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OXFORDSHIRE COUNTY COUNCIL’S RESPONSE TO 
CONSULTATION ON THE FOLLOWING DEVELOPMENT 

PROPOSAL 
 
District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

Purpose of document 
 
This report sets out Oxfordshire County Council’s view on the proposal.  
 
This report contains officer advice in the form of a strategic localities response and 
technical team response(s). Where local member have responded these have been 
attached by OCCs Major Planning Applications Team 
(planningconsultations@oxfordshire.gov.uk).  
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

Strategic Comments 
 
This application covers the majority of the strategic site allocation Bicester 12 (SE Bicester) in 
the Cherwell Local Plan. OCC object to this application for the following reasons: 
 
Transport 
 

 Insufficient detail on safe pedestrian/cycle crossings of the link road through the 
development (Wretchwick Avenue).  Additional signal controlled crossing points are likely 
to be required; this will result in further modelling work being needed.  

 The design of the proposed A41 site access does not correctly show the alignment of the 
safeguarded route of the County Council’s South East Perimeter Road; it is not possible 
to be confident that the junction will work satisfactorily.  The need to provide safe and 
convenient passage for cyclists and pedestrians across the South East Perimeter Road 
/Pioneer Road arm of the junction has not been adequately taken into account. 

 The TA does not consider the impact of the development traffic on the A41/Ploughley 
Road. 

 There are issues with the location of the school in relation to how flooding in that part of 
the site can be managed which have not been satisfactorily addressed.   

 
Archaeology 
 

 The current cultural heritage assessment is based on an out of date desk based 
assessment and will need to be updated to include a number of recent relevant 
archaeological sites that have been omitted from the assessment. 

 A programme of archaeological evaluation will also need to be undertaken and submitted 
ahead of the determination of any planning application for this site. 

 
Ecology Objection 
 

 A comprehensive Masterplan has not been produced for the whole South East Bicester 
site, contrary to the Cherwell Local Plan.  A Masterplan should have been produced by 
the applicants of the two sites within Bicester 12 to ensure that they considered green 
infrastructure and biodiversity and to demonstrate how habitat connectivity would be 
provided. 

 There are also concerns about the assumptions used in the application of the biodiversity 
metric in the supporting documentation. 
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Detailed officer comments are set out below. 
 
Officer’s Name: David Flavin  
Officer’s Title: Senior Planning Officer                                                                           
Date: 24 August 2016 
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

 
 

Transport Development Control 
 

Recommendation: 
 
Objection 

 

 There is insufficient detail in the application about how pedestrians and cyclists would 
safely and conveniently cross the link road through the development (Wretchwick 
Avenue).  On the basis of the information supplied relating to predicted vehicle flow on the 
link road we do not believe that the road has sufficient signal controlled crossing points.  
Adding them in will require new modelling to be undertaken due to rerouting of traffic 
away from the link road.  We cannot recommend that the development is approved before 
the results of this additional modelling have been received and reviewed. 

 

 The design of the proposed A41 site access does not correctly show the alignment of the 
safeguarded route of the county council’s South East Perimeter Road (SEPR) scheme 
and as such until a design with the correct alignment is submitted along with associated 
modelling results it is not possible to be confident that the junction will work satisfactorily.  
The need to provide safe and convenient passage for cyclists and pedestrians across the 
SELR/Pioneer Road arm of the junction has not been adequately taken into account. 

 

 The TA does not consider the impact of the development traffic on the A41/Ploughley 
Road junction which already suffers some congestion issues during peak hours.  This 
junction needs to be added to the modelling work to understand the impact of the 
development on the junction and mitigation required. 

 

 Overall we believe that it should be possible to deliver a suitable surface water drainage 
strategy for the site and as such that this could be secured through a planning condition.  
However, we have serious concerns about how flooding is proposed to be managed on 
the school site such that this is a reason for objection until the issues highlighted below 
are satisfactorily addressed. 

 
As such, the applicant has not demonstrated that the proposal is compliant with the local 
planning policy (Cherwell Local Plan) or National Planning Policy Framework. 
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Key issues: 
 

 Further transport modelling is needed - we have concerns about how the link road will 
function, in particular from a pedestrian and cyclist crossing point of view.  This is in 
the light of the very high flows that are predicted on the road - there is insufficient 
detail in the application about how pedestrians and cyclists will safely and easily cross 
a road of this busy-ness along its length.  A related concern is what impact there will 
be on the wider network if adequate pedestrian and cyclists crossing facilities are 
included – signalised crossings would increase journey times on the road and likely 
result in diversion of traffic onto other routes more than has been assumed in the 
Transport Assessment.  Proposals for signal controlled crossings need to be 
submitted with associated modelling results. 

 

 Ploughley Road junction needs to be assessed 
 

 Link road and secondary road specification need to be agreed through S106 and 
reserved matters process 

 

 The planning application has not been brought forward as part of a wider masterplan 
for the whole of the Bicester 12 site.  In the absence of a masterplan the applicant has 
not yet given sufficient confidence that high quality cycling and walking connections 
from the site to the rest of the Bicester 12 allocation (proposed Symmetry Park) to the 
south and east can be delivered.  However, the county council is satisfied that these 
connections can be secured by means of a S106 agreement and through the use of a 
site masterplan and design code (as can the onward routes within the development). 

 

 The proposed target bus service frequency of 30 minutes is inadequate for a 
development of 1500 dwellings (plus employment). Similar-sized residential 
developments around Oxfordshire have a target frequency of 15 minutes, during 
Monday to Saturday daytimes.  Appropriate provision will need to be negotiated as 
part of the S106 agreement - the developer to provide a financial contribution of 
£1,440,000 for this 

 

 The proposed site access junction onto the A41 does not show the correct alignment 
of the Graven Hill access road/South East Perimeter Road.  A revised layout needs to 
be submitted with associated junction modelling to demonstrate that this access can 
be made to work.  If planning permission is granted, as proposals for the development 
progress a better arrangement for the junction should be pursued in negotiation with 
the county council and the Graven Hill developer. 
 

 Financial contribution towards strategic transport is needed 
 

Legal agreement required to secure: 
 
If Cherwell District Council (CDC) is minded to grant planning permission, the following legal 
agreements would be required 
 
Section 278 required for the provision of the following highways works: 
 

 the means of site access onto: 
the A41 at the Pioneer Road junction 
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Wretchwick Way at Peregrine Way (south) and Gavray Drive (each with an associated 
Toucan crossing of Wretchwick Way)  

 

 the signalisation of the junction of Peregrine Way (north) and Wretchwick Way 
 

 conversion of the existing footway on Peregrine Way to a shared footway/cycleway 
 

 resurfacing of the existing footway cycleway on the west side of the A4421 from Rodney 
House Roundabout to junction with Gavray Drive  

 

 alterations to the speed limit on A41 (to 40mph) from a point east of the proposed site 
access junction to the Rodney House Roundabout 

 
Commuted sums will be required for any new highway infrastructure. 
 
Section 106 required to secure: 
 
Works/services: 
 

 Highway works (as above) 
 

 Spine Road (“Wretchwick Avenue”) – The spine road as envisaged in the Bicester 12 
Local Plan policy and as indicated on the Land Use Plan and Access Plan connecting 
Wretchwick Way and the A41 will need to be delivered according to an agreed phasing 
plan including key trigger points. Specification will need to be secured through the S106. 

 

 Secondary Road – The secondary road giving access to the south west residential area 
and the primary school and connecting through to Wretchwick Avenue as indicated on the 
Land Use Plan and Access Plan will need to be delivered according to an agreed phasing 
plan including key trigger points (although see detailed comments below) 

 

 Pedestrian/cycle connections with rest of Bicester 12 site – two connection points to 
the adjacent parcel of land on the rest of the Bicester 12 site (known as Symmetry Park) 
and high quality routes to/from these connection points on this application site will need to 
be agreed before commencement of development.  The agreed connection points and 
routes will need to be delivered before occupation of the development. 

 

 Bus service enhancement - The developer to provide a financial contribution of 
£1,440,000 to pay for a daytime 15 minute frequency bus service between the 
development and Bicester town centre for the county council to deliver such a service.  
This include coverage of early mornings and evenings and daytime on Sunday to ensure 
adequate bus access for the employment on the site. 

 

 Bus stop infrastructure – the provision of six pairs of Premium Route standard bus 
stops – four on Wretchwick Way and two on the secondary road.  Each stop will have as 
a minimum a Premium Route standard bus stop pole/flag/information case.  The three 
pairs of stops on Wretchwick Way will also need to include a three-bay bus shelter 
(minimum of 3 bay length) in each direction with integral real time information displays. 
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Financial contributions 
 

 Strategic transport – a financial contribution will be needed towards wider improvements 
to the Bicester transport network as a result of the development’s contribution to the 
cumulative transport impacts of wider proposals.  The amount of the contribution is to be 
confirmed but would be used towards the delivery of the South East Perimeter Road 

 

 Pedestrian/cycle connection to the rest of Bicester – contribution needed towards off 
site onward links to and from Bicester Town Centre through the Langford Village area in 
particular. 

 

 Travel Plans - £2,040 will be required to monitor a Framework Travel Plan.  A further 
£2,040 will be needed for the monitoring of the Travel Plans for the residential element.  
Further fees will be needed for any applications that exceed the thresholds indicated in 
the county council’s travel plan guidance document.  Both the commercial elements of the 
development.  A fee will also be payable for monitoring the school travel plan (£1,240). 

