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Application No : 08/00j~04lF 

NOTICE OF DECISION 
TOWN AND COUNTRY PLANNING ACT 1990 0e~ell 

(AS AMENDED) 
DISTRICT COUNCiL 
North Oxfordshire 

Name and Address of Agent/Applicant:
 
BRRB Now Dept Of Transport, Blcester
 
NomInees (& 11) Ltd
 
clo Mr Roger Fmch Lyons+Sleeman+Hoare
 
Nero Brewery
 
Cncket Green
 
Hartley Wlntney
 
Hook, HampshIre
 
RG2780A
 

Date Registered 13th March 2008 

Proposal:	 Park and nde for passengers of Blcester Town Ral[way Station and as overspill 
car park for VIsitors to Blcester Village 

Location:	 Former Railway Coal Yard Station Approach Blcester Oxfordshire 

Pansh(es):	 Blcester 

UPRN:	 010011910815 

PERMISSION FOR DEVELOPMENT SUBJECT TO CONDITIONS 

The Cherwell Dlstnct Council, as Local Plannmg Authonty, hereby GRANTS plannrng 
permission for the development descnbed In the above-mentioned application, the 
accompanying plans and draWings and any c1anfylng or amending mformatlon SUBJECT TO 
THE CONDITIONS SET OUT IN THE ATIACHED SCHEDULE. 

,..... The reason for the ImposItion of each of the conditions IS also set out In the schedule 

'­

Cherwell Olstnct Councii 
Cherwell DlStnct CouncIl Certified a true copy
 
Bodlcote House
 
Bodlcote
 
Banbury
 ~A 
Oxon 

Strateg1C" DirectorOX154AA 
Plannll"l9. HOUSing & Econom)' 

Date of Decision: 21 st July 2008 Strategic Director - Planning Housing & 
Economy 
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Application No : 08J00704/F 

SCHEDULE OF CONDITIONS 

1	 That the development to which this permission relates shall be begun not later than the 
eXpiration of three years beginning wIth the date of this permissIon 

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

2	 The development hereby permitted shall be carned out in stnet accordance With the 
following list of approved plans 02l066/P/-401 Rev E, 02/066/P-402 Rev Band 02/066/P­
403 Rev B received 13th March 2008 

Reason - To ensure that the development IS earned out in a satisfactory manner 

3	 That no development shall take place until there has been submitted to and approved In 

writing by the Local Planning Authonty a scheme for landscaping the Site which shall 
Include ­

(a) details of the proposed tree and shrub planting Includmg their speCies, number, 
sizes and pOSItIOns, together With grass seeded/turfed areas, 

o(b) details of the eXisting trees and hedgerows to be retamed as well as those to be 
feiled, mcludlng eXisting and proposed SOli levels at the base of each tree/hedgerow and 
the minimUm distance between the base of Ule tree and the nearest edge of any 
excavation, 

(c) details of the hard surface areas, pavements, pedestnan areas, crossing POints and 
steps 

Reason - In the Interests of the Visual amenities of the area, to ensure the creatton of a 
pleasant environment for the development and to comply With PoliCies G2 and EN1 of the 
Oxfordshire Structure Plan 2016 and PoliCY C28 of the adopted Cherwell Local Plan 

4	 That all plantmg, seedIng or turfmg compnsed In the approved details of landscaping shall 
be camed out In the first planting and seeding seasons follOWing the occupation of the 
bUlldmg(s) or on the completion of the development, whtchever IS the sooner, and that any 
trees and shrubs which Within a penod of five years from the completIon of the 
development die, are removed or become senously damaged or diseased shall be 
replaced In the next plantmg season With others of Similar size and speCies, unless the 'J 
Local Plannmg Authonty gives wntten consent for any vanatlon 

Reason - In the interests of the Visual amenities of the area, to ensure the creabon of a 
pleasant enVIronment for the development and to comply With PoliCies G2 and EN1 of the 
OxfordshIre Structure Plan 2016 and PoliCY C28 of the adopted Cherwell Local Plan 

5	 That full details of the enclosures along all boundanes and Within the site shall be 
submitted to and approved In wntmg by the Local Planntng AuthOrity pnor to the 
commencement of the development. and such means of enclosure, In respect of those 
dwellmgs whIch It IS Intended shall be screened, shall be erected pnor to the fIrst 
occupation of those dwellings 

Reason - To ensure the satisfactory appearance of the completed development, to 
safeguard the privacy of the occupants of the eXisting and proposed dwellings and to 
comply WIth Policy G2 of the OxfordshIre Structure Plan 2016 and PoliCies C28 and C30 of 
the adopted Cherwell Local Plan 
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Application No : 08/007'04lF 

6	 Details of externalltghtmg at the proposed car park(s) are to be submitted to and approved 
by the local plannmg authonty before development commences The development shall be 
camed out and retained thereafter In accordance with the approved detaIls unless 
otherwise agreed m writing by the local planmng authority 

Reason - In the Interests of VIsual amenity and hIghway safety and to comply with 
Govemment adVIce In PPG19 Outdoor Advertisement Control 

7	 Details of the enforcement and control of vehicles uSing the park and ride car park dunng 
week days shall be submitted to and approved by the local planning authonty before the 
car park{s) are first brought mto use 

Reason - To ensure that the use of the park and nde car park IS effectively momtore<j and 
controlled and to ensure that only bona fide rail users are parkmg vehicles WIthin the car 
park dunng weekdays In accordance WIth pOliCy T2 and T6 of the Oxfordshire Si cture 
Plan 2016 and policy S 17 of the Non-Statutory Cherwell Local Plan 2011 

8	 Prior to the commencement of development a scheme for the proVISion of surface water 
drainage works shall be submitted to and approved In wntlng by the local planning 
authonty The development shall be earned out and retained m accordance with the 
approved details 

