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

PROPOSAL 
 
District:  Cherwell 
Application no: 14/01675/OUT-4 
Proposal: Amendment to: OUTLINE -  Erection of up to 53,000 sqm of floor space to be for 
B8 and B2 with ancillary B1 (use classes) employment provision within two employment 
zones covering an area of 9.45ha;  parking and service areas to serve the employment 
zones; a new access off the Middleton Stoney Road (B4030); temporary access of Howes 
Lane pending the delivery of the realigned Howes Lane; 4.5ha of residential land; internal 
roads, paths and cycleways; landscaping including strategic green infrastructure (G1); 
provision of sustainable urban systems (suds) incorporating landscaped areas with balancing 
ponds and swales. Associated utilities and infrastructure. 
Location: OS Parcel 4200 Adjoining And North East Of A4095 And Adjoining And South 
West Of Howes Lane 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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zones covering an area of 9.45ha;  parking and service areas to serve the employment 
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Strategic Comments 
 
This consultation response addresses the additional highways, access and transportation 
related submission received in September 2015 and should be read in conjunction with 
OCCs previous consultation responses dated 23rd December 2014, 22nd July 2015 and 15th 
September 2015.  All points raised in OCC’s previous responses still apply, other than those 
addressed in Annex 1.  
 
Transport Development Control officers maintain their objection.  The latest submission 
asserts that this development could come forward in its entirety in advance of the strategic 
link road/tunnel.  This would result in a severe traffic impact and is contrary to the County 
Council’s position that no more than 900 homes (including the Exemplar Site) may be 
occupied before the strategic link road and tunnel are in place.  In addition, the proposals do 
not demonstrate safe and suitable access arrangements.   
 
 
Officer’s Name: Lisa Michelson 
Officer’s Title: Locality Manager         
Date: 14 October 2015 
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Transport 

 

Recommendation: 
 

Objection 
 

 Severe traffic impact if the development comes forwards in its entirety in advance of the 
strategic link road/tunnel. 

 Proposals do not demonstrate safe and suitable access.  
 
 

Key issues: 
 

 Traffic impact 

 Temporary access arrangements – , lighting, formal ped crossing and speed limit change 
required 

 Evening and weekend bus services  
 
 

Legal agreement required to secure: 
 
No change to the county council’s position. 
 

Conditions: 
 
As previously recommended. 
 
Informatives: 
 
See previous response. 
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Detailed comments:  
 
The comments provided are in relation to additional material supplied and should be read in 
the context of the Highways Authority previous responses.  The relevant additional material 
is: 

 An ‘Introduction’ document concerning traffic impact (see below) 

 A ‘Transport Note’ setting out public transport arrangements that would be in place if 
the development comes forward prior to new NW Bicester bus services. 

 A Highway Infrastructure’ drawing 14042-Rev B, which shows additional pedestrian 
infrastructure at the temporary access on Howes Lane. 
 

Traffic impact 
The amended application documents include a document entitled ‘Introduction’.  This is a 
transport note setting out an argument for allowing the development to proceed in its entirety 
prior to the strategic link road being built.  This is contrary to the county council’s position that 
no more than 900 homes (which includes those on the Exemplar Site) may be occupied 
before the strategic link road and tunnel are in place.  This threshold was set on the basis of 
a Memorandum from Hyder consulting dated 12 December 2014 – Ref UA005241 NW 
Bicester Development.   
 
The assessment in the December 2014 memo took as its starting point a transport modelled 
scenario for 2024 which included 2256 homes across NW Bicester and 10 ha of employment 
land, and no strategic link road.  Key junctions were assessed for lower levels of 
development based on factoring down the turning movements at the junctions in proportion to 
theoretical reductions in the amount of development.  The 900 threshold represented a 60% 
reduction from 2256 and therefore it can be assumed that the 900 threshold would have 
included 40% of the 10 ha of employment land.  Thus the threshold allows for 4 ha of 
employment land at NW Bicester. 
 