 

 A41/A41 Boundary Way junction enhancement – a financial contribution will need to 
be agreed towards the highway impact of the development on this junction in the event 
that the Bicester South East Perimeter Road is not delivered before the development is 
built out 

 

 Improvements to public rights of way - Undertaking to improve public rights of way 
within the development site to make them safer, and more convenient for year round 
commuting and recreational use.  Contribution for improvements to public rights of way in 
the vicinity - especially routes into Bicester and to Launton, Blackthorn and Ambrosden 
recreation links. This can be secured through a contribution for surface and furniture 
upgrades and other route mitigation measures. 

 

Conditions: 
 
If Cherwell District Council is minded to grant planning permission the following conditions 
are suggested: 
 
Access: Full Details 
Prior to the commencement of the development hereby approved, full details of the means of 
access between the land and the highway at: 
 

(i) The Pioneer Road junction with the A41 
(ii) The Peregrine Way junction with Neunkirchen Way/Seelscheid Way and 
(iii) The Gavray Drive junction and the A4421 

 
including position, layout, construction, drainage and vision splays shall be submitted to and 
approved in writing by the Local Planning Authority.  Thereafter and prior to the first 
occupation of any of the development, the means of access shall be constructed and 
retained in accordance with the approved details – the visibility splay shall be kept clear of 
obstructions (including trees and other vegetation) between 0.6m and 2.0m.  Reason - In the 
interests of highway safety and to comply with Government guidance contained within the 
National Planning Policy Framework. 
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Routeing agreement – commercial traffic 
The commercial buildings hereby approved shall not be occupied until such time as a routing 
agreement is in place identifying routes for commercial traffic to and from the site.  Reason: 
In the interests of highway safety and sustainability, in accordance with Policy SLE4 of the 
Cherwell Local Plan 2011-2031 Part 1 and Government guidance contained in the National 
Planning Policy Framework. 
 
Design Code and masterplan 
A design code and masterplan is needed to ensure the satisfactory delivery of the following: 

 The street form, street frontage and hierarchy for all types of street/road including 
details of street design and surfacing 

 The approach to car and cycle parking across all areas of the site; 

 The treatment of all retained public rights of way 

 locations of existing and new footpath/bridleway/cycle links 

 The strategy for surface and land drainage for the site including approximate locations 
of attenuation/retention ponds, drainage ditches, swales, pumping stations etc. 

 The alignment of the spine road and general location of bus stops/crossing points on it 
as well as the alignment of principal estate roads 

 Locations of existing, enhanced and new footpath/bridleway/cycle links 
 
Spine Road “Wretchwick Avenue” 
Prior to the submission of any applications for approval of reserved matters but following the 
submission of a Design Code/Masterplan, full details of the spine road (from its access off 
A41 at Pioneer to its access off A4421at Gavray Drive) including its alignment, specification, 
junctions, drainage, crossings, road markings, traffic calming, footways/cycle lanes, verges, 
street lighting, bus stop infrastructure and associated soft landscaping shall be submitted to 
and approved in writing by the local planning authority in consultation with the local highway 
authority.  Reason - To ensure that a suitably designed spine road is approved to enable 
proper design and consideration of reserved matters submission on the site and to facilitate 
appropriate timely delivery of the spine road to assist in bringing forward development on the 
wider Bicester 12 allocated site. 
 
Site Roads and Turning Areas 
Prior to the commencement of the development hereby approved, full specification details of 
the site roads and turning areas to serve the development, which shall include construction, 
layout, surfacing, lighting and drainage, shall be submitted to and approved in writing by the 
Local Planning Authority. Thereafter and prior to the first occupation of any of the 
development, the site roads and turning areas shall be constructed in accordance with the 
approved details. Reason - In the interests of highway safety, to ensure a satisfactory 
standard of construction and layout for the development and to comply with Government 
guidance contained within the National Planning Policy Framework. 
 
Car Parking 
Prior to the commencement of each agreed phase of development, full details showing car 
parking spaces for each agreed phase shall be submitted to and approved in writing by the 
Local Planning Authority.  Thereafter and prior to the first occupation of development in each 
phase, the parking for that phase shall be constructed in accordance with the approved 
details.  All car parking shall be retained at all times thereafter, unless otherwise agreed in 
writing beforehand by the local planning authority. Car parking shall be retained unobstructed 
except for the parking and manoeuvring of vehicles at all times thereafter.  Reason - To 
ensure appropriate levels of car parking are available at all times to serve the development, 
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and to comply with Government guidance contained within the National Planning Policy 
Framework. 
 
HGV Parking 
Prior to the commencement of each agreed phase of development, full details showing 
proposed HGV parking spaces for each phase shall be submitted to and approved in writing 
by the Local Planning Authority.  Thereafter and prior to the first occupation of development 
in each phase of the development, the parking for that phase shall be constructed in 
accordance with the approved details.  All HGV parking shall be retained at all times 
thereafter, unless otherwise agreed in writing beforehand by the local planning authority. 
HGV parking shall be retained unobstructed except for the parking and manoeuvring of 
HGVs at all times thereafter.  Reason - To ensure appropriate levels of car parking are 
available at all times to serve the development, and to comply with Government guidance 
contained within the National Planning Policy Framework. 
 
Cycle Parking Provision 
Prior to the commencement of each agreed phase of development, full details showing the 
number of bicycle parking spaces (including covered cycle parking) being provided for each 
phase of development shall be submitted to and approved in writing by the Local Planning 
Authority.  Thereafter and prior to the first occupation of development within each phase, the 
cycle parking for that phase shall be constructed in accordance with the approved details.  
Reason - To ensure appropriate levels of cycle parking are available at all times to serve the 
development, and to comply with Government guidance contained within the National 
Planning Policy Framework. 
 
Drainage 
Development shall not begin until a surface water drainage scheme for the site, based on 
sustainable drainage principles and an assessment of the hydrological and hydro-geological 
context of the development, has been submitted to and approved in writing by the local 
planning authority. The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed. The scheme shall also include: 

 Discharge Rates 

 Discharge Volumes 

 Maintenance and management of SUDS features  

 Sizing of features – attenuation volume 

 Infiltration in accordance with BRE365 

 Detailed drainage layout with pipe numbers 

 SUDS (list the SUDS features mentioned within the FRA to ensure they are carried 
forward into the detailed drainage strategy) 

 Network drainage calculations  

 Phasing 

 Flood routeing in exceedance condition 
Reason - To ensure satisfactory drainage of the site in the interests of public health, to avoid 
flooding of adjacent land and property and to comply with Government guidance contained 
within the National Planning Policy Framework. 
 
Travel Plans 
Prior to commencement of development, a Framework Travel Plan that complies with the 
county council’s travel planning guidance document “Transport for New Developments: 
Transport Assessments and Travel Plans” for the whole site will be submitted to and 
approved by the local planning authority in consultation with the local highway authority.  
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Prior to occupation of any dwellings hereby approved an updated travel plan for the 
residential element will be submitted to and approved by the local planning authority in 
consultation with the local highway authority.  Prior to occupation of the primary school 
hereby approved a travel plan for the school will be submitted to and approved by the local 
planning authority in consultation with the local highway authority. Prior to occupation of any 
commercial land use hereby approved exceeding the thresholds set out in “Transport for New 
Developments: Transport Assessments and Travel Plans”, an updated workplace travel plan 
for that commercial element will be submitted to and approved by the local planning authority 
in consultation with the local highway authority 
 
The travel plans shall incorporate details of (i) the means of regulating the use of private cars 
at the development in favour of other modes of transport and (ii) the means of 
implementation and methods of monitoring site related travel. Thereafter, the approved 
Travel Plans shall be implemented and operated in accordance with the approved details. 
Reason - In the interests of sustainability and to ensure a satisfactory form of development, in 
accordance with Government guidance contained within the National Planning Policy 
Framework. 
 
Pedestrian and cycle routes 
All applications for reserved matters approval relating to a phase (as approved under a 
phasing condition) shall include details of the alignment and specification of any and all new 
and/or enhanced footpaths, bridleways and cycle tracks to be provided within/through that 
phase together with a timetable for their provision/completion. Thereafter and prior to first 
occupation of that phase, the new footpaths, cycle tracks and bridleways shall be provided in 
accordance with the details approved as part of the grant of reserved matters approval for 
that phase.  Reason - In the interests of sustainability and to ensure a satisfactory form of 
development, in accordance with Government guidance contained within the National 
Planning Policy Framework and the requirements of Policy Bicester 12 of the Cherwell Local 
Plan 2011-2031 Part 1. 
 
Public Rights of Way 
No development shall take place within 10m of an existing public right of way until the 
affected public right of way is protected during development to accommodate a width of a 
minimum of 5m in accordance with details to be first submitted to and approved in writing by 
the Local Planning Authority except where the affected public right of way has the prior 
authorisation of the local planning (or highway) authority to be diverted or extinguished. 
Thereafter, the public right of way shall remain protected and available for use at all times in 
accordance with the approved details throughout the construction of the development unless 
otherwise agreed in writing by the local planning authority.  Reason - In the interests of 
highway safety and public amenity and to comply with Government guidance contained 
within the National Planning Policy Framework. 
 