Reason - To prevent the Increased nsk of flooding by ensunng the provISIon of a 
satisfactory means of surface water disposal and to prevent the pollution of the water 
environment 

9	 Prior to the commencement of the development (or such date or stage In developm~mt as 
may be agreed In wrltmg with the local planning authonty) the follOWIng components of a 
scheme to deal with the nsks assoCiated with contaminatIon of the sIte shall eaGh be 
submItted and approved In writing by the local planning authority The development shall 
be carned out and retained In acr..ordance with the approved details 

1 A preliminary nsk assessment WhlCh has Identified 

All preVIous uses of the site,
 
PotentIal contaminants associated WIth those uses,
 
A conceptual model of the site mdlcatlng sources, pathways, receptors potentIally
 
unacceptable nsks anslng from contamination at the site,
 

2 A site InvestlgatJon scheme based on (1) to proVIde information for a dHtalled 
assessment of the nsks to all receptors that may be affected, Including those off sIte 

3 The site investigation results and the detailed nsk assessment (2) and, based on these, 
an options appraisal and remedlatJon strategy gIVIng full details of the remedlatlon 
measures requIred and how they are to be undertaken 

4 A VerificatIon plan prOViding details of the data that Will be collected In order to 
demonstrate that the works set out In (3) are complete and Identlfymg any reqUirements for 
longer-term mOnltonng of pollutant linkages, maintenance and arrangements for 
contmgency action 

Any changes to these components require the express consent of the local planning 
authonty 

Reason - To ensure that the site does not pose a nsk to controlled waters 
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Application No : 08/00704JF 

10	 The developer shall draw to the attention of the Local Planmng Authonty (LPA) the 
presence of any previously unsuspected contamination encountered dunng the 
development 

In the event of contammatlon to land and/or water being encountered, no development 
shall continue until a programme of Investigation and/or remedial work to Include methods 
of monitoring and certification of such work haVing been undertaken has been submitted to 
and approved In wntmg by the Local Planning AuthOrity 

None of the development shall be occupied until the approved remedial works, monltonng 
and certification of the works have been carned out and a full validation report has been 
submitted to and approved In wntmg by the Local Planning Authonty 

Reason - To ensure that any ground and water contamination IS IdentIfied and adequately 
addressed to ensure the safety of the development, the enVIronment and to ensure the site 
IS sUitable for the proposed use, to comply With Policy ENV12 of the adopted Cherwell 
Local Plan 

11	 The proposed bus link at the northern end of the site shall be constructed to adoptable 
road standards 

Reason - In the Interests of highway safety and to compfy With Government adVice 
contained In PPG13 Transport and Policy T8 of the Oxfordshire Structure Plan 2016 ~ 

PLANNING NOTES 

Under the terms of the Water Resources Act 1991, the pnor wntten consent of the EnVironment 
Agency IS required for any discharge of sewage or trade effluent Into controlled waters (e g 
watercourses and underground waters), and may be reqUired for any discharge of surface water to 
such controlled waters or for any discharge of sewage or trade effluent from bUildings or fIxed 
plant Into or onto ground or Into waters which are not controlled waters Such consent may be 
Withheld Contact the EnVIronment Agency National Customer Contact Centre on 0870 8500 250 
for further details 

All waste removed should be taken to a sUitably licensed faCility 

No development should take place untIl an investigation has been submitted to assess the Impact 
that any SUDS Will have on the water quality The investigation shOUld determine the type of 
SUDS proposed and the mitigation needed The construction of the SUDS should be carned out 
In accordance WIth details submitted to and approved by the EnVironment Agency "J 
Any SUDS from car or lorry parking areas would need to Incorporate SUItable measures for the 
protectlon of water quality ThiS IS likely to Include measures to mitigate the discharge of 
hydrocarbons to ground or surface water Details of treatment techniques are outhned In Clna 
Report C609 The EnVIronment Agency would WIsh to be consulted on any protection measures 

Surface water from parking or yard areas should pass through a SUItable type of oll/gnt separator, 
the design of which shall be to the satlsfactlon of the EnVIronment Agency 

The EnVIronment Agency normally requIre a package treatment plant If discharging direct to a 
watercourse 
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Application No : 08/00704/F 

SUMMARY OF REASONS FOR THE GRANT OF PLANNING PERMISSION AND RELEVANT 
DEVELOPMENT PLAN POLICIES 

The Council, as local planning authonty, has determined this application In accordance with the 
development plan unless matenal considerations Indicated otherwise The development IS 
consIdered to be acceptable on ItS planning ments as the proposal (wtth the controls exercisable 
through conditions) will not cause harm to the vitality and Vlablllty of Blcester or other eXistIng 
centres As such the proposal IS In accordance with policIes n, T2, T3, T5, T6, TB, EN9, G1 and 
G2 of the Oxfordshire Structure Plan 20'16, policy EMP1 and C32 of the adopted Cherwell Local 
Plan and policy 517, TR3, TR6, TR7 and TR28 of the Non-Statutory Cherwell Local Plan ~~011 

For the reasons given above and having regard to all other matters raIsed, the Council considers 
that the application should be approved and planning permIssion granted subject to appropriate 
condItions, as set out above 
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Application No : 08/00704/F 

NOTICE OF DECISION CherweII TOWN AND COUNTRY PLANNING ACT 1990 
(AS AMENDED) 

DISTRICT COUNCIL
 
North Oxfordshire
 

NOTES TO THE APPLICANT 

TIME LIMITS (FOR APPLICATIONS REGISTERED BEFORE 24 AUGUST 2005) 

By Virtue of Sections 91-96 of the Town and Country Plannmg Act 1990, planning permlsslons are 
subject to time lImIts If a conditIon ImposIng a time limit has been expressly Included as part of 
the permission. then that condition must be observed Otherwise, one or other of the following 
time limits WIll apply 

