be demonstrated through each planning application and 
the design principles that need to be complied with.  

 
5.193 

 
The application is an outline proposal, therefore at this stage it is necessary to 
consider the Design and Access Statement and the principles established for the site 
to guide development moving forward to the reserved matters stage. The application 
is also accompanied by parameter plans to establish the parameters for the 
development to respond to and the application establishes the maximum height of the 
commercial buildings as 13.7m to eaves with a maximum ridge height of 16.75m. The 
DAS suggests that a contemporary design approach would be appropriate, to be 
consistent with the aspirations of the proposed eco town which would incorporate a 
high quality and sustainable design. The proposal seeks to justify the height of the 
buildings as being necessary to meet the potential end user requirements, which 
suggests that in order to be commercially viable, height is required to suit the 
requirements of modern logistics companies. The application notes the gateway 
location of the site and considers this an opportunity for future end users therefore 
setting the intention to create a high quality development that complements the future 
surrounding development. The DAS explains how the orientation of the employment 
zones have been carefully considered to maximise passive solar gain and achieve 
shade contributing to the achievement of high BREEAM ratings.  

 
5.194 

 
In respect to the residential zones, these have been designed to deliver up to 150 
homes and a separate Design and Access Statement has been submitted to respond 
to the residential elements of the scheme. This seeks to establish key principles such 
as outward fronting development, a clear road hierarchy, good legibility and 
connectivity, access to open space and play equipment, suitable indicative plot 
depths and have been designed with regard to designing out crime.  

 
5.195 

 
With regard to the impact of the proposal upon the visual amenity of the area, the 
earlier section of this report considering the landscape and visual issues that arose 
from the ES assessment concludes that this site can accommodate the proposal 
without serious harm to the landscape. In visual impact terms, the buildings would be 



large and prominently situated on this corner of the site, however the site is 
positioned close to existing and proposed residential development therefore it would 
not appear isolated, it would be set within a landscaped area and set back from both 
the Middleton Stoney Road and Howes Lane. Modern buildings to accommodate 
industrial and logistics operations have the potential to be large and bulky and the 
applicants have indicated a desire to be able to accommodate modern flexible 
buildings on this site, all be it limited in height to a maximum of 13.7m to eaves. Given 
the prominent frontages of the large commercial area, officers consider that there is 
the need for a high design quality, particularly at the corner of the site between 
Howes Lane and the Middleton Stoney Road, to ensure any buildings to respond to 
the prominent location at the entrance to the site.  The submitted information and 
parameter plans provide a sufficient framework for the future development to evolve 
from to ensure the creation of a high quality business park in this location. Officers 
consider it very important that any future development on this site reflects that it is 
part of a wider eco town, recognises its prominent location and responds to its 
surroundings. Therefore it is recommended that planning conditions are used to seek 
an urban design framework that will ensure that the detailed designs on this site take 
account of the emerging proposals on the surrounding sites, including the building 
designs, linkages and landscaping. This would ensure that suitable design guidance 
is in place to support future development of detailed proposals and establish the 
framework for a development of the expected quality on this site.  

 
5.196 

 
Given the unique nature of the site it is proposed that a design review process is 
required for all detailed proposals going forward to make sure that they achieve high 
quality design as well as the high sustainability standards required. It is anticipated 
that sustainability will lead the design for the development and therefore it is likely to 
have a unique character. Never the less it will need to also be routed in the location 
and appropriate for the area. 

 
5.197 

 
It is also necessary to consider the potential visual impact upon the residential 
amenity of neighbouring properties, both existing off site and proposed, both on the 
current application site and surrounding land as far as is possible at this stage. In 
response the applicant has submitted a series of section drawings demonstrating the 
extent of landscaping and open space proposed around the building, which forms a 
substantial buffer particularly between the site and homes that exist and which 
currently back onto Howes Lane.  

 
5.198 

 
It is clear from these sections that in relation to existing properties, even in the worst 
possible situation (i.e. with the buildings directly adjacent to the boundary of the  
employment zone and at the closest point to existing neighbouring properties) there is 
a considerable distance of around 76m between those homes and any building on the 
largest employment site. The distance is such that that buildings would not impact 
upon their residential amenity given these separation distances achieved.  
 