Public Rights of Way 
No works shall be undertaken that results in the temporary or permanent need to divert an 
existing public right of way that runs through the site until details of a satisfactory alternative 
route have first been submitted to and approved in writing by the local planning authority. The 
existing public right of way shall not be stopped up or obstructed in any way (save for any 
temporary arrangement that has the prior written agreement of the local planning authority), 
until the new diverted route has been provided in accordance with the approved details and is 
fully available for public use.  Reason - In the interests of highway safety and public amenity 
and to comply with Government guidance contained within the National Planning Policy 
Framework. 
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Construction traffic management plan 
No development shall commence until a Construction Management Travel Plan providing full 
details of the phasing of the development and addressing each construction activity within 
each phase has been submitted to and approved in writing by the Local Planning Authority 
(in consultation with the Local Highway Authority) prior to the commencement of 
development.  The approved Plan shall be implemented in full during the entire construction 
phase and shall reflect the measures included in any Construction Method Statement 
received.  Reason - In the interests of highway safety and to mitigate the impacts of the 
development during the construction phase.   
 

Informatives: 
 
Please note the Advance Payments Code (APC), Sections 219 -225 of the Highways Act, is 
in force in the county to ensure financial security from the developer to off-set the frontage 
owners’ liability for private street works, typically in the form of a cash deposit or bond. 
Should a developer wish for a street or estate to remain private then to secure exemption 
from the APC procedure a ‘Private Road Agreement’ must be entered into with OCC to 
protect the interests of prospective frontage owners. For guidance and information on road 
adoptions etc. please contact the County’s Road Agreements Team on 01865 815700 or 
email roadagreements@oxfordshire.gov.uk 
 

Detailed comments:  
 
Traffic generation/modelling/impact 
 
The applicant’s transport consultant i-Transport had pre application discussions with the 
county council, with a strong focus on what supporting information would be required with a 
submission.  As such the technical aspects of the submission that relate to the methodology 
for the trip generation of the site and the modelling that has subsequently been carried out 
are all acceptable to the county council.  Specifically, i-Transport made use of the county 
council’s SATURN transport model for Bicester to ensure a reasonable assessment of where 
the traffic likely to be generated by the development would route on the local network in the 
year 2031 when it was considered that the proposed development would be fully built out. 
 
The traffic flows from the SATURN model in 2031 (assuming all other local plan growth) were 
extracted for a number of different scenarios in an attempt to demonstrate the acceptability of 
the development proposals for Wretchwick Green.  These scenarios were: 
 

 2031 without the South East Perimeter Road (SEPR) and without the Wretchwick 
Green development (WG) 

 2031 without SEPR with WG 

 2031 with SEPR without WG 

 2031 with SEPR with WG 
 
Junctions to be modelled were the same as those modelled for other strategic development 
sites across Bicester, and represented junctions across the town. Ploughley Road also needs 
to be modelled, as previously requested by OCC. 
 
The TA gives a summary of the results of the modelling at each junction.  Broadly speaking, 
the junctions that were tested with the development performed better when the SELR was 
included in the testing.  This reflects the way in which the SEPR brings relief to some of the 



 

Page 12 of 39 
 

routes in the area.  The impact on the junctions tested was still deemed to be acceptable in 
the without SEPR scenario albeit a mitigation scheme for the A41/A41 Boundary Way 
junction is proposed by the developer to cope with traffic conditions in the event that the 
SEPR is not built. 
 
The applicant has also proposed an improvement at the Peregrine Way (north)/Wretchwick 
Way junction by way of traffic lights.  This is acceptable in principle and will also help address 
existing safety concerns at that location. 
 
Notwithstanding all of the above, the following section on the spine road (“Wretchwick 
Avenue”) explains that the county council requires that the modelling for the development 
needs to be repeated to reflect the fact that the spine road as currently proposed is not 
acceptable in terms of the balance between traffic flow and pedestrian/cycle crossing 
facilities. 
 
Additionally, there is a need to remodel the Vendee Drive/A41 junction to reflect the 
alignment of the South East Perimeter to be safeguarded through Cherwell Local Plan Part 2. 
 
Link Road – “Wretchwick Avenue” 
 
Policy BIC 1 in Local Transport Plan 4 (September 2015) identifies the need to improve 
access and connections between key employment and residential sites and the strategic 
transport system by delivering effective peripheral routes around the town.  Improvements on 
the eastern peripheral corridor include the provision of a new link through the Wretchwick 
Green site from the A41 Pioneer Road junction joining up to Wretchwick Way as an 
extension to the South East Perimeter Road (SELR) through the Graven Hill site and beyond. 
 
The Application incorporates ‘Wretchwick Avenue’, a link road through the site in accordance 
with BIC 1.  The link road would need to serve both a strategic and a local function.  A 30mph 
speed limit is proposed by the developer.  The TA states that: “… the link road will include a 
3.5 metre segregated footway/cycleway on one side and a 2.5metre shared 
footway/cycleway on the opposite side of the road. Pedestrian crossings will be provided at 
intervals along the link road, to ensure that appropriate connections can be made between 
the development parcels on either side of the road, improving the permeability of the site.”  
However, even with a 30mph speed limit it is expected that there will be 2 way flows of 1600-
1800 vehicles (1100-1200 generated by the development), and approximately 30 to 50 HGV 
vehicles each way during the peak hour (although not all of these vehicles will travel the full 
length of the link road). We are therefore concerned about the severance impact of this road 
and its impact on pedestrian and cycle connectivity.  There is a need to ensure appropriate 
and adequate crossing points along the route particularly close to shops and schools and 
along key pedestrian desire lines.  Given the volume of traffic currently predicted, we 
consider that there will need to be 3 signal controlled crossing points in order to be attractive 
and safe for all pedestrians including young, old and mobility/visually impaired.  Further 
uncontrolled crossings using refuge islands will also be needed.  Because no signal 
controlled crossings have been allowed for in the modelling reported in the TA, additional 
modelling needs to be undertaken to demonstrate the impact on Wretchwick Avenue and 
along Wretchwick Way of the introduction of signal controlled crossing points.  The county 
council cannot recommend anything other than an objection to the application until this 
additional work is completed. 
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It is worth noting that if the land uses were different, so that the link road did not pass through 
the residential area but separated residential from employment, there may be a requirement 
for fewer crossings, with the result that the road would be more attractive as a through route. 
 
A basic specification for the link road will need to be set out in the S106 agreement, including 
alignment (indicatively), width of carriageway, footway, cycleway, and verges, type of 
junction, number and approx. position of crossings and type of crossing, restrictions on direct 
frontages and on street parking, approx. position of bus stops. 
 
The specification will need to be reflected in the design code, and the layout fixed via a 
reserved matters application prior to reserved matters coming forward on adjacent parcels. 
 
The typical cross section proposed in the TA is a good starting point but this cross section is 
for lengths of the road away from crossing points.  Cross sections at the different crossing 
points will be needed.  Even with less traffic than predicted it is very likely that 
protected/ghosted right turn lanes will be needed for side road junctions on the link road. 
 
It is unlikely to be acceptable to the county council for there to be any direct frontages or on 
street car parking on any section of the link road. 
 
 
The timing of the delivery of the link road will need to be secured in the S106 agreement.  
Trigger points for when the Link road needs to be fully connected from Wretchwick Way 
through to the A41 will need to be included. 
 
Vehicular access 
 
Vehicular access is proposed via an additional arm at the roundabout junction of Gavray 
Drive and Wretchwick Way, at a new roundabout junction on the A41, with a third access 
onto Wretchwick Way.   
 
A41 site access 
 
The developer has proposed a site access in the form of a roundabout on the A41 which is 
acceptable from a traffic performance point of view (although ratio of flow to capacity is very 
close to being too high on the eastern arm).  However, it only uses highway land or land 
within the applicant’s control.  The TA is clear in explaining that a better performing junction 
could be delivered if non highway land to the south of the A41 (on the Graven Hill site) is 
used.  Whilst the junction design proposed is acceptable from a traffic point of view, the fact 
that the only thing preventing a much better performing design from being delivered is 
availability of land, the applicant must make a concerted effort to negotiate with the land 
owner to the south of the A41 to arrive at a better performing junction.  At the very least, the 
applicant must demonstrate what would be involved in upgrading this current form of junction 
to include the county council’s South East Perimeter Road (SEPR).  In any case further work 
is required to the current proposal because the Graven Hill arm is not drawn on the correct 
alignment of the safeguarded route of the SEPR.  Furthermore I do not believe the provision 
for cyclists and pedestrians across this southern arm of the junction is acceptable given the 
flows of vehicles that there will be here and the fact that this is on the route of an existing 
shared footway/cycleway connecting the villages along the Ploughley Road through to 
Bicester. 
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Secondary Road 
 
We have concerns that the proposed secondary road through the development from the 
southern Wretchwick Way access to the Link Road, could attract more traffic than 
anticipated.  We would like further testing to be done to demonstrate its necessity as a 
through route. A specification for the secondary road will need to be agreed in a similar way 
to the link road (see above). 
Public transport 
 
Local Transport Plan 4, Policy BIC 1 states that good accessibility to public transport services 
should be provided [for Bicester 12], including a through route for buses between the A4421 
Charbridge Lane and the A41 Aylesbury Road, with effective footpaths and cycle routes to 
bus stops, including a financial contribution towards the provision of a bus service through 
the site and new bus stops with effective footpaths and cycle routes to bus stops from 
dwellings and commercial buildings. 
 
Public Transport Contribution: It should be noted that a number of bus routes detailed in the 
TA no longer operate, or are under threat of withdrawal e.g. the T94 Oxford-Islip-Ambrosden-
Bicester service.  The proposed target bus service frequency of 30 minutes is inadequate for 
a development of 1500 dwellings (plus employment). Similar-sized residential developments 
around Oxfordshire have a target frequency of 15 minutes, during Monday to Saturday 
daytimes. Whilst the initial service would operate at the lower frequency, the developer would 
be expected to fund a more frequent service, in line with the Council’s Premium Routes and 
Bus Strategy. 
 
