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

PROPOSAL 
 
District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

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: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

Strategic Comments 
 
The application site is not allocated in West Oxfordshire Local Plan but is included in 
WODC’s SHLAA.  The proposal is on land solely within West Oxfordshire and the site 
boundary is broadly the same as the West Oxfordshire portion of the 1,200 dwelling 
‘Woodstock East’ site (14/02063/OUT) that was refused permission in September 2015). 
 
Transport Development Control object to the application as submitted for a number of 
reasons; further assessment/information and mitigation measures are required to make the 
proposals acceptable and compliant with the NPPF.   
 
Education colleagues have submitted a holding response and are currently working with the 
applicant to consider options for mitigating the impact of the proposal on primary and early 
years education provision.  A confirmed education position will be submitted to WODC prior 
to the application going to Planning Committee. 
 
Detailed officer comments are set out below. 
 
Officer’s Name: David Flavin  
Officer’s Title: Senior Planning Officer                                                                           
Date: 03 June 2016 
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District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

Transport 

 

Recommendation: 
 

Objection 
 

 No attempt has been made to assess the traffic impact of the proposed 1100 sqm of 
A1/A2/B1/D1 

 In the trip generation and distribution work, none have been assigned to Shipton 
Road.  This is not considered to be realistic.  As such there is no assessment of the 
junction with A4095 (Upper Campsfield Road) 

 Insufficient detail is provided of the site access junctions on the A44 and Shipton Road 

 No mitigation is proposed for A44/Sandy Lane where conditions on A44 southern 
approach in pm peak are shown to significantly worsen in 2023 with the development 

 Insufficient detail is provided on workability and safety of mitigation schemes as 
currently proposed at Bladon roundabout, A44/Spring Hill Road and A44/Cassington 
Road.  In particular, clarification is required that conditions for pedestrians and cyclists 
will not worsen 

 The phasing plan does not match the detailed site layout for phase one submitted in 
detail.  Also there has been no consideration given to whether any mitigation is 
needed if the 46 dwellings in phase 1 were to be given planning permission. 

 Inadequate provision has been made for cyclists travelling to and from the site along 
A44 – no crossing facility is proposed to get on and off the existing shared use cycle 
track on the opposite side of the A44 from the site 

 
As such the development does not comply with the NPPF because the proposals fail to 
demonstrate that (a) safe and suitable access for all can be provided or (b) the opportunities 
for sustainable transport modes (specifically walking and cycling) have been taken up. 
 

 The applicant has not adequately demonstrated through their surface water strategy 
that the use of SuDS has been given priority over more traditional pipe and tank 
systems. Insufficient justification has been given where the applicant believes that it is 
not considered practicable to utilise infiltration based SuDS on site. 

 
As such, the surface water strategy as proposed does not comply with the NPPF. 
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Key issues: 
 
Outline application 
 

 Vehicle trip generation of residential element (up to 300 dwellings) has been estimated 
robustly but impact of 1100sqm of A1/A2/B1/D1 has not been assessed at all. 

 Principle of the form of the A44 and Shipton Road site accesses is acceptable 
although visibility splays are neither clearly calculated using recent speed surveys nor 
clearly labelled on either plans.  Assurance is needed that sufficient vegetation and 
other obstructions in the visibility splays higher than 0.6m can be removed and kept 
clear in an ongoing way.  No vehicle swept path analysis of the junctions has been 
submitted. 

 Confirmation is needed as to whether the TEMPRO Cherwell background traffic 
growth factor used in the TA has taken into account the planned growth in 
neighbouring districts – especially Oxford, given the proposals for the Northern 
Gateway site 

 More information is needed about the mitigation proposed for the additional traffic 
movements on the highway network: 

 
There are no lane markings on Bladon roundabout plan. 
 
There are no plans for the A4095/Lower Road, A44/Spring Hill Road or 
A44/Cassington Road schemes 
 
The removal of hatching at the A44 junction with Spring Hill Road raises 
concerns about worsening of conditions for pedestrians crossing the A44. An 
alternative mitigation scheme should be sought to improve junction 
performance. 
 
Removing hatching is proposed at the A44/Cassington Road junction but no 
hatching exists there.  An alternative scheme is required. 
 

 No mitigation is proposed for the A44/Sandy Lane junction. This is considered 
unacceptable given that in the pm peak, queueing and delay on the A44 southern 
approach both increase by 50% when development traffic is added. 

 Modelling results of the proposed mitigation at the A44 Bladon roundabout have been 
presented in the TA but not for the A4095/Lower Road or A44/Spring Hill Road or 
A44/Cassington Road junctions.  These should also be provided. 

 A S106 contribution towards improved public transport serving the site in line with 
those agreed with other WODC developments (£1,000 per dwelling) should be 
provided by the developer.  Also a contribution towards the delivery of the A44 Park & 
Ride site as set out in the Oxford Transport Strategy in order to help mitigate the traffic 
impact of the development by making public transport journeys along the A44 corridor 
more attractive 

 Lack of pedestrian/cycle crossing of A44 in a convenient position close to the site 
access is unacceptable – for pedestrians and cyclists wanting the quickest/most direct 
route into Woodstock but also for people getting to and from the proposed northbound 
bus stop 

 A further ped/cycle crossing of A44 towards the south east corner of the development 
is needed to make cycling journeys to/from the Oxford direction as attractive as 
possible for as many residents of the development as possible 
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 The existing footway/cycleway on the south west side of the A44 from Bladon 
Roundabout to the caravan park road junction should be widened to 2.5m to ensure it 
is as attractive to potential users and can accommodate them comfortably and safely 
alongside existing users. 

 A Construction Travel Management Plan will need to be submitted and agreed prior to 
commencement of development 

 A Framework Travel Plan (FTP) will need to be agreed for the whole site prior to 
occupation.  A monitoring fee will be needed for this FTP.  Each of the individual 
elements of the site will require separate travel plans and associated monitoring fees 
in line with the thresholds set out in the county council’s travel plan guidance 

 
Detailed application 

 The area of Phase 1 submitted for detailed planning permission differs from the area 
of phase 1 on the phasing plan (5903/21) 

 The number of dwelling types on the site layout plan (5903/11) differs from numbers 
stated on the application form. 