The proposal also facilitates the realignment of Howes Lane as discussed and this 
also has long term benefits to residents whose rear gardens currently back onto 
Howes Lane and this proposal is supported by many of them. The design of the 
relocated Howes Lane includes avenue tree planning which will contribute to the 
landscaping and screening of new buildings. The impact of the temporary access 
from Howes Lane to this site is more likely to cause some neighbour impact by way of 
the increased use of the road by large vehicles and construction traffic. The 
environmental considerations of this have been discussed elsewhere and can be 
controlled, most particularly in relation to working hours during this temporary period. 
Providing these safeguards are in place, it is considered that the proposal could be 
accommodated in a suitable form. Proposed housing on the site would sit closer to 
the existing residential properties, however further design work to establish 
parameters for the residential development, including by applying the Councils space 
standards, would mean that a suitable scheme could be accommodated.  



  
 
5.199 

 
Proposed residential development on adjoining sites, specifically to the west would be 
set at a slightly higher land level than the site (according to the land levels, the land 
slopes up to the west). Cross sections have been provided to show the relationship 
between the maximum building height on this site and the neighbouring land. Land to 
the west is identified for mixed use with a maximum height parameter of 16m. It is 
considered that with care the design of the site can ensure that there is an acceptable 
relationship and landscaping between the employment uses and adjacent proposed 
uses.  
 

5.200 The framework plan provides a sound basis, albeit at a high level, on which further 
detailed design can be based and the submitted information demonstrates that the 
proposal can be accommodated without causing serious harm to the residential 
amenity of neighbouring properties both in respect of existing and proposed 
residential properties. Design will need to be developed and this can be secured 
through the imposition of conditions to fulfil the requirements of the policies in the 
ACLP. 

 
5.201 

 
Planning Conditions and Obligations 
The NPPF advises that LPAs should consider whether otherwise acceptable 
development could be made acceptable through the use of conditions or obligations.  
Obligations should only be used where it is not possible to use a planning condition 
(para 2013). Paragraph 204 advises planning obligations should only be sought 
where they meet the following tests; 

 necessary to make development acceptable in planning terms 

 directly related to the development and 

 fairly and reasonably related in scale and kind to the development. 
 

Conditions should only be imposed where they are necessary, relevant to planning 
and to the development permitted, enforceable, precise and reasonable in all other 
respects (para 206). The NPPF also advises at para 205 that where obligations are 
being sought LPAs should ‘take account of changes in market conditions over time’ 
and ‘be sufficiently flexible to prevent planned development being stalled’. 

 
5.202 

 
Planning obligations need to meet the requirements of Community Infrastructure Levy 
(CIL) regulations section 122 which states ‘A planning obligation may only constitute 
a reason for granting planning permission for the development if the obligation is— 

a) necessary to make the development acceptable in planning terms; . 
b) directly related to the development; and  
c) fairly and reasonably related in scale and kind to the development.’ 

In addition from April 2015 CIL reg 123(3) will limit the number of planning obligations 
to 5 that can be used to secure a project or type of infrastructure if that obligation is to 
be taken into account as a reason for approval. It is believed that the obligations 
identified in the Heads of Terms in Appendix 1 all meet the Regulation 122 and, as far 
as relevant, the Regulation 123(3) tests and can be taken into account as part of the 
justification for the grant of consent. 

 
5.203 

 
This large scale development proposal will require a legal agreement to secure the 
mitigation and infrastructure necessary to make the development acceptable. The 
planning obligation is proposed in two parts, the first to seek to ensure those 
elements required to secure a high quality of design and sustainability and that the 
scheme contributes to securing a comprehensive development of the NW site. This 
framework element will include the mechanism for ensuring that each part of the site 
makes appropriate contributions to the realignment of Howes Lane and the tunnel 
under the railway. The second will deal with the site specific requirements, as with 
other developments, including schools, highway mitigation, affordable housing, open 
space laying out and maintenance, community halls and community development, 



public transport and contributions for a doctors surgery, Thames Valley police and 
other matters. 

 
5.204 

 
Planning obligations must be negotiated with developers. This application is both 
large scale and complex and therefore the matters to be secured by planning 
obligation have been identified and raised with the applicant. The applicant has 
indicated their willingness to enter into discussions in relation to a legal agreement 
that would meet the tests of Reg 122 and for contributions which can be justified. 
Further work is required on the detail of contributions being sought including the 
timing of requirements, the detail of provision and links to the application North of the 
railway line. Discussions on these matters will need to continue. Whilst Officers 
cannot confirm the finalised details of the obligations at this stage, work will continue 
to negotiate the legal agreement. Should there be a change in circumstances in 
respect to this matter, it may be necessary to return the application to committee for 
further consideration.  