The long term future of bus services in the South East Bicester area must be planned on a 
commercial basis. Similar developments in Oxfordshire have been required to fund an initial 
bus service on a pump-priming basis. Given various uncertainties that exist that will impact 
on bus services in the South East Bicester area, including the rate of build-out of this 
development, this development will be required to fund two additional buses, on an 8 year 
declining pump-priming basis.  
 
The first bus would be required at an agreed trigger-point (e.g. 25 completed dwellings) at 
which point a turning circle or similar arrangement would be required.  It is assumed that this 
bus would penetrate the development along the entire length of the Primary or Secondary 
Bus Route at an agreed number of dwellings (e.g. 400 completed dwellings).  The second 
bus would be required at a further trigger point (e.g. 800 completed dwellings) which would 
result in the provision of a 15 minute frequency service.  If the Council is to procure this 
service, then the cost of two pump-primed vehicles for eight years is £1,440,000.  It is 
expected that this contribution would allow any new or extended bus service for the site 
would cover journeys in the early mornings and evenings (and a daytime Sunday journey) to 
give bus access to the 2000 jobs being provided on the site. 
 
Bus stops: The indicative, proposed locations of bus stops within the development are not 
acceptable and require further consideration. Bus stops need to be located in more logical 
locations, such as at intersections with walking routes to the wider development. The lack of 
bus access points towards the edge of the development, has been shown to routinely 
generate significant complaints from new residents who need to walk up to 400 metres in the 
wrong direction before catching the bus. The Applicant should therefore review and re-submit 
a revised Figure 7.4, showing four pairs of stops on the Primary Bus Route and two pairs of 
stops on the Secondary Route i.e. 10 stops in total. 
 



 

Page 15 of 39 
 

These stops should all be provided with hard-standing areas (through s278 arrangements) 
for passengers with sufficient space to erect shelters and pole/flag units (to be secured 
through s106 arrangements @ £1000 per unit). Shelters should be provided through initial 
dialogue with Bicester Town Council, as they will be responsible for ongoing maintenance. 
Not all stops will require a shelter – approximate locations and timing of delivery need to be 
agreed through the S106. The developer should assume a cost of £10,000 per shelter, 
inclusive of ongoing maintenance. 
Cycling/Walking; Public rights of way 
 
Bicester site allocation policy 12 highlights the need for: 
 

 New footpaths and cycle ways to be provided that link to existing networks and the 
wider urban area. This includes links from the site into Bicester town centre and to 
facilitate access to railway stations, secondary schools, other community facilities and 
places of employment. 

 Connectivity with Launton Road, Langford Village and London Road should be 
improved. 

 
Apart from the concern expressed earlier about pedestrian crossings of the link road set out 
earlier, the application does include proposals for cycling and walking facilities in an attempt 
to comply with the Local Plan policy.  This includes two toucan crossings of Wretchwick Way 
and off site improvements along most of Peregrine Way and surface improvements of the 
existing facility along the length of Wretchwick Way as far as Gavray Drive.  Dedicated 
facilities are also proposed to be provided along the whole length of the ink road and the 
secondary road.  It is my view that further improvements to the onward journey for cyclists in 
particular through Langford Village to Bicester town centre need to funded by this 
development to ensure residents of the Wretchwick Green are sufficiently encouraged to 
make local journeys by bicycle and on foot.  This would ensure the development is compliant 
with the Bicester 12 policy as quoted above.  The amount of this contribution would be 
negotiated through the S106 process and be used to deliver schemes in the existing Bicester 
Sustainable Transport Strategy and/or the emerging Bicester masterplan. 
 
The site allocation policy Bicester 12 requires connections across the whole site allocation to 
be provided and as such there is limited certainty/clarity over where and how these will be 
provided where this site adjoins the neighbouring application site (Symmetry Park).  These 
connection points and onward routes would be much better secured if a masterplan for the 
whole site allocation had been produced – its absence is disappointing.  Despite this, the 
county council believes that the connections and onward routes can be adequately secured 
through the S106 process.  They would need to be agreed before any development is 
commenced and then delivered before any development is occupied. 
 
The Bicester 12 policy also requires 
 

 A legible hierarchy of routes to be established to encourage sustainable modes of 
travel and the development layout to maximise the potential for walkable 
neighbourhoods and incorporate cycle routes. 

 Protection of the line and amenity of existing Public Rights of Way. 

 Connectivity and ease of access from the development to the wider Public Rights of 
Way network 

 
As such we believe that through the S106 process and the adoption of a Wretchwick Green 
site masterplan and design code these can be delivered.  This is despite the fact that, the 
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details submitted with the application are limited in what they propose for new and improved 
pedestrian and cycle routes.  Specifically there is limited commitment to even improving 
existing rights of way on the site – see the Land Use and Access Plan. 
 
The development will affect existing rights of way in the proximity of the site due to the 
amount and frequency of increased use. This impact could extend to neighbouring 
settlements of Launton, Ambrosden and Blackthorn.  The development should provide the 
means to improve and extend these rights of way to make them safer, and more convenient 
for year round commuting and recreational use  The size of the development will make this 
area more urban so the paths within and connecting to the site need to remain as green 
corridors but also made safe and fully integrated with the development. 
 
Specifically, there is a desire line along the public right of way through the scheduled ancient 
monument that should be improved to provide an additional direct and attractive route in and 
out of the development for pedestrians and cyclists.  A no dig solution to surface 
improvements would presumably be compatible with the archaeological significance of the 
site.  This certainly warrants further investigation.  A crossing point where this right of way 
emerges onto Wretchwick Way would be required.  In this location a refuge crossing rather 
than a signal controlled crossing would probably be acceptable. 
 
Strategic Transport contribution 
 
A significant Strategic Transport Contribution will be required towards strategic road 
infrastructure to mitigate the development’s proportion of the cumulative impact of 
development in Bicester, in particular to bring relief to the A41 (Boundary Way) . Without it 
the development is considered to be unacceptable; the cumulative impact of development in 
Bicester will be severe if appropriate contributions are not secured from all development sites 
towards the strategic transport infrastructure required to mitigate the increased transport 
movements. 
 
Functioning peripheral routes around the town to i) connect new employment and residential 
sites to the strategic transport network; ii) distribute traffic around the town; and iii) enable a 
balance in favour of sustainable transport within the central areas has long since been at the 
heart of the town’s transport strategy (ref.: Local Transport Plan 4; Bicester Area Strategy 
Policy Bic 4). 
 
Drainage 
 
We have concerns about the location of the school in relation to how flooding in that part of 
the site can be managed.  In particular: 
 

 The school cannot be at the lowest part of the site where the gradient directs the water 
from the rest of the site 

 The school cannot be positioned in Flood Zone 3 

 Exceedance flow routes will only be allowed down the boundary side of the school site 
with the County Drainage Engineer’s approval 

 No attenuation ponds will be allowed within the school site 

 Green roofs are to be encouraged throughout the development, but if proposed on the 
school buildings appropriate maintenance sums would be required  

 
The county council’s drainage team have the following further comments in relation to the 
whole site: 
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Vegetative ‘soft’ SUDS such as swales, ponds, filter strips etc. have a role to play in the 
scheme and should be used where practicable and are preferred to the hard SUDS 
proposals such as underground storage cells. With reference to Table 3 Page 12 of the 
drainage strategy, it is unclear why the conclusion has been drawn that swales are unlikely to 
be suitable due to gradients. This is because the strategy mentions shallow gradients at the 
site which are ideal for swales and also proposed profiling of the site levels. Swales and other 
soft SUDS should be incorporated where practicable to achieve a level of remediation 
treatment to achieve compliance with the water quality objective.  
 
Discharge rates – If there are landscape / green areas in the developed scenario that 
discharge naturally to the receiving waters and do not contribute to the site drainage system, 
then these areas should also be excluded from the greenfield calculations. (Please see 
24.2.2 of the SUDS Manual C753). This may affect the proposed QBar and Global 
calculation. 
 
Flood route in exceedance – The drawing provided will need to be further developed as the 
scheme progresses to demonstrate compliance with Defra Non – Statutory Technical 
Standards S7 – S9, and local planning policy.  
 
It appears that the in terms of meeting volumetric control criteria, long term storage volume 
standard ( 100 yr 6 hr storm) will not be achieved (para 2.3 of strategy), but rather it is 
proposed to adopt the alternative criterion to discharge at the QBar rate. 
 
With respect to the third party water draining to the site it was not clear how flows would be 
dealt with, whether they would be incorporated into the site system or their existing volumes. 
 
It was not possible to ascertain the position of the outfalls on the strategy drawing provided. 
 
Travel Plans 
 
A Framework Travel Plan complying with the county council’s travel planning guidance 
document “Transport for New Developments: Transport Assessments and Travel Plans” for 
the whole site will be needed for the whole development.  Subsequently, residential, 
workplace and school travel plans will be needed for the relevant parts of the site, all of which 
will need to written in the context of the framework travel plan. 
 
All of the travel plans must incorporate details of (i) the means of regulating the use of private 
cars at the development in favour of other modes of transport and (ii) the means of 
implementation and methods of monitoring site related travel.  A S106 financial contribution 
will be needed to support the monitoring by the county council of the travel plans.  This 
contribution is set out above. 
 