 There is no certainty of delivery of any of the pedestrian links into the adjacent 
residential area as part of phase 1 – without such a link the walking route to the two 
schools to the north of the site requires a long detour.  Pedestrian connection must be 
secured by condition 

 Overall, there appears to be enough car parking spaces but there is not enough 
allocated for the 2 bedroom dwellings at plots 16-21. 

 There doesn’t appear to be any provision for cycle parking and refuse bin storage for 
plots 22, 23, 34, 41.  In some cases it’s not clear how bins/cycles could be moved to 
the front of the property if cars are parked in the allocated spaces. 

 Cycle store for plots 16-21 doesn’t accommodate enough bikes – should be at least 12 
for residents.  Space for 6 visitors should also be provided, although this can be 
uncovered 

 Large vehicle tracking of detailed layout for 46 dwellings is inadequate – certain 
manoeuvres are missing 

 

Legal agreement required to secure: 
 
If West Oxfordshire District Council is minded to approve this application the following legal 
agreements are required: 
 
S106: 
 

 A contribution of £1,000 per additional dwelling i.e. total sum of £300,000 towards the 
improvement of public transport serving the site, to procure additional or improved 
services  
 

 A contribution towards the cost of delivering the A44 corridor Park & Ride car park as 
set out in the Oxford Transport Strategy 

 

 £16,000 towards the improvement of the surface of the public footpath 413/8 as it 
goes through the site as a result of the proposed development increasing its usage 

 

 £42,000 towards procurement and installation of bus stop infrastructure, to include 2 
bus stop pole/flag units and 2 shelters.  Also £8,200 towards the installation of 
electronic real time information displays in the new bus shelters  (both sums include a 
commuted sum to allow for the future maintenance of the new infrastructure).  
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 £2,040 will be required for the monitoring of the Framework Travel Plan for the whole 
site. 

 

 To secure the off-site highway improvements proposed as mitigation for the 
development’s traffic impact by the applicant – see S278 below. 

 
S278: 
 
To deliver: 
 

 accesses to the site on the A44 and on Shipton Road 

 a pair of new bus stops provided within laybys on the A44 adjacent to the new site 
access – including hardstanding areas (adjustment of footway/cycleway on south east 
side of the A44 where necessary) and connecting footways 

 junction improvements at the A44 Bladon Roundabout, the junctions of the A44 with 
Spring Hill Road, Sandy Lane and Cassington Road, and the A4095 junction with 
Lower Road 

 a traffic signal pedestrian/cycle crossing of the A44 north of the main site access and 
another (refuge island) as close to the south east corner of the development as 
possible. 

 widening of A44 cycle track to 2.5m from Bladon roundabout to the junction with the 
road that leads to Bladon Chains caravan site 

 relocation of the start of the existing 30mph speed limit on A44 OR the introduction of 
a new 40mph speed limit from Bladon roundabout OR some other combination – 
details to be discussed between the county council, developer and Town Council.  See 
comments below. 

 the introduction of a 40mph speed limit on A4095 from Bladon roundabout as far as a 
point north east of the link road connecting A4095 to A4260 

 

Conditions: 
 
If West Oxfordshire District Council is minded to grant planning permission, the following 
conditions are recommended: 
 
Accesses: Full Details 
Prior to the commencement of the development hereby approved, details of the two means of 
access between the land and the highway on (i) the A44 and (ii) Shipton Road, including 
position, layout and vision splays shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter, and prior to the occupation of any of the proposed first 46 
dwellings, the means of access onto the A44 shall be constructed and retained in accordance 
with the approved details.  Prior to the occupation of any of the remaining 254 dwellings, the 
means of access onto Shipton Road shall be constructed and retained in accordance with the 
approved details Reason - In the interests of highway safety and to comply with Government 
guidance contained within the National Planning Policy Framework 
 
Car Parking 
No dwelling or other buildings shall be occupied until car parking spaces to serve them have 
been provided according to plans showing parking and the necessary manoeuvring and 
turning to be submitted and agreed 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, and to comply with Government guidance contained within the 
National Planning Policy Framework. 
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Cycle Parking Provision 
Prior to the first occupation of the development hereby permitted, a plan showing the number, 
location and design of cycle parking for the dwellings shall be submitted to and approved in 
writing by the Local Planning Authority.  The cycle parking shown on the agreed plan shall be 
provided prior to first occupation of the development.  The cycle parking will be permanently 
retained and maintained for the parking of cycles in connection with the development. 
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. 
 
Improvements to public rights of way/connection to Hedge End 
Prior to the commencement of the development hereby approved, full details of surface 
improvements to the public right of way footpath 413/8 as it runs through the site including 
the connection to Hedge End shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter, and prior to occupation of the development, the surface 
improvements and connection to Hedge End shall be constructed and retained in accordance 
with the approved details. Reason: To ensure safe and suitable access to the development 
for all people. 
 
Pedestrian/cycle connections 
Prior to the commencement of the development hereby approved, full details of the four 
pedestrian/cycle connections along the southern and western boundary of the development 
site as shown on Adam Architecture drawing 5903/05 shall be submitted to and approved in 
writing by the Local Planning Authority.  A phasing plan for when the connections will be 
provided will be submitted to and approved in writing by the Local Planning Authority.  
Thereafter the connections will be provided in accordance with the agreed phasing plan. 
Reason: To ensure safe and suitable access to the development for all people. 
 
Pedestrian and cycle crossings 
Prior to the commencement of the development hereby approved, full details of two 
pedestrian/cycle crossings of the A44, one to the north of the site access (a traffic signal 
crossing) and one as close as possible to the south east corner of the development (a refuge 
island crossing) shall be submitted to and approved in writing by the Local Planning 
Authority. Thereafter, and prior to occupation of the development, the crossings shall be 
constructed and retained in accordance with the approved details.  Reason: To ensure safe 
and suitable access to the development for all people. 
 
Drainage 
No development shall 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 (this may be secured by a Section 
106 Agreement)  

 Sizing of features – attenuation volume 

 Infiltration tests to be undertaken 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) 
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 Network drainage calculations  

 Phasing plans 

 Flood Risk Assessment 
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. 
 