The applicant argues that this and the remaining 5.45 ha of employment use in the proposed 
development should be permitted prior to the link road/tunnel on the basis that the original 
mix of employment uses on which the 2024 scenario was modelled, had higher theoretical 
trip generation than the currently proposed use.  The applicant argues that this means the 
prediction of congestion at the Howes Lane/Bucknell Road junction which gave rise to the 
threshold is overly pessimistic.  However, the difference in estimation is not quantified. 
 
Additionally the applicant argues that the background traffic in the 2024 scenario was based 
on levels of employment use coming forward in the period, which are not likely to be 
achieved given current trajectories.  However, this cannot be assumed, and I am unable to 
predict whether the forecast employment can be delivered during this period, and therefore 
whether the traffic predictions are overly pessimistic. 
 
Whilst I accept, for the above two reasons, that the junction assessment may have been 
based on overly pessimistic estimates of employment trip generation, I do not see how this 
translates into justification for a further 4.45 ha of employment land prior to the link road 
being built. 
 
The ‘Introduction’ then goes on to demonstrate how a further 150 dwellings (the current 
proposal) on top of the 900 threshold, would impact the most affected of the modelled 
junctions, Howes Lane/Bucknell Road.  It was based on queues at this junction that the 900 
threshold was set – 900 homes would give rise to a queue of 28 vehicles on Howes Lane in 
the pm peak, which was considered the maximum acceptable queue.  The additional 150 
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dwellings would increase the queue on Howes Lane turning left onto Bucknell Road) from 28 
to 48 vehicles in the pm peak, and the queue on Bucknell Road from 8 vehicles to 10 
vehicles.  The applicant argues that a queue of 48 vehicles on Howes Lane and 10 vehicles 
on Bucknell Road would not block junctions downstream, and therefore that the impact would 
not be severe in NPPF terms.  However, no calculations or estimate of the length of the 
queue in metres is provided, allowing for vehicles at the back of the queue to be still closing 
up.  
 
I would argue that the moving back of a queue of 48 vehicles could easily stretch back to the 
Shakespeare Drive signalised junction, less than 400 metres away, because the vehicles in a 
queue do not close up straight away. Also gaps would need to be left for accesses.  Further, 
a queue of 10 vehicles waiting to turn right on Bucknell Road would stretch back to the 
roundabout.  This means the junctions would not perform efficiently and there would be 
further congestion. 
 
The queue on Howes Lane would give rise to increased pollution and an unpleasant 
environment for pedestrians and residents.  Rat-running is likely via Shakespeare Drive and 
Browning Drive, and drivers finally reaching the junction with Bucknell Road are likely to 
make less safe manoeuvres due to impatience. 
 
Further, the PICADY output is not provided, which is likely to demonstrate the impact on 
traffic in terms of delay per vehicle.  Overall I would say that these impacts could be 
considered severe. 
 
Therefore in transport terms I do not accept the conclusions of the Introduction and 
justification for allowing the entire development to proceed in advance of the strategic link 
road being built. 
 
 
Public Transport Arrangements 
The developer argues that existing bus services are acceptable, with the additional bus stops 
on Middleton Stoney Road which the developer would provide, and the pedestrian link to 
stops on Wansbeck Drive, which the developer would partially provide.  The developer says 
that discussions have taken place with the operator of the 21 service and that extensions into 
the evening and Sundays ‘would be acceptable subject to a business case’.  This statement 
is unclear – does the developer intend to fund the extensions?  This is likely to be required to 
allow the services to run.  Without these extensions there would be an unacceptable level of 
service, particularly for the residential element of the development. 
 
See comments below on the pedestrian route to the bus stops in Wansbeck Drive. 
 
Highway Infrastructure 
A plan has been supplied which is intended to address concerns I previously raised about the 
safety of the temporary access arrangements from Howes Lane and the footpath from 
Middleton Stoney Road.  I have the following comments: 

 No annotation is provided to indicate the lighting required on Howes Lane and the 
footway connection to Middleton Stoney Road. 

 No annotation is provided indicating the reduction in speed limit on Howes Lane that 
would be required. 