Where plannmg permission is given in outline subject to a conditIon reserving certain matters 
for subsequent approval, applicatIon for approval of such matters reserved must be made not later 
than the expiration of 3 years beginning With the date of the outline planning permiSSion and ~ 
further the development to which the permission relates must be begun either Wlthm 5 years from 
the date of the grant of the outline permission or Within 2 years from the final approval of all the 
matters reserved, wh(chever IS the later 

Where the planning permission is complete and is not in outline, the development must be 
begun not later than the expiratIon of 5 years from the date on which permission was granted 

TIME LIMITS (FOR APPLICATIONS REGISTERED ON OR AFTER 24 AUGUST 2005) 

By Virtue of Sections 91-96 of the Town and Country PlannIng Act 1990, as amended by Sectlon 
51 of the PlannIng and Compulsory Purchase Act 2004, planning permlSSlons are subject to time 
limIts If a condition Imposmg a time limIt has been expressly Included as part of the permISSion, 
then that condition must be observed Otherwise, one or other of the follOWing time limits WIll 
apply 

Where planning permission is given in outline subject to a condition reserving certain matters 
for subsequent approval, application for approval of such matters reserved must be made not later ~ 

than the eXplratlon of 3 years begmnlng With the date of the outhne plannmg permlsslon and ~ 

further the development to which the permiSSion relates must be begun not later than the 
eXpiration of 2 years from the final approval of the reserved matters or, In the case of approval on 
different dates, the final approval of the last reserved matters to be approved 

Where the planning permission IS complete and is not In outline, the development must be 
begun not later than the eXpiratIon of 3 years from the date on whIch permiSSion was granted 

OTHER NECESSARY CONSENTS 

ThiS document only conveys permissIon or approval for the proposed development under Part III 
of the Town and Country Planning Act 1990 and you must also comply WIth all the bye-laws, 
regulations and statutory prOViSions In force In the Dlstnct and secure such other approvals and 
permlsslons as may be necessary under other parts of the Town and Country Planning Act 1990 
or other legislation 

In partIcular you are reminded of the follOWing matters 
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Application No : 08/00704/F 

•	 The need In approprrate cases to obtain approval under the BUilding Regulations The 
Building Regulations may be applicable to this proposal. You are therefore advisE~d to 
contact the District Council's Building Control Manager before starting work on site. 

•	 The need to obtain an appropnate Order If the proposal Involves the stopping up or dIVersion 
of a public footpath 

•	 Data supplied by the National Radiological Protection Board (NRPB) and the Bntlsh 
GeologIcal Survey (BGS) suggests that the site of thiS application falls WIthin an area whIch IS 
potentially at rrsk from radon ThIS may require protective measures In order to comply With 
the BUilding Regulations If your consent relates to a new dwelling or house extensIon Further 
adVice on whether protectIve measures are required under the BUilding Regulations can be 
obtained by contacting the BUIlding Control Manager on 01295 221597, fax 01295 2531!53 or 
E-mail at building control@cherwell-dc gov uk 

•	 The need to obtain a separate MLlsted BUlldmg Consenr for the demolition, alteration or 
extension of any listed bUilding of architectural or hlstonc Interest from the Local Plannrng 
Authonty 

•	 The need to make any appropnate arrangements under the Highways Act In respect of any 
works Within the limits of a publiC highway The address of the Highway Autho y IS 
OxfordshIre County CounCil, Speedwell House, Speedwell Street, Oxford, OX1 1NE 

•	 It IS the responsibility of the applicant to ascertam whether his/her development affect~; any 
pUblic nght of way, highway or listed bUIlding 

APPEALS TO THE SECRETARY OF STATE 

If you are aggneved by the deCISion of the Local PlannIng Authonty to grant permISSion or 
approval subject to conditions, you can appeal to the First Secretary of State In accordance With 
Sectlon 78(1) of the Town and Country Planning Act 1990 

If you Wish to appeal then you must do so Within SIX months of the date of thiS notice Forms can 
be obtained from the Planning Inspe(:torate, Temple Quay House, 2 The Square, Temple 
Quay, Bristol, BS1 6PN. Tel (0117) 312 8000. The Secretary of State can allow a longer penod 
for giving notice of an appeal, but he Will not normally be prepared to use thIS power unless there 
are speCial circumstances which excuse the delay In gIving notice of appeal 

The Secretary of State need not conSider an appeal If It seems to him that permiSSion or approval 
for	 the proposed development could not have been so granted otherwise than subject to the 
conditIons Imposed by the Local Plannrng Authorrty, haVIng regard to the statutory requirements, 

;~ '"' to the proVlslons of the development order and to any dJrectlons 91ven under the order v 

In practice, the Secretary of State does not refuse to conSider appeals solely because the Local 
Plannmg Authonty based ItS deCISIon on a direction given by him 

PURCHASE NOTICES 

If either the Local Plannmg Authonty or the First Secretary of State grants permiSSion or approval 
for the development of land subject to condltlons, the owner may claim that he/she can neither put 
the land to a reasonably benefICial use In ItS eXisting state nor render the land capable of a 
reasonably benefiCial use by the carrying out of any development which has been or would be 
permitted 

In these circumstances the owner may serve Cl purchase notIce on the Dlstnct CounCIl ThiS notice 
Will require the CounCil to purchase hlslher Interest In the land In accordance With the prOVlSKlnS of 
Part VI of the Town and Country Planning Act 1990 

7 of 8 



Application No : 08/00704lF 

COMPENSATION 

In certain circumstances compensation may be claimed from the Local Planning Authonty If 
permiSSion IS granted subject to conditions by the Secretary of State on appeal or on reference of 
the apphcatlon to hIm 

These cIrcumstances are set out In the Town and Country Planning Act 1990 as amended by the 
Planning and CompensatIon Act 1991 
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Planning Committee 

\17 July 2008 

PREVIEW: PART 11· Approvals 

08/00704lF Bicester - Former Railway Coal Yard Station Approach Blcester 

130308 Park and ride for passengers of Bicester Town Railway Station and as 
overspill car park for visitors to Blcester Village. 