Framework Travel Plan – whole site 
Prior to commencement of development a framework travel plan for the whole site will be 
submitted to and approved by the local planning authority in consultation with the local 
highway authority.  The plan shall incorporate details of the means of regulating the use of 
private cars related to the development in favour of other modes of transport and the means 
of implementation and methods of monitoring.   
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. 
 
Travel Information Packs 
Travel information packs, the details of which are to be submitted to and approved in writing 
by the Local Planning Authority prior to first occupation, shall be provided to every resident 
on first occupation.  Reason - In the interests of sustainability and to comply with Government 
guidance contained within the National Planning Policy Framework. 
 
Construction traffic management plan 
Prior to commencement of the development hereby approved, a Construction Traffic 
Management Plan (CTMP) shall be submitted to and approved in writing by the Local 
Planning Authority.  Thereafter, the approved Construction Traffic Management Plan shall be 
implemented and operated in accordance with the approved details.  Reason - In the 
interests of highway safety and the residential amenities of neighbouring occupiers. 
 
 

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 the County 
Council 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:  
 
This proposal for 300 dwellings is on part of the same site as the proposal refused planning 
permission last year for 1,200 homes, a primary school and approximately 8,500 sqm of retail 
and employment floorspace.  The site of this application is a portion of that original site 
immediately to the east of the existing eastern built up boundary of Woodstock.  The 
proposals include new connections for pedestrians and cyclists into the neighbouring 
residential area and two new accesses serving the site – one directly onto the A44 and one 
onto Shipton Road.  The centre of the site is approximately 1km from the centre of 
Woodstock. This represents a 10-15 minute walk for most able bodied people. 
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Site accesses 
The primary site access is proposed to be a ghosted right turn unsignalised junction on the 
A44.  The access would be just to the north west of the existing access to the Ridge and 
Partners site access and would allow a ghosted right turn lane to also be provided for that 
site.  It is proposed to protect both right turn lanes with traffic islands although neither is 
shown as providing pedestrian crossing facilities (see below for additional comments on 
pedestrian and cycle access to/from the proposed development). 
 
In principle, I am satisfied that the form of junction is appropriate although there is no detail 
submitted setting out how the visibility splays have been calculated and there is also no detail 
of the existing vegetation that will need to be removed to keep those visibility splays clear.  
Whilst it is accepted that the current speed limit in the location of the proposed site access 
could be altered, the dimensions of the visibility splay must be calculated according to DMRB 
using a recent speed survey.  These further details must be provided before any planning 
permission is granted – it would not be appropriate to deal with this using a planning 
condition. 
 
The main two options for altering the speed limit are (i) to extend the current 30mph south 
east as far as a point just south east of the access to the Ridge & Partners site access or (ii) 
retaining the existing 30mph limit and town entry feature and introducing a new 40mph speed 
limit introduced from there as far as the Bladon Roundabout.  The second option would be 
my preference, helping to ensure the new site access operates as safely as possible and 
also potentially helping with greater compliance of the 30mph limit as drivers enter the town.  
These and any other options for new and altered speed limits would be discussed with the 
developer and Woodstock Town Council.  Changes would be delivered using a S278 
agreement. 
 
The secondary access is proposed at the north of the site joining Shipton Road.  The priority 
is proposed to be altered so road users approaching along Shipton Road from the A4095 
would need to give way at the access.  As with the primary access, I do not have any 
concerns about the principle of the form of this access although there is also missing detail 
on the dimensions of the visibility splays and any requirement to remove vegetation for safety 
reasons.  These further details must also be provided and agreed before any planning 
permission is granted. 
 
The submission of a completed stage 1 safety audit for both proposed site accesses (as well 
as for all of the proposed mitigation schemes – detailed below) would be expected at this 
stage in addition to the further details required relating to the visibility splays and vegetation. 
 
Traffic generation and distribution 
The Transport Assessment (TA) accompanying the planning application seeks to estimate 
the amount of traffic that the development would generate and what impact this might have 
on the surrounding transport network.  It is my view that the trip rates proposed in the TA for 
the residential element of the development are reasonable for a site of this size in this type of 
location.  As such it is considered that the volume of traffic as set out in the TA is a 
reasonable prediction of what might generally be generated on a day to day basis.  Having 
said that, no attempt appears to have been made to estimate the amount of vehicular traffic 
that would be generated by the 1100 sqm of A1/A2/B1/D1 land use included in the 
application.  My calculations using the TRICS database suggest that this amount of floor 
space could generate anything between 30 and 70 two way trips in the morning peak and 
between 20 and 90 two way trips in the evening peak. This is therefore a significant omission 
and must be rectified – when the traffic generation of the 1100 sqm is calculated, the trips will 
need to be added into the junctions assessment discussed below.  According to the county 
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council’s guidance document on transport assessments and travel plans an A1 development 
in excess of 1000 sqm on its own would normally require a TA. 
 
The TA also predicts what routes that traffic might take (based on census journey to work 
data) which allows the impact it would have on the key junctions on the highway network to 
be tested.  For the most part the prediction of routes newly generated traffic might take is 
considered to represent a reasonable assessment of how things would work out if the 
development were to go ahead.  However, the assessment does not allocate any traffic from 
the development to Shipton Road, despite the fact that the second site access is off that 
road.  It is my view that most of the traffic heading east on the A4095 will get there along 
Shipton Road.  I do not think that Shipton Road itself will be unable to cope with the likely 
level of new traffic but it is my view that careful consideration needs to be given to how its 
junction with the A4095 will operate, not least in terms of safety because sight lines looking 
south west are limited.  This junction should be added to the others that have been tested 
using Junctions 9 modelling software. 
 
Having calculated the level of new traffic generated by the development and where it will go, 
the TA considers what impact it would have in 2023 (the year when the development is 
predicted to be fully built) taking into account background traffic growth.  This background 
traffic growth has been estimated using Government approved TEMPRO planning growth 
factors.  The factors for the Cherwell administrative area have been used so the developer 
needs to clarify whether any traffic growth from neighbouring districts has been factored in.  
Given that a key route used by traffic generated by this development is the A44 approaching 
Oxford, explanation is needed as to how the growth from Oxford has been allowed for in the 
assessment of junction performance in 2023 – not least because the Northern Gateway 
development which has an approved Area Action Plan will generate a significant amount of 
traffic, a reasonable proportion of which will use the A44. 
 