Construction Travel Management Plan 
 
A Construction Travel Management Plan (CTMP) will be needed for this development, given 
the traffic sensitive nature of the potential approach routes on the wider strategic road 
network in and around Bicester.  We would expect the CTMP to incorporate the following in 
detail: 
 

 The CTMP must be appropriately titled, include the site and planning permission 
number.  
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 Routing of construction traffic and delivery vehicles is required to be shown and signed 
appropriately to the necessary standards/requirements. This includes means of 
access into the site. 

 Details of and approval of any road closures needed during construction. 

 Details of and approval of any traffic management needed during construction. 

 Details of wheel cleaning/wash facilities – to prevent mud etc, in vehicle tyres/wheels, 
from migrating onto adjacent highway.  

 Details of appropriate signing, to accord with the necessary standards/requirements, 
for pedestrians during construction works, including any footpath diversions.  

 The erection and maintenance of security hoarding / scaffolding if required. 

 A regime to inspect and maintain all signing, barriers etc.  

 Contact details of the Project Manager and Site Supervisor responsible for on-site 
works to be provided.  

 The use of appropriately trained, qualified and certificated banksmen for guiding 
vehicles/unloading etc.  

 No unnecessary parking of site related vehicles (worker transport etc) in the vicinity – 
details of where these will be parked and occupiers transported to/from site to be 
submitted for consideration and approval.  Areas to be shown on a plan not less than 
1:500. 

 Layout plan of the site that shows structures, roads, site storage, compound, 
pedestrian routes etc. 

 A before-work commencement highway condition survey and agreement with a 
representative of the Highways Depot – contact 0845 310 1111. Final correspondence 
is required to be submitted.  

 Local residents to be kept informed of significant deliveries and liaised with through 
the project. Contact details for person to whom issues should be raised with in first 
instance to be provided and a record kept of these and subsequent resolution.  

 Any temporary access arrangements to be agreed with and approved by Highways 
Depot.  

 Details of times for construction traffic and delivery vehicles, which must be outside 
network peak and school peak hours. 

 
 
Officer’s Name: Craig Rossington             
Officer’s Title: Senior Transport Planner              
Date: 23 August 2016 
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

 
 

Archaeology 

 

Recommendation: 
 
Objection 
 

Key issues: 
 
The site is located in an area of archaeological interest adjacent to the scheduled monument 
of Wretchwick deserted medieval settlement. The application site contains earthworks related 
to this monument which could be considered to be of equivalent significance. The site also 
has the potential to contain prehistoric and Roman remains. The current cultural heritage 
assessment is based on an out of date desk based assessment and will need to be updated 
to include a number of recent relevant archaeological sites that have been omitted from the 
assessment. 
 
A programme of archaeological evaluation will also need to be undertaken and submitted 
ahead of the determination of any planning application for this site. 
 
We would therefore not recommend the granting of planning permission for this development 
until these assessments have been undertaken and the reports submitted as part of the 
application. 
  

Legal agreement required to secure: 
 
None 
 

Conditions: 
 
Not at this stage. 
 

Informatives: 
 
None 
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Detailed comments:  
 
The site is located in an area of considerable archaeological interest immediately south east 
of the scheduled monument of Wretchwick deserted medieval settlement (SM 28148). The 
monument consists of surviving earthworks within two fields either side of a working farmyard 
with buildings and farmhouse. A further area of earthworks related to the monument survives 
on the southern side of the designation boundary within the red line area of this application. 
The site is also located north of the line of the Roman Road of Akeman Street. Iron Age and 
Roman settlement enclosures and field systems have also been recorded during an 
evaluation undertaken ahead of the determination of a planning application immediately 
south east of the application area. Further Roman and Saxon settlement remains have been 
recorded immediately west of the north western boundary of the proposed site Along with a 
Late Iron Age and Roman farmstead. This farmstead was obviously of some status as half of 
a wooden Roman writing tablet was recovered from a well on the site. This is the only such 
find in the County. 
 
Iron Age settlement has been recorded 800m north west of the site during the development 
of Langford village and a number of Iron Age and Roman sites have been recorded within the 
general vicinity of the site. This site therefore has a high potential for further, previously 
unrecorded, remains from these periods to be present. 
 
An archaeological desk based assessment has been submitted along with the application 
(Annex 10.1). This assessment however was produced in November 2007 and therefore 
does not take into account a number of important sites within the immediate environs of the 
site which have been recorded in the last 8 years. This assessment does therefore not 
represent an approximate or accurate assessment of the currently known archaeological 
information of the area.  
 
The cultural heritage chapter of the environmental assessment does therefore not take 
account of the relevant current archaeological information for the site and is therefore not an 
appropriate assessment of the archaeological interest of the site. 
 
A geophysical survey has also been submitted with the application. We were not asked 
however to comment on the appropriateness of this technique. There have been a number of 
geophysical surveys undertaken within the area of the application site which have not 
recorded any possible anomalies of archaeological origin where subsequent evaluation and 
excavation has recorded the presence of significant archaeological deposits.   
 
A geophysical survey was undertaken on the site immediately south west of the application 
area which did not record any potential archaeological deposits. A subsequent evaluation 
recorded the presence of a dense amount of Iron Age and Roman features across the entire 
site none of which had been identified by the geophysical survey.  
 
The geophysical survey also omitted the area of earthworks outside the designated site 
boundary. These earthworks should be considered to be of demonstrably equivalent 
significance to the designated site as set out in paragraph 139 of the National Planning Policy 
Framework (2012). A full assessment and investigation of the potential of these important 
earthworks will need to be included in the cultural heritage chapter. 
 
This survey cannot therefore be taken as a valid assessment of the archaeological interest of 
the site.  
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We have previously recommended that an archaeological evaluation will be required on the 
site in advance of the determination of any planning application and this is highlighted in the 
Local Plan policy for the site. 
 
The desk based assessment and cultural heritage chapter will however need to be updated 
to include all of the currently known archaeological information for the vicinity of the site and 
the results of an archaeological field evaluation will need to be submitted along with this 
planning application.  
 
The development will also have an impact on the setting of a scheduled monument as well as 
an impact on the archaeological deposits and earthworks that relate to the monument which 
may be considered to be of equivalent significance to the designated site. The advice of 
Historic England should therefore be taken regarding these potential impacts. 
 
Both the desk based assessment and evaluation will need to be undertaken in line with the 
relevant Chartered Institute for Archaeology’s standards and guidance including the 
agreement of a written scheme of investigation in order to ensure that the scope of the 
proposed assessment s are appropriate. 
 
We would therefore not recommend the granting of planning permission for this development 
until these assessments have been undertaken and the reports submitted as part of the 
application. 
 
Officer’s Name: Richard Oram     
Officer’s Title: Planning Archaeologist  
Date: 28 July 2016 
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

 
 

Economy and Skills 

 

Recommendation: 
 
No objection subject to conditions 
 

Key issues: 
 

 Employment provision (area and job numbers) is below that required by the Cherwell 
Local Plan. 

 

Legal agreement required to secure: 
 
N/A 

 

Conditions: 
 

 In order to mitigate for the employment provision being below that required by the 
Local Plan the developers will be required to prepare and implement, with local 
authorities and skills providers, a Community Employment Plan (CEP). This will seek 
to mitigate the impacts of development through ensuring that local people can better 
access the training (including apprenticeships) and job opportunities arising from the 
development. CEP’s should relate to outcomes from both the construction and the end 
user phase.   

 
 

Detailed comments:  
 
It is noted that Local Plan Policy Bicester 12 requires 40 ha of employment land and 3,000 
jobs.  This development and the Symmetry Park application combined total 24.5 ha of 
employment land and 2,618 jobs which falls short of the Cherwell Local Plan requirements. 
 
The Oxfordshire Local Enterprise Partnership (OxLEP) and partners have agreed, through 
the City Deal and Strategic Economic Plan to deliver significant levels of economic growth 
 

http://www.oxfordshirelep.org.uk/
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Oxfordshire has made progress through programmes including Oxfordshire Business 
Support1, the Oxfordshire Apprenticeship programme2, O2i3 and Invest in Oxfordshire4.  
 
Recent policy initiatives relating to skills development are contained in: 
 

 The Oxfordshire City Deal 

 Oxfordshire European Structural Investment Fund (ESIF) Strategy 

 Strategic Economic Plan – the refresh of which is currently underway  
 
The Oxfordshire Skills Strategy has the following key strategic priorities to 2020:  
 

 To meet the needs of local employers through a more integrated and responsive 
approach to education and training 

 Creating the ‘skills continuum’ to support young people through their learning journey 

 Up-skilling and improving the chances of young people and adults marginalised or 
disadvantaged from work 

 To increase the number of apprenticeship opportunities  

 To explore how we can better retain graduates within Oxfordshire to meet the demand 
for the higher level skills our businesses need 

 
Employment and skills planning justification 
 
Oxfordshire has a ‘tight labour market’, comprising of one of the lowest national claimant 
counts for Job Seekers Allowance5, alongside ‘pockets of deprivation’ in which there are 
relatively high levels of unemployment. Improving local skills and employment outcomes will 
not only drive forward the local economy, but will have far reaching effects in improving the 
social and economic outcomes of individuals currently marginalised from the workforce.  
 
The Government advice on planning policy set out in the National Planning Policy Framework 
states that ‘significant weight should be placed on the need to support economic growth 
through the planning system’.  
 
Seeking commitments to the development of skills and the provision of job opportunities 
through Community Employment Plans (CEP’s) can help to achieve this vision and to ensure 
that developments contribute to economic growth.  
 