For BRRB Now Dept Of Transport, Blcester Nominees (& 11) ltd clo Mr Roger 
FlnchLyons+Sleeman+Hoare Nero Brewery Cncket Green Hartley Wlntney 

RECOMMENDATION 

Approval, subject to 

-

1 
2 

3 
4 
5 
6 

7 

8 

9 

1 4A - Full Duration LimIt (3 years) (RC2) 
The development hereby permitted shall be carned out In stnct accordance 
with the follOWing list of approved plans 02l066/P/-401 Rev E, 02l066/P-402 
Rev Band 02l066/P-403 Rev B received 13th March 2008 Reason - To 
ensure that the development IS earned out In a satisfactory manner 
30- Submit Landscaping Scheme (RC10) 
3 1 - Impl Landsc Sch and Reps (RC1 0) 
3 7A - Subm Bdy Enc1 Dets-2 or more Dwgs (RC12) 
Details of extemalllghtlng at the proposed car park(s) are to be submlttnd to 
and approved by the local planning authonty before development commences 
The development shall be earned out and retamed thereafter In accordance 
with the approved details unless othelWlse agreed In writing by the loca! 
planmng authonty Reason - In the Interests of Visual amenity and highway 
safety and to comply with Government advice In PPG19 Outdoor 
Advertisement Control 
Details of the enforcement and control of vehicles uSing the pa.rk and ride car 
park dunng week days shall be submItted to and approved by the local 
planning authority before the car park(s) are first brought Into use Reason -
To ensure that the use of the park and nde car park IS effectively monitored 
and controlled anc to ensure that only bona fide rail users are parking vehicles 
within the car park dUring weekdays In accordance With pOliCy T2 and T6 
of the Oxfordshire Structure Plan 2016 and policy 81701 the Non-
Statutory Cherwell LocaI Plan 2011 
Pnor to the commencement of development a scheme for the provIsIon of 
surface water drainage works shall be submitted to and approved In writing by 
the local planning authonty The development shall be earned out and 
retained In accordance WIth the approved details Reason - To prevent the 
Increased nsk of flooding by ensunng the prOVlSlon of a satisfactory means of 
surface water dIsposal and to prevent the pollution of the water enVIronment 
Pnor to the commencement of the development (or such date or stage In 

development as may be agreed In wntlng WIth the local planning authollty) the 
follOWing components of a scheme to deal With the nsks associated wltll 
contamination of the site shall each be submItted and approved In wntlllg by 
the local planning authonty The development shall be earned out and 
retained In accordance With the approved details 1 A preliminary risk 
assessment whIch has Identified All prevIous uses of the SIte, 
Potential contaminants associated With those uses, A conceptual model of the 
site indIcating sources, pathways, receptors potentially unacceptable nsks 
anslng from contamination at the s1te, 2 A site investIgation scheme based 
on (1) to prOVide informatIon for a detailed assessment of the nsks to all 



receptors that may be affected, mcludlng those off site 3 The site 
Investigation results and the detailed nsk assessment (2) and, based on these, 
an options appraisal and remediation strategy gIVIng full details of the 
remedlatlon measures required and how they are to be undertaken 4 A 
venflcatJon plan prOViding details of the data that will be collected In order to 
demonstrate that the works set out In (3) are complete and Identrfymg any 
requirements for longer-term monltonng of pollutant linkages, maintenance 
and arrangements for contIngency action Any changes to these components 
require the express consent of the local planning authonty Reason - To 
ensure that the sIte does not pose a risk to controlled waters 

10 8 14 - Land contamination unsuspected (RC81) 

Planning Note(s) 

Under the terms of the Water Resources Act 1991, the pnor wntten consent of the 
EnVIronment Agency IS reqUired for any discharge of sewage or trade effluent mto 
controlled waters (e g watercourses and underground waters), and may be 
required for any discharge of surface water to such controlled waters or for any 
discharge of sewage or trade effluent from bUildings or fixed plant Into or onto 
ground or mto waters whIch are not controlled waters Such consent may be 
withheld Contact the Environment Agency National Customer Contact centre on 
0870 8500 250 for further detaIls 
All waste removed should be taken to a SUitably licensed faCility 
No development should take place until an Investigation has been submitted to 
assess the Impact that any SUDS Will have on the water quality The InvestIgation 
should determine the type of SUDS proposed and the mitigation needed The 
construction of the SUDS should be carned out m accordance with details 
submitted to and approved by the EnVironment Agency 
Any SUDS from car or lorry parking areas would need to Incorporate SUitable 
measures for the protection of water quality ThiS IS likely to Include measures to 
mitigate the discharge of hydrocarbons to ground or surface water Details of 
treatment technIques are outlined In Clna Report C609 The EnVIronment Agency 
would wish to be consulted on any protection measures 
Surface water from parking or yard areas should pass through a sUItable type of 
Oil/gm separator, the deSign of which shaH be to the satisfaction of the 
EnVIronment Agency 
The EnVironment Agency normally reqUIre a package treatment plant If dlschargmg 
dIrect to a watercourse 
SUMMARY OF REASONS FOR THE GRANT OF PLANNING PERMISSION AND 
RELEVANT DEVELOPMENT PLAN POLICIES The Council, as local planning 
authonty, has determmed thiS application In accordance with the development plan 
unless matenal conSideratIons indicated otherwIse The development IS 
conSidered to be acceptable on Its planning ments as the proposal (With the 
controls exerCisable through conditions) WlII not cause harm to the VItality and 
viability of Blcester or other eXlstmg centres As such the proposal IS In 
accordance with poliCies T1, T2, T3, T5, T6, T8, EN9, G1 and G2 of the 
Oxfordshlre Structure Plan 2016, policy EMP1 and C32 of the adopted Cherwell 
Loca I Plan and polICy S17, TR3, TR6, TR7 and TR28 of the Non-Statutory 
Cherwell Local Plan 2011 For the reasons gIven above and haVIng regard to all 
other matters raised, the Council conslders that the application should be 
approved and planning permission granted SUbject to appropriate condltlons, as 
set out above 