 
5.205 

 
One matter that remains outstanding is discussions with Network Rail as to whether 
they will seek a payment for allowing the connection under the railway. They have no 
technical objection but do seek to secure value for allowing works that enable 
development to take place. Network Rail has appointed a surveyor to advise them 
regarding the matter. If a financial payment has to be made to Network Rail it could 
impact on the viability of the scheme. If this resulted in significant changes to the 
Heads of Terms attached then it may be necessary to return the application to the 
committee for further consideration in the light of changed circumstances. 

 
5.206 

 
In addition to a planning obligation a range of planning conditions are required to 
secure acceptable development. Conditions will need to control the timing of 
development taking place particularly in relation to the provision of the road under the 
railway. These conditions are known as ‘Grampian’ conditions and the NPPG advise 
such conditions ‘should not be used where there are no prospects at all of the action 
in question being performed within the time-limit imposed by the permission’. Other 
conditions are identified throughout this report and a full set of draft conditions will 
follow the publication of the committee agenda. 

 
5.207 

 
Other matters 
Although the above sections cover most matters, the ES does consider 
contamination. The conclusion in relation to this matter is that there are no significant 
contamination sources on the site and that there are no sensitive groundwater issues 
therefore contamination is unlikely to be a significant matter. In any event however, 
Officers would suggest the use of planning conditions to deal with this matter and to 
seek a further detailed assessment.  

 
5.208 

 
Pre application Engagement 
The NPPF advises that ‘early engagement has significant potential to improve the 
efficiency and effectiveness of the planning application system for all parties. Good 
quality pre application discussion enables better coordination between public and 
private resources and improved outcomes for the community’ (para 188). 

 
5.209 

 
The wider eco town site has been the subject of significant consultation led by A2 
Dominion, which has helped shape, inform and refine the masterplan. In respect to 
the current application, engagement was undertaken in 2012 to support the first 
application by Albion Land. As part of this engagement process, concerns were 
raised in relation to the proposed site access off of Howes Lane and to address this, 
the proposal was amended to provide the main access from the Middleton Stoney 
Road.    

 
5.210 

 
Financial Implications: 
It is estimated that this development has the potential to attract a Business Rates 



Income of £1,110,483 (£444,193 that Cherwell would keep) and New Homes Bonus 
of £1,519.66 per house per annum (based on an average Band D property) under 
current arrangements, for the Council. Payments are payable for 6 years with an 
additional sum paid per affordable home. The Government is top slicing the New 
Homes Bonus to fund an Economic Growth Fund, which will result in a reduction in 
bonus paid from 2015/16. Members are advised that this information is provided on 
an information basis only. 

 
5.211 

 
Engagement 

 With regard to the duty set out in paragraphs 186 and 187 of the Framework, no 
problems or issues have arisen during the application. It is considered that the duty to 
be positive and proactive has been discharged through the continuing work and 
negotiation with the applicant in relation to the detailed matters raised by this 
application and the S106 agreement.   

 
5.212 

 
Conclusion 

 The application proposals accord with the development plan being a part of an 
allocated site and this allocated site is supported by the Eco Towns PPS and the 
NPPF. Planning decisions should be in accordance with the Development Plan 
unless material considerations indicate otherwise.   

 
5.213 

 
Policy Bicester 1 and the Eco Towns PPS identify North West Bicester as a location 
for an Eco Town. Both policy requirements set standards for eco town development in 
order for the proposal to be an exemplar, incorporating best practice and to provide a 
showcase for sustainable living. A Masterplan for the site has been submitted and is 
due to be incorporated into an SPD for the site. The application proposals have 
addressed each of the standards set out within the policy documents and the Interim 
draft SPD or matters can be dealt with by conditions, providing a proposal that will 
exceed the normal standard of development and with the potential to be a national 
exemplar of sustainable development. 

 
5.214 

 
The application proposes a significant employment opportunity on a site which is set 
aside for employment purposes within the NW Masterplan and Policy Bicester 1. The 
type of employment proposed is, on balance considered to be acceptable in this 
location. It will provide a significant number of employment opportunities in a range of 
types and has the potential to accommodate logistics companies which are identified 
as a key sector for the area. The small employment area provides the potential for 
accommodation for small businesses and grown on space. The information submitted 
also demonstrates that the design parameters and principles can accommodate an 
acceptable form of development in a way that will not cause significant harm. 