Through CEP’s, Local Planning Authorities can work together with the Local Enterprise 
Partnership, the Skills Board and partners to ensure the maximum benefits in terms of new 
jobs.  Thereby fully utilising the potential within the planning system to support and drive 
sustainable local economic growth.  
 
As well as supporting sustainable economic growth, CEP’s provide the opportunity to more 
closely align the new jobs created from a major development, the local labour market and 

                                            
1
 Oxfordshire Business Support is the Growth Hub for Oxfordshire, providing business support, specialist advice 

and guidance  
2
 The Oxfordshire Apprenticeship programme promotes apprenticeships to employers and potential apprentices. 

It supports employers through the process of taking on an apprentice.  
3
 O2i Opportunities to Inspire builds links between employers and education across Oxfordshire in order to 

inspire the future workforce. It offers an online platform so that volunteers from any sector can discover 
opportunities to inspire and inform young people  
4
 Invest in Oxfordshire provides tailored assistance to place and grow businesses in Oxfordshire  

5
 JSA claimant count in February 2016 for Oxfordshire was 2,695 (rate of 0.6) 

http://www.oxfordshirebusinesssupport.co.uk/
http://www.oxfordshirebusinesssupport.co.uk/
http://www.oxfordshireapprenticeships.co.uk/
http://www.o2i.org/
http://www.oxfordshirelep.org.uk/content/invest-in-oxfordshire
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skills providers. Thus ensuring maximum benefits in terms of new jobs, apprenticeships, 
traineeships, work experience and local supply chains.  
 

 
Officer’s Name: Sarah Beal                  
Officer’s Title: Economic Development Coordinator                
Date: 08 August 2016 
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

 
 

Education 
 

Recommendation: 
 
No objection subject to conditions 
 

Key issues: 
 
Based on the following housing development mix: 
 

189 x One Bed Dwellings 

381 x Two Bed Dwellings 

650 x Three Bed Dwellings 
280 x Four Bed Dwellings 

 
This proposed development has been estimated to generate 61.6 children qualifying for free 
nursery education, 374 primary pupils, 302 secondary pupils and 7.6 pupils requiring 
education at an SEN school.  
 
Primary education  

 The application Land Use Plan indicates a site for a new 2 form entry primary 
school and potential extension land should a 3 form entry school be required.  

 Based on a CDC policy compliant housing mix, the county council would expect a 
2 form entry primary school to be sufficient to meet the needs of this proposed 
development. Should the actual housing mix prove to generate a significantly 
higher pupil number, or should the adjoining parcels of land identified as outside 
this application be allocated for housing, a larger school may be required. The 
county council agrees with the applicant’s allocation of land to allow flexibility of 
school size.  Additional comment on the suitability of the primary school site is 
included in the Property section of this response.   

 £8,861,000 Section 106 contributions and a suitable school site are required for the 
provision of a new 2fe primary school to serve the proposed new development.  

 If the new school requires an extended nursery (see below) the cost will be higher, 
and is to be confirmed.  
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Secondary education  

 £8,058,266 Section 106 contributions required towards the planned phased 
construction of a new secondary school serving the area, to be located at NW 
Bicester.   

 Additional financial contribution towards the cost of acquiring land for the new 
school may also be required.  
 

Special Educational Needs (SEN) education  

 £800,432 Section 106 required for the necessary expansion of permanent SEN 
school capacity, towards the new county SEN school to be built in Didcot.  

 
Early Years education  

 The standard county council specification for a new 2 form entry primary school 
would include provision sufficient for 30 nursery children. The proposed 
development would be expected to generate in excess of this. The additional 
provision could be through private and voluntary providers, including pre-schools, 
day nurseries and childminders. 

 The proposed development includes a local centre to provide facilities for 
community uses and retail/business. This should include accommodation suitable 
for a day nursery setting operated by a private, voluntary or independent provider. 
In the absence of such accommodation, it would be necessary to provide a larger 
than standard nursery provision within the primary school, which would increase 
the cost of that school.  

 

Legal Agreement required to secure: 
 
£8,861,000 Section 106 developer contributions are required towards the provision of a new 
2fe Primary School, index linked to 4th Quarter 2014 using PUBSEC Tender Price Index. 
This is based on the estimated cost of building a 2 form entry primary school, delivering 450 
places, including 30 nursery places. This cost will need to be reviewed in light of ongoing 
work into school space standards, and when the nursery provision requirements can be 
confirmed. 
 
2.22 ha primary school site to be provided at nil cost to the county council, based on a 2 form 
entry school, with an option for a further 0.88ha should the school need to be larger than 2fe.    
 
£8,058,266 Section 106 developer contributions are required towards the development of a 
new secondary school to serve this area, This is based on 302 pupils expected to be 
generated by a CDC policy compliant housing mix, and on the estimated cost of building a 
new secondary school in NW Bicester of £26,683 per pupil place, index linked to 4th Quarter 
2014 using PUBSEC Tender Price Index. 
 
Additional financial contribution towards the cost of acquiring land for the new school may 
also be required.  
 
£800,432 Section 106 developer contributions towards a new county SEN school to be built 
in Didcot, based on projected pupil generation of 7.6 pupils. This is index linked to 4th Quarter 
2014 using PUBSEC Tender Price Index. The estimated cost of building this school is 
£105,320 per pupil place. 
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Informatives: 
 

 Contribution calculations are based on an assumed mix of dwellings (set out above). 
Pupil generation, and consequently developer contributions amounts required towards 
education, will need to be revised when there is a confirmed mix of dwellings.   

 

Detailed Comments:  
 
Demand for Bicester primary school places has risen rapidly in recent years. Bicester 
secondary schools currently have spare capacity, but this will be filled as the higher numbers 
now in primary school feed through. A strategic approach to expanding primary and 
secondary school capacity across the town will be required to meet the demands of the local 
population and housing growth. This proposed development will be required to contribute 
towards this in the form of a new on-site primary school and pro rata funding towards a new 
off-site secondary school.  
 
Primary: 
 
The application Land Use Plan indicates a site for a new 2 form entry primary school and 
potential extension land should a 3 form entry school be required. Based on a CDC policy 
compliant housing mix, the county council would expect a 2 form entry primary school to be 
sufficient to meet the needs of this proposed development. Should the actual housing mix 
prove to generate a significantly higher pupil number, or should the adjoining parcels of land 
identified as outside this application be allocated for housing, a larger school may be 
required. The county council agrees with the applicant’s allocation of land to allow flexibility of 
school size.   
 
A 2 form entry school would provide 420 school places and a 30-place nursery for 2- and 3-
year-olds. The estimated cost of providing such a school is £8,861,000, index linked to 4th 
Quarter 2014 using PUBSEC Tender Price Index.  School space standards are currently 
being revised, and this may alter the estimated cost of school building.  
 
If the new school requires an extended nursery (see below) the cost will be higher, and is to 
be confirmed.  
 
For a 2 form entry school a 2.22ha site is required at zero cost from this development; for a 3 
form entry school the site required would be 3.1ha. 
 
To ensure primary school places are available within easy walking/cycling distance of these 
proposed new homes, it will be important for the primary school included within its 
boundaries to be provided in a timely manner. The timing and details of this school will need 
to be subject to further discussion.  
 
Secondary: 
 
The scale of housing growth planned for Bicester is expected to require around 2000 more 
secondary school places in the town by the mid-2030s. The provision of this has been 
planned strategically to be implemented in the following phases: 

 In 2016 a new 300-place studio school for 14-18 year olds opens. It is expected that 
this will draw in pupils from a wider area, and may also increase the staying-on rate of 
pupils in education post-16. This school is not, therefore, primarily about meeting the 
needs of population growth, but will provide some extra capacity. 
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 In 2019 a new 600-place secondary school for 11-16 year olds will open on the SW 
Bicester development.  

 The NW Bicester development will include a secondary school site – the size of this 
school is flexible to respond to the eventual scale of local population growth. For the 
same reason, the school is planned to be built in phases of 600 or 300 places, to allow 
it to grow in line with demand.  

This development is required to contribute proportionately towards the new secondary school 
to be included within the eco-town development in NW Bicester, at an estimated cost of 
£26,683 per pupil place, index linked to 4th Quarter 2014 using PUBSEC Tender Price Index. 
 
Special: 
 
The number on roll in special schools in Oxfordshire has risen over recent years from 795 in 
2007 to 1050 in 2016. The demand for special school places is expected to continue to grow 
as new housing is built and the already rising birth rate feeds through. While some additional 
capacity has been provided through expansion of existing schools, it has now become 
necessary to plan a new county SEN school. A site for this has been identified in Didcot.  
This school is planned to serve the full age range, with a capacity of 100 pupils and 
contributions would be used towards building this school.  
 
For the purposes of developer contributions, the SEN calculation is based on 1.11% of 
children being expected to require SEN provision, this percentage in turn being based on 
pupil census data for Oxfordshire.  
 
Early Years:  
 
Under Sections 6 and 7 (as substituted by section 1 of the Education Act 2011) of the 
Childcare Act 2006 the Council has a responsibility to ensure that there is sufficient childcare 
to enable families:-   
 

a) to access the free early education entitlement for their child. 
 

b) to take up, or remain in work, or 
 

c) to undertake education or training, which could reasonably lead to work. 

Free early education is a statutory entitlement to 570 hours per year for eligible two-year old 
children, where such eligibility is targeted at circa 40% of this age group, and for all three 
year old children. 