Highway improvements 
The TA concludes that the operation of a number of the junctions tested will worsen enough 
to require improvements (mitigation) as a result of the addition of development traffic to the 
background traffic.  Overall, I agree with the conclusions in the TA as regards which junctions 
need improvements apart from the A44 junction with Sandy Lane where the addition of 
development traffic increases delays and queue lengths in the pm peak by 50% on the 
southern approach.  This cannot be left unaddressed.  I have already commented on the fact 
that the Shipton Road/A4095 junction needs to be considered in junction assessment work. 
 
General comments on the way the TA deals with the mitigation proposals are that 
 
(a) there is only one plan showing proposed mitigation – of the A44 Bladon roundabout.  And 
that plan doesn’t show enough detail in terms of existing and proposed road markings to give 
sufficient confidence that it will be workable.  All proposed mitigation schemes must be drawn 
up to preliminary design stage 
 
(b) only the A44 Bladon roundabout mitigation proposal has been modelled to show how the 
changes lead to improvements in its performance – all the junctions where mitigation is 
proposed should also be modelled with results submitted 
 
Detailed comments on mitigation proposed in the TA: 
 
A44 Bladon Roundabout – given that the main cycle route (National Cycle Network Route 5) 
to and from Oxford crosses the western arm of the roundabout, the changes there at the very 
least must not result in a worsening of conditions for cyclists.  A more detailed preliminary 
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design layout is required to show the proposed changes including how the cycle route 
crosses the western arm. 
 
A44/Spring Hill Road – the introduction of hatching previously improved conditions for 
pedestrians crossing the A44 which has proved important for enabling better access to and 
from the bus stops here.  Removing the hatching simply in order to improve capacity at the 
junction would not be acceptable.  More careful consideration of pedestrians in this location 
needs to be demonstrated in an amended scheme. 
 
A44/Cassington Road – the TA proposes the removal of hatching on the A44 approaches 
here.  But there is no hatching at this junction.  An alternative scheme needs to be proposed 
by the applicant to address the worsening of conditions highlighted by the TA as a result of 
development traffic in 2023. 
 
Proposals for the A44/Sandy Lane junction mitigation that we require to be submitted must 
bear in mind that the hatching on the approaches has had the same positive impact on 
conditions for pedestrians crossing the A44 as at the Spring Hill Road junction.  Its removal is 
unlikely to be acceptable. 
 
Without wanting to second guess the results of the analysis of the Shipton Road/A4095 
junction one way of improving its safety performance in the light of intensified use could be to 
alter the speed limit in this location – introducing a 40mph limit either to include this junction 
and the next junction (of the link road through to the A4260) or to introduce a new 40mph 
limit from these junctions as far as the Bladon Roundabout.  These suggestions should be 
discussed further with the council and would require a financial contribution if pursued. 
 
No comment has been made in the planning submission as to what level of the development 
triggers the implementation of the proposed highway mitigation.  In the absence of any 
further detail on this, it will be assumed that all of the mitigation will be required to be 
delivered prior to the first occupation of the development.  This would be stipulated in the 
S106 agreement. 
 
Public Transport/Strategy 
The site is located adjacent to the Premium Bus Route from Woodstock to Oxford, which 
currently operates up to 6 times per hour in the morning peak, generally 3 times per hour in 
the off-peak and once per hour in the evening.  This service is generally considered to 
provide an attractive service to Oxford city centre and rail station. However, there are some 
service deficiencies which require some additional journeys on a pump-priming basis, for 
example the complete lack of a Sunday evening service. Ideally, this service would operate 4 
times per hour to meet the Premium Route specification. 
 
The 233 bus service to Woodstock operates once per hour, Mondays to Saturday daytimes. 
The A4095 corridor to Witney passes Hanborough rail station, and the county council’s 
strategy is to improve the frequency of the bus service to twice per hour, to provide improved 
connections with the railway, but also to provide a more credible level of service for journeys 
to work. 
 
There is also an aspiration to provide a much improved bus service to Langford Lane, and 
thence to Oxford Parkway and towards Oxford’s Eastern Arc. Ideally this service would also 
operate twice per hour, at a credible frequency for interchange with rail and for journeys to 
work in the Eastern Arc. 
 
To fulfil the planned service-enhancement strategy for the Woodstock area, the following 
additional resources would be necessary: 
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A44 corridor – additional off-peak bus per hour to Oxford, plus Sunday evening service 
        £400.000 
A4095 corridor – additional hourly bus to Witney   £400.000 
Langford Lane – two additional buses per hour to Oxford Parkway £800.000 
 
These professional estimates are based on the cost of procuring an additional bus in the 
commercial fleet, procured on a pump-priming basis. 
 
Of course, this development would not be expected to meet the full cost of this enhancement, 
as additional development is anticipated in this area, also along the A4095, along the A44 
and in the Kidlington/Langford Lane area. 
 
However, a contribution of £1,000 per dwelling has been requested and agreed by other 
developers in the Woodstock and Hanborough area, and a similar rate is proposed in this 
location.  This is considered to be fair and reasonable in scale and directly related to the 
development as the improved bus services will encourage people living there to travel 
sustainably in line with NPPF. 
 
This contribution can be pooled with other contributions as they come forward, so any of the 
proposed enhancements can be delivered, according to priorities. 
 
A S106 contribution is required to allow the installation of a pair of new bus shelters including 
flag poles, information cases and real time information displays in order to make travel by bus 
for people living in the development as attractive and accessible as possible in line with the 
NPPF.  These will accompany the pair of new bus stops proposed but which for road safety 
reasons should be provided for in laybys. 
 
A separate contribution is required to be put together (in line with the CIL regulations) with 
contributions from other developments in the area towards the delivery of strategic public 
transport improvements on the A44 corridor including the A44 park & ride site as set out in 
the adopted Oxford Transport Strategy.  The county council considers that, in accordance 
with NPPF, the cumulative impact of development along the A44 will be severe if appropriate 
contributions are not secured from all sites towards public transport improvements in order to 
mitigate the increased transport movements.  The need to have A44 corridor that functions 
reliably for public transport, connecting homes to employment on Langford Lane, Kidlington, 
Northern Gateway and the rest of Oxford is a key aspect of the recently adopted Oxford 
Transport Strategy. 
 