 
5.215 

 
The proposal also seeks permission for residential development including affordable 
housing, some of which may be capable of being delivered within the next five years 
and in any event will contribute to the rolling requirement to achieve a five year 
housing land supply and this weighs in favour of the development. The NPPF seeks 
to support sustainable economic development and both the commercial and 
residential aspects of this scheme would contribute to the achievement of this aim.  

 
5.216 

 
The proposals relate to green field land and the NPPF recognises the importance of 
the protection of the countryside, although the site is not the subject of any specific 
designations. The ACLP identifies the site for development having considered how 
best to meet the growth needs of the district and therefore accepts as necessary the 
loss of the countryside. The application proposals incorporate areas of green space, 
incorporate and maintain features of bio diversity value and commits to the 
achievement of a net biodiversity gain. This weighs in favour of the proposal.  

 
5.217 

 
The residents and employees of this large scale proposal will need to travel and the 
TA has assessed the impact of the proposals. The application proposes measures to 



encourage and support the use of sustainable modes, whilst the policy sets ambitious 
targets on mode share. The proposals will also make contributions to offsite highway 
improvements, although the construction of the rail underpass to relive the Howes 
Lane/Bucknell Road junction is not included in the application. To prevent congestion 
that could occur if this provision was not made a Grampian condition is proposed 
(subject to confirmation of the need from OCC) to limit the extent of development that 
could be undertaken prior to the underpass being in place. The measures relating to 
sustainable transport and mitigation of the offsite impacts weigh in favour of the 
proposal. 

 
5.218 

 
The application sits within proximity to the existing town and the facilities provided 
there as well as being close to new facilities to be provided as part of the wider North 
West Bicester site. Contributions towards infrastructure both on and off site are 
sought through this proposal. The application is currently in outline with all matters 
reserved but the framework parameter plans will provide the basis for more detailed 
proposals. The sustainability features of the proposal, which can be secured by way 
of S106/ condition on this important site would ensure that the proposal exceeds 
development standards elsewhere and weighs in favour of the proposal.  

 
5.219 

 
The current application does not cover the whole of the NW site and as such it is 
necessary to consider whether it is capable of delivering comprehensive 
development. Due to the position of this site adjacent to the built edge of Bicester, as 
well as its proximity to infrastructure that would be provided elsewhere on site, it is 
considered that the proposal would provide for a sustainable neighbourhood. Through 
the use of conditions and agreements, it is considered that a comprehensive 
approach to development can be secured and as such the harm that would arise from 
piecemeal development can be addressed.  

 
5.220 

 
The application proposals would provide sustainable development and on balance 
would not give rise to significant and demonstrable harm that outweighs the benefits 
of the granting of planning permission. The application is therefore recommended for 
approval as set out below. 

 
5.221 

 
Environmental Impact Assessment Determination 
Regulation 24 of The Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011 requires; 
24.—(1) Where an EIA application is determined by a local planning authority, the 
authority shall— 

a) in writing, inform the Secretary of State of the decision; . 
b) inform the public of the decision, by local advertisement, or by such other 

means as are reasonable in the circumstances; and . 
c) make available for public inspection at the place where the appropriate 

register (or relevant section of that register) is kept a statement containing— . 
i. the content of the decision and any conditions attached to it; . 
ii. the main reasons and considerations on which the decision is based 

including, if relevant, information about the participation of the public; . 
iii. a description, where necessary, of the main measures to avoid, reduce 

and, if possible, offset the major adverse effects of the development; and  
iv. information regarding the right to challenge the validity of the decision and 

the procedures for doing so. 
 
5.222 

 
It is therefore recommended that this report and the conditions and obligations 
proposed for the development are the treated as the statement required by Reg 24 C 
(i) - (iii). The information required by Reg 24 C (iv) will be set out on the planning 
decision notice. 

 
 

6. Recommendation 



 
Approval, subject to: 
 
a) Delegation of the negotiation of the S106 agreement to Officers in accordance 

with the summary of the Heads of Terms attached at appendix B and subsequent 
completion of S106 agreements and; 

 
b) the following conditions with delegation provided to Officers to negotiate final 

amendments to the wording of conditions:  
 
CONDITIONS TO FOLLOW 
 
STATEMENT OF ENGAGEMENT 
In accordance with the Town and Country Planning (Development Management 
Procedure) (England) (Amendment No 2) Order 2012 and paragraphs 186 and 187 of 
the National Planning Policy Framework (March 2012), this decision has been taken 
by the Council having worked with the applicant/agent in a positive and proactive way 
to progress this application and to resolve concerns. 

 