The Childcare Act 2016 extends the Council’s responsibility to ensure that there is sufficient 
provision, as the entitlement to free early education will double to 1,140 hours for children, 
aged 3 and 4, of eligible working parents from September 2017.   

Delivery of the free early education and childcare provision in Oxfordshire is through a mixed 
market of private and voluntary providers, including pre-schools, day nurseries and 
childminders, and through schools, including academies and free schools. 

The proposed development has been assessed as likely to generate 219 * 0 - 4 year olds, 
i.e. an average of 44 children per year of age across this five year age band. Of these 
children, the following would be expected to be eligible for free early education:  
 

 Of the estimated two-year-olds, 40% would be expected to be eligible = 17.6 children  

 All of the estimated 42 three-year-olds = 44 children  
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This brings the total need for early education provision to 61.6 places.  
 
Provision for 30 of these children will be delivered through the nursery class included within 
the proposed new primary school for this development. However, this alone will not meet the 
expected generation of children qualifying for free nursery education, nor the full needs of 
families with children in the 0 - 4 year age group, so additional early years provision within 
the development will be required. This will particularly support parents being able to access 
the employment opportunities being created in Bicester, including those expected to become 
available on the adjacent site (15/02316/OUT).  
 
It is noted that the proposed development includes a local centre to provide facilities for 
community uses and retail/business. This should include accommodation suitable for a day 
nursery setting operated by a private, voluntary or independent provider. Any building will 
need to meet the requirements of the Early Years Foundation Stage Statutory Framework 
(pages 27 & 28 cover the safety and suitability of premises, environment and equipment). In 
order to provide sustainable high quality provision a provider will require sole use of the early 
years space at an affordable rent. The viable minimum number of places for a day nursery is 
around 50 places. 
 
If such accommodation cannot be confirmed, then it will be necessary to plan for a larger 
nursery provision within the new primary school, which would increase the developer funding 
required for that school.  
 
 
Officer’s Name: Barbara Chillman 
Officer’s Title: Pupil Place Planning Manager                     
Date: 11 August 2016   

 
  

https://www.gov.uk/government/publications/early-years-foundation-stage-framework--2
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

 
 

Property 
 

Key issues:  
 
• 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: 
 

189 x One Bed 
Dwellings 

381 x Two Bed 
Dwellings 

650 x Three Bed 
Dwellings 

280 x Four Bed 
Dwellings 

 

• It is calculated that this development would generate a net 
increase of: 

 

3,605 additional residents including: 

327 resident/s aged 
65+ 

2,565 residents aged 
20+ 

322 resident/s ages 13-
19 

219 resident/s ages 
0-4 

 
Comments on Primary School by Jane Farrow. Site Visit undertaken 26/07/16. 
 
Location  
The location of the school site seems to be in the busiest part of the development, from a 
road perspective. The site sits on the junction of the two main roads through the site but has 
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no obvious connection with the surrounding houses and is quite isolated from a passive 
surveillance point of view. If passive surveillance could be increased from surrounding 
housing and Highways and Education are happy there are no further comments on the 
location of the school. 
 
Gradient 
Current gradients are of no concern as the site appears to be on flat land, however it is also 
in the lowest part of the site and if this remains the location of the school site the levels would 
need to be raised to ensure it is out of the flood zone. 
 
Building height 
The school site is designated as having a ‘maximum height of 2 storey (i.e. 10m to 
ridge/bottom of parapet from slab level)’ It is difficult to understand exactly what this means 
(bottom of parapet?) but either way the maximum height should be the same as adjacent 
buildings (i.e. 11m to ridge/bottom of parapet from slab level or ideally, simply, a maximum 
height of 11m) to enable some flexibility in the pitch of the roof to be allowed for. 
 
Archaeology 
To the rear (north-west) of the school is the site of the deserted Medieval Village of 
Wretchwick and the whole school site is an area of Ridge and Furrow. OCC Archaeology will 
need to check if these have any implication on the location of the proposed school site 
bearing in mind that the ridge and furrows will need to be fully removed in order to construct 
adequate playing fields/tarmac areas or, given the current location, would need to be covered 
over when the ground levels are built up. 
 
Noise 
The School site will not be buffered from the main A4421 and the noise from this road could 
have an impact on the school and playing fields. The playing field is part of the curriculum 
provision and as such is treated as a teaching space requiring a maximum of 50 dB LAeq, 30 
min at any boundary.  
 
Ecology etc 
Many of the ditches have trees and hedgerows within the channels or along the banks and 
are of arboricultural and ecological habitat importance. There is a statement that these will be 
retained. Given that one of these ditches divides the proposed school site confirmation is 
required that the ditch, trees and hedgerow can/are to be redirect and remove. Without their 
removal adequate playing fields, that can be fully supervised, cannot be provided for a 3ha 
school. 
 
Flood Zone 
Currently the school site appears to have been located squarely within Flood Zone 3. Please 
refer to the County Drainage Engineer’s objection in the transport response above.   
 
Currently the Exceedance Flow Route Plan shows that the present proposal is for 
exceedance flow to run diagonally across the school site. This would not be acceptable on a 
school site. 
 
Without assurance that the school will be wholly within Flood Zone 1 and that no 
exceedance flow will be directed across the site we object to this planning application. 
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It is assumed that given the nature of the site, that all attenuation will be off site as any onsite 
attenuation would have to be shallow and compromise too larger an area of school site to 
allow any long term flexibility of site development. 
 
The environmental statement repeatedly suggests that green roofs could be utilised on the 
school. This is only possible with additional S106 contribution and funds toward long term 
maintenance. 
 
The environmental statement proposes that the school site be used for attenuation ponds. 
This will not be accepted and the school site cannot be utilised for the overall site drainage 
strategy 
 
Site access 
3no site access routes into the school site will be required and this shall include site access 
to the rear of the school site for vehicles and pedestrians.  
 
Road layout 
All roads in the vicinity of the school shall have circular routes such that cars do not need to 
carry out reversing manoeuvres where there are likely to be children. 
 
Pupil drop off 
There only appears to be one road adjacent to the school and it is difficult to understand how 
adequate parking spaces will be provided on the highway for pupil drop off, especially given 
that it is one of the main roads through the development and that the school will eventually be 
3FE. 
 

Legal Agreement required to secure: 
 
•  Library £342,475.00 

•  Central Library £70,838.25 

•  Adult Day Care £41,202.00 

 

Total* £454,515.25 

*Total to be Index-linked from 4th Quarter 2014 Using PUBSEC Tender Price 
Index 

•  Administration & Monitoring £19,000.00 

The County Councils legal fees in drawing up and/or completing a legal agreement will 

need to be secured. 

 

Administration 
 
Oxfordshire County Council requires an administrative payment of £19,000 for the 

purposes of administration and monitoring of the proposed S106 agreement, including 

elements relating to Education. The admin fee may increase depending on the value of 

any Transport related contributions. 

 

Conditions:  
 

•  The County Council as Fire Authority has a duty to ensure that an adequate 

supply of water is available for fire-fighting purposes. There will probably be a 
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requirement to affix fire hydrants within the development site. Exact numbers 

and locations cannot be given until detailed consultation plans are provided 

showing highway, water main layout and size. We would therefore ask you to 

add the requirement for provision of hydrants in accordance with the 

requirements of the Fire & Rescue Service as a condition to the grant of any 

planning permission 

 

Informatives: 
 
•  Fire & Rescue Service recommends that new dwellings should be 

constructed with sprinkler systems 
 

Detailed Comments:  

Local Library 

This development is served by Bicester Library. 

This provision is significantly under-size in relation to its catchment population and this 

development will therefore place additional pressures on the library service. 

Costs for improvements are based upon the costs of extending a library. 

The costs of extending a library is £2,716 per m2 at 4th Quarter 2014 price base; this 
equates to 

£75 (£2,716 x 27.5 / 1,000) per resident. 

This calculation is based on Oxfordshire County Council adopted standard for publicly 

available library floor space of 23 m2 per 1,000 head of population, and a further 19.5% 

space is required for support areas (staff workroom, etc.), totalling 27.5 m2 per 1,000 head 

of population. 

 

The development proposal would also generate the need to increase the core book stock 

held by 2 volumes per additional resident. The price per volume is £10.00; this equates to 

£20 per resident. 
 

•  The contribution for the provision of library infrastructure and supplementary 
core book stock in respect of this application would therefore be based on the 
following formula: 

£95 x 3,605 (the forecast number of new residents) = £342,475.00 
 
Central Library 

 

Central Library in Oxford serves the whole county and requires remodelling to support 

service delivery that includes provision of library resources across the county. 

 

Remodelling of the library at 4th Quarter 2014 base prices leaves a funding requirement 

still to be secured of £4,698,900. 60% of this funding is to be collected from development 

in the Oxford area. The remainder 40% is spread across the four other districts. 40% of 

4.7M = £1,838,300. 

 

Population across Oxfordshire outside of Oxford City district is forecast to grow by 93,529 
to year 

2026. £1,838,300 ÷ 93,529 people = £19.65 per 
person 



 

Page 34 of 39 
 

•  The contribution for the provision of central library infrastructure in respect 

of this application would therefore be based on the following formula: 

£19.65 x 3,605 (the forecast number of new residents) = £70,838.25 
 
Strategic Waste Management 
 

To mitigate the impact generated by this development, a new Household Waste 

Recycling Centre (HWRC) site is being planned in North Oxfordshire. This will expand the 

capacity for this area and allow residents to dispose of their household waste 

appropriately once Ardley HWRC closes in 2019. A proportionate contribution will be 

required from this application. 