The application does not suggest that public transport would penetrate the site to serve it 
directly.  However, in case the strategy changes in the future, particularly with the 
development of the site to the east, it would be sensible to ensure the spine road of this 
development, especially the first section for which detailed permission is sought, is built to 
appropriate standards i.e. 6.5m wide (absolute minimum 6m) with land safeguarded for a pair 
of bus stops to the north east of the site access. 
 
Pedestrian and cycle access 
The site is well located for new residents to walk and cycle to the local services on offer in 
Woodstock – it is around 1km to the centre of Woodstock.  Woodstock Primary School and 
the Marlborough secondary school are both within easy walking distance of the development.  
The proposed pedestrian connections from the site into the adjacent residential area are 
welcome and would help to encourage non car trips in that direction, specifically to the 
schools.  These connections would include the surface improvement of the public footpath 
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413/8 as it runs through the application site (to accommodate the inevitable increased use 
the footpath will experience). 
 
To make journeys by foot and bicycle into Woodstock Town centre as attractive as possible, 
access to the existing shared footway/cycleway on the south west side of the A44 is required.  
There is no direct cycle route connection proposed from the south west corner of the 
development into the adjacent residential area and the footway connection at this point via 
Churchill Gate is not sufficiently clear and direct.  Providing a traffic signal pedestrian and 
cycle crossing of the A44 just north of the site access junction would also ensure that there is 
safe and suitable access to the proposed northbound bus stop for the S3 bus service. 
 
Section 7.4 of the Design & Access Statement (page 87) says that the walking and cycling 
routes “will also be linked to the NCN on the southern side of the A44 Oxford Road” but the 
plans submitted do not show this.  The crossings set out here (above and below) would 
ensure this is delivered. 
 
Given the proximity of the A44 cycle track to the development it is realistic to assume that 
new residents could cycle south to a number of destinations including Langford Lane and 
Begbroke employment areas (approx. 3.5km and 4.5km away) and even Oxford.  In order to 
ensure that the opportunity is given to as many of the new residents as possible to use this 
sustainable mode of transport in line with the NPPF, an additional crossing point of the A44 
close to the south east corner of the development should be provided.  This will make the 
route to and from the A44 cycle track as direct as possible.  If the only way to cross the A44 
were to be the one requested earlier north of the main site access this would mean all 
residents apart from those close to the access have to take an off-putting detour to get to and 
from the cycle track. 
 

 
Plan showing approximate location of additional ped/cycle crossing of A44 

 
The currently proposed layout of pedestrian and cycle routes will need to be amended to 
complement the provision of the A44 ped/cycle crossings.  The location of the new bus stops 
may also need to be amended to accommodate the traffic signal crossing. 
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Another measure that the developer must deliver is the widening of the A44 
footway/cycleway where it is currently substandard – between the Bladon roundabout and 
the junction of the road that leads to the Bladon Chains caravan park.  This should be 2.5m 
wide.  In line with the NPPF, this would ensure the journeys by bicycle to/from this 
development to the south are sufficiently attractive and that the additional movements can be 
accommodated safely. 
 
Framework Travel Plan 
Due to the size and mix of land uses of the development, a framework travel plan will need to 
be developed and agreed with the county council’s Travel Plans Team prior to 
commencement of the development.  This plan will need to include a review programme for 
the duration of the site’s build out, to ensure its plan is kept up to date (and in line with any 
changes in regulations). 
 
Each of the individual elements of the development site will require a travel plan and 
monitoring fee(s) as set out in Oxfordshire County Council’s adopted guidance: Transport for 
New Developments: Transport Statements and Travel Plans dated March 2014 (or any 
updated guidance document).  These travel plans will need to reference the overall 
objectives of the site’s Framework Travel Plan.  Irrespective of whether any individual phase 
of the residential development triggers the need for an individual residential travel plan, travel 
information packs will need to be delivered to new dwellings before first occupation by new 
residents. 
 
Drainage 
Overall, we are concerned that the strategy submitted with the application for dealing with 
surface water does not give adequate priority over the more traditional pipe and tank systems 
and that insufficient justification is given for where the strategy does not consider it 
practicable to use infiltration based sustainable urban drainage systems on site. Detailed 
comments on drainage are as follows: 

 Permeable paving should be used wherever possible & linked to storage areas, to 
reduce flows into nearby watercourses. 

 Maximum depth of detention basin should be 650mm, as the proposed depth would 
impact on the secondary aquifer layer. 

 The proposed outfalls are to the existing ditches or watercourses - these would not 
cope with the proposed 7 hour draining time for the basin. 

 Surface water storage needs to spread throughout the site, not concentrated at one 
point as this could lead to flooding. 

 Any flood exceedance could result in flooding of the public highway. 

 Flooding has occurred on the highway adjacent to the site, therefore the runoff rate 
should be significantly less than the proposed run off rate. 

 The proposed greenfield runoff rate applies for the whole of the site & therefore should 
not be the run off rate at each outfall. 

 Any adjacent properties need to be protected from any possible surface water runoff. 

 The ditches and water courses would need to be cleaned out to the appropriate depth 
& width prior any flows can be discharged. 

 
Phase 1 site layout 
The area and layout of phase 1 on the phasing plan (Adam Architecture drawing 5903/21) 
does not match the site layout plan (5903/11) for which detailed planning permission is 
sought as part of this hybrid application. 
 
Furthermore, the number of the different types of dwellings shown on the Phase 1 site layout 
plan (5903/11) varies from what is stated on the application form.  The application form states 



Page 15 of 30 
 

3, 1 bedroom flats but there are none on the layout plan.  There are 8, 2 bed dwellings stated 
on the application form, but 11 on the layout plan.  There are 19, 3 bedroom dwellings stated 
on the application form and 20 on the plan.  And there are 16, 4+ bed dwellings stated on the 
application form but 15 on the plan. 
 
Confirmation is needed of the actual number of the different type of dwellings for which 
detailed planning permission is sought. 
 