CONSULTATIONS/REPRESENTATIONS 

Blcester Town Council - Roads should be of an adoptable standard at 
handover 

OCC Highways - We refer to the consultation response from Oxfordshire 

C \docume-l\jaruSl-1 \locals-l \temp\ufrn5 nf 



County Council as highway authonty In connection wIth the above pia nlng 
application 

We are pleased to note that the highway authonty has No Objection tQ the 
application and would like to comment on the Issues raised as follows 

Our client IS agreeable to a vehicle counter bemg placed at the access to the 
park and ride car park from Station Approach However, It should be noted that 
the car counts from this locatIon can only be added to the Blcester Village Dounts 
on those days the car park IS available to Blcester Village vIsitors, I e at 
weekends and on bank hohdays 

The hIghway authority refers several times to the proVIsion of cycle links The 
authonty considers that the cycle link mdlcated on draWIng 02l066/P401 should 
be constructed by the apphcant as part of the works, that the applicant should be 
reqUired to provide the County CouncIl's proposed cycle link between the cycle 
lInk shown on draWing 02l066/P401 and the cycle link along the eXisting access 
road and, that a condition be Imposed for the construction of the last element of 
the cycle link between the Tesco/Blcester Village access roundabout and Oxford 
Road 

The local planning authority will be aware from the Section 106 agreement tied 
to planmng permission 05/01213/F that cycle link matters now fall to be dealt 
with by Oxfordshire County Council The Section 106 Includes a cychng 
contnbutlon of £100,0~0 and grants nghts to the County CounCIl for constructing 
and maintaining the cycle and pedestnan links As such, these mat1ers fall 
outSide the scope of the determination of apphcatlon 08/00704/F and therefore 
should not be the subject of any plannmg conditions Also In this regard. It 
should be noted that while the land between the Tesco/Blcester Village access 
roundabout and Oxford Road falls Wl1hln the applicant's ownership, there IS no 
space outSide the camageway to construct a full cycle hnk 

Our client agrees that cyclists will be able to gain access around the proposed 
bus gate 

Our chent agrees that It IS essential that the bus gate and the retractable bamers 
are effiCiently maintained and kept operational 

Our chent agrees to the provISion of phYSIcal measures to prevent oVHrmght 
parking In the park and nde car park 

A condition of the sale of the current application site Imposed by the British RaIl 
ReSiduary Body IS that the applicant, Blcester Nominees and Blcester 11 
Nominees LimIted, shall prOVide (subject to planning permiSSion) a 220 spaces 
park and nde car park for ~sers of Blcester Town Railway Station from Mondays 
to Fridays The cUITently available 50 spaces reqUired by the Sectlcrn 106 
agreement tied to 05/01213/F are to form part of the new park and ride car park 

Lastly, we note that the highway authonty states that any permiSSion should be 
conditional on the Blcester Village taxI bus service being extended from Blcester 
North Station to Blcester Town Station We have conSIdered thiS, but do not see 
any benefit In extending the taxI bus route, which IS operating at full capacity at 
present, as there would be little, If any, demand for it by users of Blcestell' Town 
Railway Station Both Bicester Village and the town centre are WIthin a short 
walk from Blcester Town Station and there IS a sIgn posted footpath Imklng the 
statIon and the Village Also In thiS regard, the apphcatlon proposal to deliver 
the final link to establish the 'Green Modes Route' from areas beyond Blcester 
Village. through the Village and onto the town centre Will allow the public bus 
operators to proVide Improved services, thus effectively duplIcating the highway 
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authority's suggested route extension 

Network Rail - No obJectlons In pnnclple tojhe development However, If the 
applicant has not already done so, they sho Id contact Network Rail to diSCUSS 
operating constralntsllssues, especially In relatlon to access over Station 
Approach (owned by NR) and Interface with testation 

Oxfordshire County Council (as StrategIc p,lanmng Authority) comments that, 
there IS no need for a consultation wIth thIS q:ouncll as Structure Plan Authority 
on thiS applicatIon under the terms of the directIon n 

The Environment Agency - We are able to wIthdraw our objectIon to the 
proposed development subject to the following conditions However, amended 
plans/documents should be submitted VIa the Local Planmng Authonty (LPA) so 
they meet with their approval before being passed on to us for consultatIon 

Head of Building Control and Engineering Services - The southern most 
corner of the SIte may be tn a flood plain and therefore a flood nsk assessment 
Will be reqUired That apart, the main techmcallmpllcatlons of the site are clearly 
highway related (refer to aCC) , 

REPRESENTATIONS 

A senes of letters have been received commentmg on the loss of a local 
employment sIte 

HOC & MD'S ASSESSMENT 

APPLICATION SITE 

The site lies adjacent to Blcester Village Reta,1 Park ('the Village') and forms a 
roughly tnangular parcel of land approxImately 1ha In area The site IS currently 
occupied by a number of small bUSinesses Within units erected at the site To 
the north of the site lies Blcester Town Station, approxImately 150m from the 
site To the east IS a recently developed decked car park allowed as a result of 
the 3rd phase development at Blcester Village The sIte effectively lies between 
the Blcester Town/Oxford railway line and the recently constructed decked car 
park for the retaIl park - PROPOSAL 

The proposal seeks to create a car park to serve as a park and nde faCility for 
Blcester Town rail station and a further overspill car park to serve the Vrllage 
The park and nde car park proposes 220 spaces With a further 196 spaces for 
staff and VISitors to the Village 