 

For further comments please see the Waste Management response. 

 
Social & Health Care - Day Care Facilities 
 

This development is served by Bicester Day Centre and this development will place 

additional pressures on this adult day care facility. To meet the additional pressures on 

day care provision the County Council is looking to expand and improve the adult day care 

facility in Bicester Day Centre 
 
 

Contributions are based upon a new day care centre offering 40 places per day (optimum) 
and open 

5 days per week; leading to an equivalent costing of £12,607 per place at 4th Quarter 

2014 price base (this is non-revenue).  Based on current and predicted usage figures we 

estimate that 1% of the over 65 population use day care facilities. Therefore the cost per 

person aged 65 years or older is £126. 
 

•  The contribution for the provision of adult day care infrastructure in 

respect of this application would therefore be based on the following 

formula: 

£126 x 327 (the forecast number of new residents aged 65+) = £41,202.00 

 
Adult Learning 
 
The Adult Learning Service offers a wide range of educational and recreational courses to 
cater for all ages and abilities. The Adult Learning Service in Bicester is currently based at 
Bicester Community College.  
 
The proposed development and other planned development in and around Bicester 
will generate further demands on the Adult Learning Service. This proposal is 
forecast to generate 2,565 residents aged 20+. 
 
To adequately address the increased needs, the County Council requires 40sqm of 
space which is suitable for adult learning to be designed into the community hall. 
Integrated Youth Support Service 
 
The Early Intervention Service offers high quality early intervention and specialist services to 
children, young people and families with additional complex needs, both through county 
council staff and across partner agencies.  
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All community partner agencies are actively involved in service delivery to ensure integrated 
and inclusive solutions to best improve outcomes for children and young people from birth to 
19 years (up to 25 years where there are special educational needs). 

The Bicester Early Intervention Hub is currently operating at capacity in the delivery of 
specialist services.  
 

The proposed development and other planned development in and around Bicester will 
generate further demands on the Early Intervention Service. This proposal is forecast to 
generate 322 residents aged 13-19. 
 

To adequately address the increased needs, the County Council requires 15sqm of storage 
for youth kit to be designed into the community hall. This storage space should be able to be 
accessed internally and externally.  
 
Indexation 
 

Financial contributions have to be indexed-linked to maintain the real values of the 

contributions (so that they can in future years deliver the same level of infrastructure 

provision currently envisaged). The price bases of the various contributions are covered in 

the relevant sections above. 

 
Security/Bonds 
 
Given the scale of the contributions, where the triggering of payment of financial contributions 
is deferred to post implementation of the development, it will be necessary for the S106 
agreement to include provisions for appropriate security by the landowner/developer for such 
payments. 
 
General 

The contributions requested have been calculated where possible using details of the 

development mix from the application submitted or if no details are available then the  

County Council has used the best information available. Should the application be amended 

or the development mix changed at a later date, the Council reserves the right to seek a 

higher contribution according to the nature of the amendment. 

The contributions which are being sought are necessary to protect the existing levels 

of infrastructure for local residents. They are relevant to planning the incorporation of 

this major development within the local community, if it is implemented. They are 

directly related to this proposed development and to the scale and kind of the 

proposal. 
 
Oxfordshire County Council is not seeking a contribution towards the museum resource 
centre from this application due to the pooling restrictions contained within Regulation 123 of 
the Community Infrastructure Levy Regulations 2010 (as amended) which took effect from 
the 6th April 2015. The property response ‘No objection subject to conditions’ relies upon 
funding for infrastructure as critical mitigation being delivered through CIL where there is no 
opportunity to gain contributions through Section 106 due to current legislation. OCC hold a 
statutory obligation to deliver services such as education through schools. 
Details of these contribution rates for sustainable capital development are set out below. 
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Contributions required to mitigate the impact of the development on infrastructure but 
which due to Regulation 123 of the Community Infrastructure Levy Regulations 2010 
(as amended) OCC does not require a s106 obligation in respect of: 

•  Museum Resource Centre £21,630.00 

Total £21,630.00 
 
 

Detailed comments for contributions not sought solely due to S106 pooling 

restrictions 
 

County Museum Resource Centre 
 

Oxfordshire County Council’s museum service provides a central Museum Resource Centre 

(MRC). The MRC is the principal store for the Oxfordshire Museum, Cogges Manor Farm 

Museum, Abingdon Museum, Banbury Museum, the Museum of Oxford and the Vale and 

Downland Museum. It provides support to these museums and schools throughout the 

county for educational, research and leisure activities. 

The MRC is operating at capacity and needs an extension to meet the demands arising from 

further development throughout the county. An extended facility will provide additional 

storage space and allow for increased public access to the facility. 

An extension to the MRC to mitigate the impact of new development up to 2026 has been 
costed at 

£527,191 at 4th Quarter 2014 price base; this equates to £6 per person 

•  The contribution for the extension of the Museum Resource Centre in 

respect of this application would therefore be based on the following formula: 

£6 x 3605 (the forecast number of new residents) = £21,630.00 
 
 

Officer’s Name: Will Madgwick 
Officer’s Title: Planning Liaison Officer                     
Date: 18 August 2016   
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 
 

 
Ecology 

 

Recommendation: 
 
Objection 
 

Key issues: 
 
I have serious concerns that a comprehensive Masterplan has not been produced for the 
whole South East Bicester site, contrary to Cherwell District Plan Policy Bicester 12: South 
East Bicester.  A Masterplan should have been produced by the applicants for the two sites 
within Bicester 12 to ensure that they considered green infrastructure and biodiversity and to 
demonstrate how habitat connectivity would be provided, considering the need to avoid harm 
to the two adjoining Local Wildlife Sites (Meadows West of Blackthorn Hill LWS and Gavray 
Drive LWS) and also the Conservation Target Area, in addition other features such as 
watercourses and hedgerows.   
 
To help overcome the issue of the lack of a Masterplan, a legal mechanism could be used to 
secure green infrastructure and ecological connectivity between the site and the rest of 
Bicester 12 and beyond.   The District Council should consider whether this would be 
adequate and whether a detailed masterplan should still be required in addition to this, 
seeking the advice of their in-house ecologist.   
 
Biodiversity enhancements such as SUDS, hedgerow and tree planting and management, 
creation of ponds, green roofs, creation of habitat for bats in buildings and bird boxes, 
creation of hibernacula for reptiles and amphibians and creation of wildflower grasslands 
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. 
 
The District Council should be seeking the advice of their in-house ecologist who can advise 
them on this application.   
 
I have concerns about some of the assumptions used in the application of the biodiversity 
metric in the supporting documentation to this application, also whether there is sufficient 
space on site to provide the retained/replacement habitat included in the calculations.   
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In addition, the following guidance document on Biodiversity & Planning in Oxfordshire 
combines planning policy with information about wildlife sites, habitats and species to help 
identify where biodiversity should be protected.  The guidance also gives advice on 
opportunities for enhancing biodiversity:  
https://www.oxfordshire.gov.uk/cms/content/planning-and-biodiversity  
 
 

Legal agreement required to secure: 
 
N/A - For the District Council to comment 
 

Conditions: 
 
N/A - For the District Council to comment 
 

Informatives: 
 
N/A - For the District Council to comment 

 
Detailed comments:  
 
 
 
Officer’s Name: Tamsin Atley                    
Officer’s Title: Ecologist Planner                     
Date: 17 August 2016                     

 
  

https://www.oxfordshire.gov.uk/cms/content/planning-and-biodiversity
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District: Cherwell 
Application no: 16/01268/OUT 
Proposal: Outline application with all matters reserved apart from access for residential 
development including up to 1,500 dwellings, up to 18ha of employment land for B1 and/ or 
B8 uses, a local centre with retail and community use to include A1 and/ or A2 and/ or A3 
and/ or A4 and/ or A5 and/ or D1 and/ or D2 and/ or B1 and/ or uses considered as sui 
generis, up to a 3 Form Entry Primary School, drainage works including engineering 
operations to re-profile the land and primary access points from the A41 and A4421 with 
other associated vehicular, pedestrian and cycle access, circulation routes, related highway 
works; car parking; public open space and green infrastructure and sustainable drainage 
systems. 
Location: South East Bicester Wretchwick Way Bicester 
 

 

 
 

Waste Management 

 

Recommendation: 
 
No objection 
 

Key issues: 
 
Maintaining and increasing high rates of recycling and composting in Oxfordshire which are 
currently the best in the country.  
 
The proposed development will increase waste arisings in the county and the demand for 
waste management infrastructure including household waste recycling centres (HWRCs). 
The nearest Household Waste Recycling Centre to the proposed development site is Ardley 
HWRC which experiences capacity issues.  
 
A commitment to the principles of sustainable development is referred to the applicant’s 
planning statement (para 6.235) and the management of household and commercial waste is 
considered in the environment statement (chapter 5). It is expected that this principle should 
be developed in the detailed design of the development which should facilitate waste 
collection, recycling and composting to enable residents to fully participate in district council 
collection schemes and allow high recycling and composting rates to be maintained. 
 
The reference to financial contributions that may be required for waste management capacity 
in the planning statement and environmental statement is supported. A strategy for the future 
of HWRCs was agreed by OCC’s Cabinet on 15 December 2015 which includes the 
identification of a new site for the north of the county. This will need to cater for increased 
demand arising from new development.  
 
 
Officer’s Name: Frankie Upton                    
Officer’s Title: Waste Project Manager                       
Date: 15 August 2016 

 
 