The DTA drawing 15291-32 shows some turning manoeuvres of a 11.3m long refuse vehicle.  
However there are a number of manoeuvres that haven’t been shown that in my view should 
be.  As stated earlier, the main site access should have been tracked.  In addition, I have 
marked on the extract below those manoeuvres that must be shown to work for a large 
refuse vehicle.  In addition the turning of a suitably sized tanker must be shown at the access 
to the pumping station.  The marked turning area has not been tracked. 
 

 
 
Bin collection points must be provided on the site layout to prevent bins blocking footways. 
 
It isn’t clear from the site layout plans whether some or all or none of the road layout would 
be out forward for adoption.  It is recommended that early discussions are entered into with 
the county council’s Road Agreements Team (roadagreements@oxfordshire.gov.uk or 01865 
815700) to discuss the adoption process in relation to the phase 1 layout. 
 
The county council wouldn’t normally consider adopting the road beyond the turning head 
next to plot 38. 
 

mailto:roadagreements@oxfordshire.gov.uk
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Adopting the road beyond the driveway to plots 41 and 40 is likely to be acceptable as long 
as a bin collection point is provided no more than 25m from the corner at plots 42 and 43 – 
that way a turning head does not need to be provided next to plot 40. 
 
Visitor/unallocated parking has been shown on the carriageway in a number of locations.  In 
particular where it is on a section of road that will have refuse vehicles passing – 
opposite/adjacent to plots 45, 32/32, 16-21, it would be preferable to have this protected by a 
kerb (in the case of opposite plot 45, the overall road width of the shared surface should be 
wider ideally there). 
 
Where parking is shown next to plot 38, this has left a carriageway that is too narrow in our 
opinion.  Could it not be re-provided on the opposite side in between the two trees (assuming 
they could be reconfigured slightly to create a longer gap between them)? 
 
If on street parking at plots 32/33 and plot 45 remains unchanged we would require tracking 
of a large refuse vehicle to be submitted to demonstrate safe operation. 
 
At plot 14 it is not good practice to have pedestrian accesses emerging directly onto a 
carriageway. 
 
Car Parking 
According to county council parking standards, the 46 dwellings shown on the site layout 
should have 92 allocated spaces and 19 unallocated spaces i.e. a total of 111.  On the 
parking plan (Adam Architecture drawing 5903/16) there are 101 allocated spaces and 28 
unallocated i.e. a total of 129.  This slight overprovision compared to the standards is 
acceptable as it will help to ensure informal on street parking is kept to a minimum.  However, 
the 2 bedroom dwellings at plots 16-21 appear to only have 1 allocated space each.  These 
spaces are also accommodated in a rear parking court of sorts – this arrangement is likely to 
put pressure on on-street parking in this part of the development as experience shows that 
rear parking is not popular with home owners.  Getting in and out of spaces also appears to 
be awkward (as with parking for plot 22) – which is likely to further discourage them from 
being used and increasing pressure on on-street parking.  2 spaces per dwelling should be 
allocated for plots 16-21 and the location and layout should be improved to make them more 
attractive. 
 
Cycle Parking 
Adam Architecture drawing 5903/16 shows the location of cycle parking for the 46 dwellings 
in phase 1.  A planning condition will be needed to ensure the dedicated cycle stores 
associated with each property which do not have a garage are big enough and suitably 
designed to be fit for purpose.  They should be lockable and big enough to store 2 bicycles. 
 
There does not appear to be any storage for bicycles for plots 22, 23, 34 and 41. 
 
The standalone bicycle store for plots 16-21 shown on Adam Architecture drawing 5903/68 
does not accommodate enough bicycles.  Each 2 bedroom flat should have space for 2 
bicycles.  The drawing shows space for only 10 bicycles.  There should also be space for 6 
visitors’ bicycles.  The same store could easily accommodate 12 bicycles if Sheffield stands 
are used spaced 850mm apart – 3 on either side of the room.  The space for the 6 visitors 
could be provided outside, uncovered using 3 Sheffield stands. 
 
Construction Travel Management Plan (CTMP) 
A CTMP will be needed for this development, given the traffic sensitive nature of the potential 
approach routes on the wider strategic road network e.g. A4095, A44 but also because of the 
residential nature of the A4095 as it routes through Hanborough and Bladon and the A44 
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through Woodstock.  We would normally expect the CTMP to incorporate the following in 
detail: 
 

 The CTMP must be appropriately titled, include the site and planning permission 
number.  

 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: 27 May 2016 
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District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

 
 

Archaeology 

 

Recommendation: 
 

No objection subject to conditions 
 

Key issues: 
 
The application area is adjacent to a Scheduled Ancient Monument, a Grade I Registered 
Park & Garden and a World Heritage Site. The EIA includes an assessment of the potential 
impact upon application area and the adjacent designated areas. The application area has 
been subject to a geophysical survey, aerial photographic assessment and archaeological 
field evaluation. Further predetermination investigation is not required. The surveys have 
however identified some areas of archaeological potential and these will need investigation in 
advance of development. This can be achieved through the attachment of suitable conditions 
should consent be granted.  
We would also recommend that the question of the settings of the designated heritage assets 
is fully considered and that no decision is taken until Historic England are satisfied that any 
impact upon the settings is at an acceptable level.  
 

Legal agreement required to secure: 
 
None 
 

Conditions: 
 
1) The applicant, or their agents or successors in title, shall be responsible for organising and 
implementing an archaeological investigation, to be undertaken prior to development 
commencing. The investigation shall be carried out by a professional archaeological 
organisation in accordance with a Written Scheme of Investigation that has first been 
approved in writing by the Local Planning Authority. 
  

Reason - To safeguard the recording of archaeological matters within the site in accordance 
with the NPPF (2012) 
  

2) Prior to  the commencement of the development and following the approval of the Written 
Scheme of Investigation referred to in condition 1, a staged programme of 
archaeological investigation  shall be carried out by the commissioned archaeological 
organisation in accordance with the approved Written Scheme of Investigation. The 
programme of work shall include all processing, research and analysis necessary to produce 
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an accessible and useable archive and a full report for publication which shall be submitted to 
the Local Planning Authority. 
 