 The footway along Howes Lane is welcomed, but there is no indication of a formal 
crossing to help pedestrians cross Howes Lane.  Howes Lane is heavily trafficked and 
even if the speed limit is reduced to 40mph it will be difficult for pedestrians to find safe 
opportunities to cross.  This crossing and walking route would be used not only by bus 
passengers but by people walking between the site and existing residential areas and 
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schools.  Without a formal crossing, having to cross the road here will be a deterrent to 
walking, and potentially unsafe. A temporary signalised crossing should be provided. 
The route via the footway linking to Wansbeck Drive is surfaced and lit, although it 
requires some clearance of vegetation, which is currently affecting lighting.  The 
developer would also need to improve the area where it meets Howes lane, including 
clearing vegetation to improve visibility, and provide some signage from Wansbeck 
Drive as the opening to the footpath is very inconspicuous. 

 Part of the footway connection towards Middleton Stoney Road is shown with dotted 
lines – the meaning of this should be confirmed. 

 
Officer’s Name: Joy White                  
Officer’s Title: Principal Transport Planner                      
Date: 13 October 2015 
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Archaeology 

 

Recommendation: 
 

No objection subject to conditions 
 
 

Key issues: 
 
The submitted amendments do not alter our original comments. 
 

Legal agreement required to secure: 
 
None 
 

Conditions: 
 
 

Informatives: 
 
 

Detailed comments:  
 
The submitted amendments do not alter our original comments. 
 
Officer’s Name: Richard Oram      
Officer’s Title: Planning Archaeologist 
Date: 29 September 2015 
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Ecology 

 

Recommendation: 
 

Objection 
 

Key issues: 
 
I objected to this application in November 2014, July 2015 and 8th September, as my 
previous concerns still remained.  As I explained in my previous responses, in addition, the 
North West Bicester Supplementary Planning Document (SPD) has been approved for 
development management purposes and this application therefore needs to comply with this.   
 
In July 2015 I commented: 
 
I have the following comments on the application and the points raised in the letter from 
Framptons (dated 18th June 2015) on behalf of the applicant: 
 

 It is very disappointing that the application still does not follow the Masterplan 
approach for the NW Bicester Eco Town site or the Biodiversity Strategy (Appendix 
6J) that should apply to the whole Eco Town, as made clear in the SPD for the site.    
 

 The document submitted with this application that is titled Masterplan is only for this 
individual application site, not for the North West Bicester Masterplan.  This is a 
piecemeal approach that would not deliver what was envisaged for the NW Bicester 
Ecotown.   
 

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

restoration or creation of wildlife corridors to achieve a net gain in biodiversity” .   
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 The current application fails to demonstrate that it would be part of the NW Bicester 
Masterplan approach and deliver a net gain in biodiversity.  A recognised biodiversity 
metric was used to demonstrate how the combined development over the whole NW 
Bicester Eco Town Masterplan site should deliver a net gain in biodiversity.  However, 
in order to achieve a net gain in biodiversity this relied on the delivery of biodiversity 
mitigation and enhancements over the whole Eco Town site.  A metric was used for 
the whole site and this application site should be considered within the whole 
Ecotown, not as piecemeal.  Therefore, the applicant should follow the 
recommendations of the main ecology report. 
 

 I consider that each application within the NW Bicester Ecotown should be providing a 
proportionate contribution by area for off-site compensation as part of the Masterplan 
approach.   
 

 As I commented in November 2014, Paragraph 5.5.53 of the Environmental Statement 
(ES) incorrectly states that “The ES produced for the wider Bicester Eco Town 
identifies a number of breeding bird territories in the local area including several 
species of conservation concern.  However, subject to mitigation, it was concluded 
that there would be no significant effects on farmland birds…”.  The work for the Eco 
Town concluded that the impact on farmland birds could not be mitigated on the Eco 
Town and that therefore offsite compensation was necessary.  The ES (paragraph 
5.5.50) does not include any reference to Skylark territories being recorded within the 
14/01675/OUT application site (in addition to Yellowhammer) in the Masterplan 
Breeding Bird report.   
 

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

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

 
 
The further information submitted since does not address my previous concerns, which still 
remain.  A biodiversity metric has been applied to assess the development, but it only relates 
to the application site, not the Masterplan area.   
 
Officer’s Name: Tamsin Atley            
Officer’s Title: Ecologist Planner             
Date: 13 October 2015 

 
 