Access to the park and ride car park would be via StatIon Approach With a 
moveable bamer between the two car parks so that VISitors to the Village can 
only access the overspill parkmg area dunng the week A ramped access Will be 
created from the eXisting decked car park to serve the overspill area At 
weekends the bamer separating the park and ride and overspill would be 
removed so that It proVides further parking dunng the weekend for the Village 
However, VISitors to the Village would st.1I access the site from Plngle Dnve 

Station Approach would be extended through the VIllage to create a bus and 
cycle link along Plngle Dnve A barner wl]h be paced at the north end of the 
eXisting decked car park to ensure that of,ly buses/cycles can gain access 
through the site A footpath Will also be creatb between the decked car park and 
the apphcatlon SIte providing a pedestnan link to eXIsting footpaths to the south, 
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the Village and Blcester Town station 

RELEVANT PLANNING HISTORY 

The application site has not bee the subject Iof preVIous planning applications 
However, Blcester Village has been the sUbJeqt of the following applications 

95/00536 - VanatJon of ConditIon 19 of CHS 305/93 (I e that the amount of 
restaurantlhot food sales (Class A3) be Increased from 595 sq m) - Appmved 
050695 

96/00619 - Use of land for car parking for temporary penod of one year ­
Approved 24 06 96 

96/00620/F - ProVIsion of seven additional shop units, an extension to cafe and 
a day care centre with creche, together With relocatIon and enfargemEmt of 
children's play area and proVlslon for access, parking, servJclng and landscaping 
- Approved 29 08/96 

96/01713/F - ProvISion of addltlonal retail units (A1 and A3 use) and ubllc 
tOilets together with access, parking, servlcmg and landscaping (OUTLlNE)­
Withdrawn 17 10 97 

96/01786/F - Erection of 7 No new class A1 (retail) units, with provISion for 
access, parking, servicing a1d landscaping - WIthdrawn 17 10 97 

97/00639/F - Statlonvlg of Cafe Bus for three months to 30th June 1997 (Part 
retrospective) - Refused 30 04 97 

97/009241F - Proposed statiOning of cafe bUS, decorative fenCing for penod to 
30th Septemoor 1997 Retrospective - Refused 30 06 97 

97/01993/F - Use of eXlstJrg bUilding as cafe (A3 use) together with associated 
external alterations - Approved 19 01 98 

98/01201/F - ProvISion of additional Units, bus layover and stopping faCIlities 
and children's play area, together With service areas, parking and landsr..aplng ,- (OUTLINE) (as amended by reVised layout plan accompanying apphcant's letter 
dated 6 5 99) - Approved 10 01 00 

99/00867/0UT - TOilets, baby change, cleaner room - Approved 1001 00 

99/02249/F - Reserved Matters (98/01201/0UT & 99/00867/0UT refers) 
ProvISion of additional units, bus layover and stopping facIlities and children's 
play area together WIth servIce areas, parking, landscaping and provISion of 
tOilets (as amended) -- Approved 030400 

01/00021/F - Two new restaurants and office faCIlitIes and new -founst 
Information Centre (as clanfied by agent's letter dated 160201 and adchtlonal 
plans received 280402) - Approved 06 0301 

01/00541/F - Relaxation of Condition 6 of 01/00021/F to allow the approved 
restaurants to open .at 9am and to close selVlce 2 hours after the end of the 
published tradmg day of shops wlthm Blcester Village - Approved 27 04 0'1 

05/02131/F - Retail development, decked car parking and associated works 
(InclUding addltlonallnfonnatlon received 14/\1/05) - Approved 06 1206 
07/01955/F - Reconflguratlon of vehicle ccess and car parking spaces, 
together WIth alterations to pedestnan st81r and 11ft cores, to car park approved 
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under 05/02131/F ­ Approved 15 11 07 

07/02415/F - Alterations to pedestnan bn(:lge over 
adjoining walk-ways approved under planmng per
Approved 08 01 08 

Pingle 
mission 

Stream 
05/021

and 
31/F 

to 
­

KEY ISSUES 

The Issues relevant to this application are 

1 Whether the proposal has been the subject of a robust assessment, 
Includmg consideration of alternative sites, the Impact on local amenity, 
and travel Impacts, Including traffic reduction and generation 

2 Whether the use IS appropriate. deslgned and Implemented In 

association with other measures, such as public transport Improvements, 
traffic management and parking controls 

3 Whether the prOVISion of further parking to serve an out-of-town retail 
centre IS acceptable and ItS potential Impact on Blcester Town Centre 

RELEVANT PLANNING POLICIES 

The poliCies relevant to the application are as follows 

Oxford Structure Plan 2016 - Policy T1, T2, T3, T5, T6, T8, G1, G2, EN9 
Oxfordshire Local Transport Plan 2006 - 2011 
Adopted Cherwell Local Plan 1996 - Saved PoliCY EMP1, C32 
Non-Statutory Cherwell Local Plan 2011 - Policy S17, TR3, TR6, TR7, TR28 
National Policy - Plannmg Policy Statement 1 Dellvenng Sustainable 
Development (PPS1), Planning PoliCY Statement 6 Planning for Town Centres 
(PPS6), Planning Policy GUidance 13 Transport (PPG13) 

OFFICER'S REPORT 

Overview 

As stated prevIously, the proposal seeks to create a car park to serve as a park 
and nde faCIlity for Blcester Town rail station, and a further overspill car park to 
serve the VJllage The park and nde car ~ark proposes 220 spaces With a 
further 196 spaces for the Village It IS proppsed to create a moveable bamer 
between the two car parks so that VISitOrs tl:> the VIllage can only access the 
overspill parkmg area dunng the week At weekends the barner would be 
removed so that It prOVides further parking dunng the weekend for the Village 

Planning permiSSion was onglnally granted l~ 1994 for a factory outlet In 1994 
Since then the site has been extended twice land the last permISSion granted In 

3rd2006 for the phase development of thb site under planning permission 
05102131/F ThiS permission was SUbject of $ thorough assessment of the retail 
Impact of the site on VIabilIty and Vitality of Blcester Town Centre ThiS was 
conSidered acceptable and permiSSion was granted SUbject to a complete s106 
agreement 