Reason - To safeguard the recording of archaeological matters within the site in accordance 
with the NPPF (2012) 
 

Informatives: 
 
None 
 

Detailed comments:  
 
The application area is adjacent to a Scheduled Ancient Monument, a Grade I Registered 
Park & Garden and a World Heritage Site. The Scheduled Monument (SM 35545) is a small 
Roman villa and this lies some 23 metres from the western boundary of the application area. 
The EIA includes an assessment of the potential impact upon application area and the 
adjacent designated areas. The application area has been subject to a geophysical survey, 
aerial photographic assessment and archaeological field evaluation. Further predetermination 
investigation is not required. The geophysical survey and the evaluation have identified some 
specific areas of archaeological potential. These include three specific areas of Romano 
British features that appear not to be related to the villa. 
 
We would therefore recommend that, should planning permission be granted, the applicant 
should be responsible for implementing a programme of archaeological work. This can be 
ensured through the attachment of suitable negative conditions.  
 
We would also recommend that the question of the settings of the designated heritage assets 
is fully considered and that no decision is taken until Historic England are satisfied that any 
impact upon the settings is at an acceptable level. It would be preferable if a buffer strip is 
established on the west side of the application area adjacent to the SM within which there is 
no development or ground disturbance should any discreet features relating to the villa 
survive there.  
 
Officer’s Name: Hugh Coddington                 
Officer’s Title: Archaeology Team Leader                  
Date: 13 May 2016 
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District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

 
 

Education 

 
INTERIM RESPONSE 
 

Recommendation: 
 
TO FOLLOW 
 
Oxfordshire County Council is currently in discussion with the applicant to consider options 
that would mitigate the impact the proposed development would have on primary and early 
years education.  A confirmed position will be submitted to WODC prior to this matter being 
discussed at Committee. 
 

Key issues: 
 
Based on the unit mix stated in the application, this proposed development has been 
estimated to generate 87.00 primary pupils, 65.00 secondary pupils (including 8.00 sixth 
formers) and 1.8 pupils requiring education at an SEN school.  
 
 
Early Years education 

 TO FOLLOW 
 
Primary education  

 TO FOLLOW 
 

Secondary education  

 £1,255,582 Section 106 required for the necessary expansion of permanent 
secondary school capacity serving the area, at The Marlborough CE School.   

 
Special Educational Needs (SEN) education  

 £63,241 Section 106 required for the necessary expansion of permanent SEN 
school capacity serving the area, at The Marlborough CE School’s Special 
Resource Unit.   
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Legal Agreement required to secure: 
 
TO FOLLOW 
 
 
 
Informatives: 

. 

 Contribution calculations are based on the notified numbers and mix of dwellings: 
 

Total Dwellings 1 Bed 2 Bed 3 Bed 4 + Bed Total 

Policy Compliant Mix of New Dwellings         0 

Notified Mix of New Dwellings 36 91 94 33 254 

Dwellings to be Demolished         0 

Net Dwellings 36 91 94 33 254 

  
And: 
 

Total Dwellings 1 Bed 2 Bed 3 Bed 4 + Bed Total 

Policy Compliant Mix of New Dwellings 0 0 0 0 0 

Notified Mix of New Dwellings 3 8 19 16 46 

Dwellings to be Demolished         0 

Net Dwellings 3 8 19 16 46 

 
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:  
 
Early years: 
TO FOLLOW 
 
Primary: 
TO FOLLOW 
 
Secondary: 
The area is served by The Marlborough CE School (a secondary academy), which has a 
capacity of 1138 places for 11-19 year olds. The school is expected to fill as a result of rising 
pupil numbers from the existing population, and would need to expand to make local housing 
development acceptable in planning terms. 
 
£1,255,582 Section 106 developer contributions are required towards the capital cost of the 
expansion of Marlborough CE School. This is based on Department for Education (DfE) 
advice for secondary school extension weighted for Oxfordshire including an allowance for 
ICT at £19,158 per pupil place (57 pupils generated) and £20,447 per Sixth Form place (8 
sixth form pupils generated). This is index linked to 4th Quarter 2014 using PUBSEC Tender 
Price Index. 
 
 
Special: 
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SEN provision for this area is included within a specialist resource base within The 
Marlborough CE School, which is operating at capacity. There is insufficient capacity for SEN 
provision to meet the needs of this development, and expansion of capacity will be 
necessary. 
 
£63,241 Section 106 developer contributions towards the expansion of the SEN provision at 
Marlborough CE School, this is based on the Department for Education advice for SEN 
provision extension weighted for Oxfordshire at £35,134 per pupil place (1.8 pupils 
generated).  This is index linked to 4th Quarter 2014 using PUBSEC Tender Price Index. 
 
 

Education contributions required to mitigate the impact of the 
development on infrastructure but for which Regulation 123 of the 
Community Infrastructure Levy Regulations 2010 (as amended) prevents 
OCC seeking a s106 obligation: 
 

TO FOLLOW 
 
Officer’s Name: Barbara Chillman 
Officer’s Title: School Organisation Officer                     
Date: 02 June 2016   
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District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

 
 

Property 

 

Recommendation: 
 

No objection subject to conditions 
 

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 for the 46 dwellings: 
 

3 x One Bed Dwellings 

8 x Two Bed Dwellings 

19 x Three Bed Dwellings 

16 x Four Bed Dwellings 
 

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

 

113 additional residents including: 

11 resident/s aged 65+ 

83 residents aged 20+ 

8 resident/s ages 13-19 

8 resident/s ages 0-4 
  
Legal Agreement for 46 dwellings required to secure: 

 

•  Library £10,735.00 

•  Waste Management £8,249.00 

•  Adult Day Care £1,386.00 

Total* £20,370.00 

*Total to be Index-linked from 4th Quarter 2014 Using PUBSEC Tender 
Price Index 
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• The following housing development mix has been used for the remaining 254 dwellings: 
 

36 x One Bed Dwellings 

91 x Two Bed Dwellings 

94 x Three Bed Dwellings 

33 x Four Bed Dwellings 
 

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

 

633 additional residents including: 

43 resident/s aged 65+ 

431 residents aged 20+ 

50 resident/s ages 13-19 

56 resident/s ages 0-4 
 

 

Legal Agreement for 254 dwellings required to secure: 
 

•  Library £60,135.00 

•  Waste Management £46,209.00 

•  Adult Day Care £5,418.00 

Total* £111,762.00 

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

 
 
 

• The following housing development mix has been used for the full 300 dwellings: 
 

39 x One Bed Dwellings 

99 x Two Bed Dwellings 

113 x Three Bed Dwellings 

49 x Four Bed Dwellings 
 

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

 

746 additional residents including: 

54 resident/s aged 65+ 

514 residents aged 20+ 

58 resident/s ages 13-19 

64 resident/s ages 0-4 
 

Legal Agreement for 300 dwellings required to secure: 
 

•  Library £70,870.00 

•  Waste Management £54,458.00 

•  Adult Day Care £6,804.00 

Total* £132,132.00 

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

 

•  Administration & Monitoring £TBC 
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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 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 contribution 

 
 

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 

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 Woodstock Library. 
 