ThiS agreement secured enVlronmentallmprovements for the site and 50 spaces 
for users of Blcester Town rail station In addition to thiS, the applicant also 
agreed through the 5106 to proVlde a Travel Plan for staff employed at the site 
through sustainable transport measures The Travel Plan IS to be submItted and 
secured before the 3rd phase comes Into operatIon (approximately September 
2008) and covers the entire site The Travel Plan IS also subject to annual 
mOnltonng through acc A vehicle counter IS also being placed along Plngle 
Dnve to mOnitor traffic movements. I 
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The appllcatJon s1te was purchased from the Bntlsh Rail Residuary Body and a 
condition of the sale IS that Blcester Nominees (the purchasers) use reasonable 
endeavours to secure the redevelopment of the former coal yard for pmklng 
purposes, pnmanly as a 220 space park and nde car park for passengers uSing 
the adjoIning Blcester Town railway station (paragraph 1 01 of D & A statement) 

In addItion to thiS, the Land Registry entry for the sale of the sIte to Blcester 
Nominees also states the following shall be secured as part of the sale 

1	 Provide the RaIl User's Car Park a car park of at least 220 spaces (In the 
Property for the JOint use of rail users on Normal Worl~lng days and 
customers of the Developer and Blcester Village, 

2	 FacIlitate a bus link across the property between Blcester VIllage and 
Blcester Town railway statIon, 

3	 Either construct or make land available for a footpath link from Bu;ester 
Town railway station to Blcester Village as indicated on Oxfordshire 
County CouncIl's Plan dated 14th June 2006 

Therefore, as part of the sale, these covenants were placed upon the land whIch 
Blcester Nominees accepted However, these are not covenants to which the 
Local Planning Authonty or Council are party to These are pnvate 
arrangements between the vendor and the purchaser 

The agreement to proVIde the additional parking at the site for use as a Park and 
Ride scheme again, IS a pnvate matter The Council has not been In 
diSCUSSions WIth either party to secure addItIonal parking 

As a result of the permisSion granted under 05/02131/F, Blcester VIllage has a 
total of 1, 433 car parking spaces exclUSively for VISitors to the Village With the 
proposed parking the spaces would rise to 1, 602 dunng the week and '1, 822 
spaces at weekends It IS proposed to transfer the eXisting 50 spaces for rail 
users from the decked car park to the new park and nde car park 

Policy Position 

The site IS a factory outlet centre located In an out of town location (table 2 and 3 
to PPS6 refer) Paragraph, 59 of PPG13 states, 

'Park and rrde schemes, In appropnate Circumstances, can help promote 
more sustaInable travel patterns, both at local and strategic levels, and 
Improve the accessibility and attractiveness of town centres' 

PPG13 continues at paragraph 60 stating that, 

'Schemes need to be developed as an Integral part of the planrllng and 
transport strategy for the area, and should be Included In the local transport 
plan and, where posslb'le, In the development plan' 

PoliCY T2 of the Oxfordshire Structure Plan states that Park and Ride Schemes 
Will be supported where they support the functions of the prrnclpal transport 
COrridors and where they form part of a Wider transport strategy The supporting 
text to policy T2 contmues by stating that, 

'Oxford's Parl~ and Ride has been a notable success In transfernng car 
travellers to bus for the final part of their Joumey It has allowecJ more 
people to travel to the centre of Oxford with no traffic Increase on the 
radial routes and has allowed the redevelopment of valuable land 
formerly used for car parl~lng The Transport Netwoms ReVIew has 
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found that there may be other oppo unIties for more remote park and 
nde, partIcularly related to the pnnc pal transport comdors (see Key 
Diagram) and to the relief of co estlon Such schemes will be 
mvestlgated In more detail and suppo ed where appropnate Land may 
be reqUIred for park and TIde scheme where these form part of a Wider 
area transport strategy' 

The Key Diagram of the Oxfordshire Structure Plan Identifies the M40/A41/A34 
as a PTlnclpal Transport Corndor Policy T6 of the Plan states that, 

The County Council Will promote and support a comprehensive strategy 
for the safe and convenient camage of people and freight by road, rail or 
special track The pnnclpal transport corndors, the rail and trunk route 
networks and other projects referred to are defined m the Key Diagram 

The Local Transport Plan Will 

1	 IdentIfy the manner In which the road and rail network and the operatton 
of the premium bus network and other key public transport services Will 
combme to provIde an enhanced quality of travel to support the spatIal 
development strategy of the Structure Plan, 

2	 assign roads m the county together WEh any specIal track to a hierarchy 
of networks supporting the spatial stra egy of this Plan and Ident:Jfy 
their function at each level of the hlera hy, 

3	 Identify network Improvement schemes, and 

4	 Identrfy the potential for mtegratlon between networks both for people 
and freight 

Development proposals that would have a sl~nrflcant adverse affect on the safe 
and effiCIent function of a network Will not be permitted 

Land reqUIred for network development ar Improvement schemes Will be 
safeguarded In the local plans/local development frameworks. 

The Oxfordshire Local Transport Plan (LTP) ~ISO Identifies the route between the 
A34 and the M40 as a problem WIth over ~~, 000 vehicles per day usmg the 
Junction to travel between Blcester and Oxford The LTP also recognises the 
A41 - King's End to M40 as the main route out of Blcester towards the M40/A34 
and cames around 34, 000 vehicles per day Includmg Blcester - Oxford bus 
services 

In both Instances, the LTP (pages 145 and 146 of LTP) proposes solutIons for a 
remote park and TIde car park at Blcester to tjlelp to reduce pressure on the A34 
by encouragmg local Journeys from the Blcester area to Oxford to be made by 
Park & Ride 

The LTP also Identifies the follOWIng solutions 

1	 Capacity enhancements at M40 Junction 9, Including the prOVIsion of bus 
pnonty, 

2	 Blcester Premium Bus Route/Real Time Passenger Information Potential 
enhancement of Blcester to Oxford rail seTVIces, and 

3	 The HIghways Agency also have plans to Increase the capacity of the 
slip roads and roundabout at Junction 9 
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Moreover, policy TR7 of the Non-Statutory Ch rwell Local Plan 2011 states that, 

The CouncIl will not permit further Oxford bas d Park and Ride sites In Cherwell 
District. 