The development proposal would 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 supplementary core book stock in respect 
of this application would therefore be based on the following formula: 

£20 x 113 (the forecast number of new residents for 46 dwellings) = 
£2,260.00 

£20 x 633 (the forecast number of new residents for 254 dwellings) = 
£12,660.00 

£20 x 746 (the forecast number of new residents for 300 dwellings) = 
£14,920.00 
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Strategic Waste Management 
 

Under Section 51 of the Environmental Protection Act 1990, County Councils, as waste 

disposal authorities, have a duty to arrange for places to be provided at which resident in 

its area may deposit their household waste and for the disposal of that waste. 

 

The demand for Oxfordshire’s Household Waste and Recycling Centres (HWRC) exceeds 

capacity and the County Council is currently consulting on how unmet demand and future 

demand can be mitigated.  As this site will add additional pressure at HWRCs a 

contribution towards the cost of increasing capacity is required and an appropriate 

contribution will be notified to the District when the consultation has concluded and 

costings are known.  However as a guide under the previously used methodology a 

contribution (see below) would have been required.  It should be noted that the likely 

contribution figure should not be more than what is stated. 

A new site serving 20,000 households costs in the region of £3,438,202 at 4th Quarter 

2014 price base; this equates to £73 per resident. 

•  The contribution for the provision of strategic waste management 

infrastructure in respect of this application would therefore be based on the 

following formula: 

£73 x 113 (the forecast number of new residents for 46 dwellings) = 
£8,249.00 

£73 x 633 (the forecast number of new residents for 254 dwellings) = 
£46,209.00 

£73 x 746 (the forecast number of new residents for 300 dwellings) = 
£54,458.00 

 
 

 
 

Social & Health Care - Day Care Facilities 
 

This development is served by Witney Resource 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 Witney Resource 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 in 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 11 (the forecast number of new residents aged 65+) = £1,386.00 

£126 x 43 (the forecast number of new residents aged 65+) = £5,418.00 

£126 x 54 (the forecast number of new residents aged 65+) = £6,804.00 
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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. 
 

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 mixed 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 central library or museum 
resource centre from this application due to the pooling restrictions contained within 
Regulation 123 of the Community Infrastructure 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. 
 

Contributions required to mitigate the impact of the development on infrastructure but 
which due to Regulation 123 of the Community Infrastructure Regulations 2010 (as 
amended) OCC does not require a s106 obligation in respect of: 
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 is £4,698,900. 60% of this funding is 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 

•  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 113 (the forecast number of new residents for 46 dwellings) = 
£1,937.95 

£19.65 x 633 (the forecast number of new residents for 254 dwellings) = 
£10,855.95 

£19.65 x 746 (the forecast number of new residents for 300 dwellings) = 
£12,793.90 
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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 theses 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 113 (the forecast number of new residents) = £678.00 

£6 x 633 (the forecast number of new residents) = £3,798.00 

£6 x 746 (the forecast number of new residents) = £4,476.00 

 
 

Officer’s Name: Will Madgwick 

Officer’s Title: Planning Liaison Officer 

Date: 11 May 2016 
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District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

 
 

Ecology 

 

Key issues: 
 
The District Council should be seeking the advice of their in-house ecologist who can advise 
them on this application.   
  
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: 02 June 2016 
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District: West Oxfordshire 
Application no: 16/01364/OUT 
Proposal: Outline planning application (all matters reserved except for means of access in 
respect of new junction arrangements) comprising up to a maximum of 300 residential 
dwellings, up to 1100sqm of A1/A2/B1/D1 floorspace; associated infrastructure, engineering 
and ancillary works; provision of public open space; formation of vehicular accesses; and Full 
Planning Application for the development of phase 1 comprising 46 residential dwellings (46 
of the 300 described above) with associated infrastructure and engineering works. 
Location: Land East Of Woodstock Oxford Road Woodstock 
 

 

 
 

Fire Service 

 

Recommendation: 
 

No objection 
 

 

Detailed comments:  
 
Access for Firefighting: 
 
Oxfordshire Fire & Rescue Service (OFRS) assumes that access to the proposed sites and 
to the premises will be in accordance with the guidance in the current edition of Approved 
Document B to the Building Regulations volumes 1 & 2.  
 
Water Supplies for Fire fighting: 
 
We strongly recommend the provision of adequate and appropriate water supplies (fire 
hydrants) in accordance with the guidance in the current edition of Approved Document B to 
the Building Regulations volumes 1 & 2. we would also recommend that the development 
conforms to British Standards BS 9999:2008 (Code of practice for fire safety in the design, 
management and use of buildings – Section 23 Water supplies for fire and rescue service 
use - 23.2 Location and access to external water supply) & BS 9990 (Code of practice for 
non-automatic fire-fighting systems in buildings – Section 5, Private fire hydrants - 5.2 
Provision and Siting) 
 
Automatic Water Suppression Systems: 
 
Oxfordshire Fire and Rescue Service also believe that fitting of Automatic Water Suppression 
Systems (AWSS) will materially assist in the protection of life, property and fire fighter safety. 
AWSS such as sprinklers and water mist systems do save lives; therefore OFRS strongly 
recommend the provision of such systems particularly in new build properties for the 
proposed sites. 
 
Officer’s Name: M Carlile               
Officer’s Title: Area Manager                   
Date: 25 May 2016 

 
 