I 

Policy TR7 continues In Its supporting text by ~tatIng that, 

Commuter tnps to Oxford should transfer to public transport at or close to the 
source of the Joumey The Council conSiders that thiS aim Will not be achIeved If 
further schemes are promoted to extend eXisting or prOVIde new park and nde 
facilities In the Oxford area 

The applicant suggests at paragraph 9 01 of the DeSign and Access statElment 
that the, 'proposed park and nde car park for use by rail passengers accords 
with OSP Plan Policy T2. In that It supports the functions of a principal transport 
comdor by encouraging modal shift from car to rail by commuters and other 
travellers to Oxford and beyond' The applicant continues at paragraph 9 02 
stating that, The proposed development complies with policy S17 (of the 
NSCLP) The prOVISIon of the park and ride car park for use by rail passengers 
IS a railway related use assocIated with the operation of the eXisting statIon, as 
specified withIn the policy' 

Policy T2 of the OSP clearly states at paragraph 4 13 that, 'The Transport 
Networks ReView has found that there may be other opportunities for more 
remote park and nde, particularly related to the pnnclpal transport comc1ors and 
to the relief of congestion' ThiS would coincide with the findings Within th3 LTP 
and the requirement to provide remote park and nde at Blcester 

The Transport Networks ReVIew clearly Identifies a potential park an,j nde 
scheme south of Blcester and states that, 

The study recommends that park and nde sites are pursued close 
to Blcester to link to the 'Expressway' network ThiS would ease 
pressure on the eXisting Oxford sItes and remove traffic from the major 
road network ' 

The 'Expressway' network IS a proposed bus serYlce linking Oxford to Wltney, 
Ablngdon and Blcester and IS agam Identrfled as one of the package of 
measures to reduce traffic In and around the A34 and the M40 Moreover, the 
proposal to develop a park and ride scheme to the south west of Blcester falls 
Within the NSCLP's Identified housmg allocation. south west of Blcester 

Therefore, as the planning application does 1'10t propose a remote park and ride 
scheme It does not Sit squarely With policy T2 of the OSP, but It does follow the 
general thrust of the policy to support th~ functions of pnnclpal transport 
corndors and where they form part of a Wider' transport strategy Moreover, the 
context of the remote park and nde scheme IS to faCIlitate Journeys between 
Oxford and Blcester by bus and not rail and to ease congestion on the A34/M40 
However, the proposal can rely on the LTP and the Oxfordshire Structure Plan 
for support as It seeks to reduce reliance on the pnvate motor car and to reduce 
car borne tnps to Oxford and beyond and seeks to create a more balanced link 
between rail and car and the quality of travel to support the spatial development 
strategy of the Structure Plan 

In addition to thiS, policy T3 of the OSP seeks the Increased use of publiC 
transport through the Improved Integratlon between different modes of transport 
and Improved Interchange faCilities Cycle ways and pedestrian links WlH also be 
provided as part of the proposal In accordance With poliCy T5 of the OSP 
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Planned Upgrade of Bicester/Oxford Line 

The NSCLP does offer support at pohcy S17 The policy refers solely to Blcester 
Town Rail Station and states, 

S17 proposals for the comprehensive redevelopment of land adjacent to 
Blcester town railway station will be permitted provided that It compnses 

(~)	 resldentlal development (accessed from Priory road), 

(11)	 employment development (accessed from London road), 

(Ill)	 open space and a flood/ecological buffer alongside Ping le stream. 

(IV)	 railway related uses associated wIth the operation of the eXisting 
station, and 

(V)	 public transport, cycle and pedestrian links 

PIecemeal proposals that would prejudice the Implementation of overall 
strategy for thiS area will not be permitted 

Therefore, 'railway related uses' are an acceptable use of the Site, whIch 
Includes car parkmg to serve the station However, the status of the NSCLP IS a 
material consideration and the weight It can be afforded IS limited 
Notwithstanding ItS limited status as a plan, the NSCLP IS a material 
consideration and needs to be taken mto account as part of the development 
conSideration 

The supportmg text to policy S17 states at paragraph 5 87 9 that, 

The railway station provides a focus for publiC transport m thiS area and 
proposals eXist to upgrade rail services m Blcester as part of the East­
West Rail Link If the frequency and quality of servJce to Blcester Town IS 
to Increase m the longer term, the CounCil considers that thiS must be 
matched by an Increase In the quality of station facllltles While such 
Improvements Will be the responsibility of Network Rail, prOVISIon should 
be made to meet operational needs of the station such as Improved car 
parking, Interchange and bus stoPPing faCIlities In the future 

Therefore, proVIding car parking spaces IS a functIon of the land that the CounCil 
would support However, thiS needs to be supported by planned upgrading of 
the line between Blcester and Oxford 

PPG13 also states at paragraph 61 that, 

Where their use IS appropriate, schemes need to be deSIgned and 
Implemented In association WIth other measures, such as public transport 
Improvements, traffiC management and parking controls Schemes 
should not be deSigned to mcrease Significantly the total public parking 
stock available In a town and care should be taken (for example through 
tanff structures) to aVOid encouraging additional travel, and especially 
commuting, by car Schemes should be deSigned for use by disabled 
people, and to promote the potential for walking. CYCling and motorcycle 
Journeys to and from the site They should also be deSigned and 
operated In order to maXimise safety In the area and for those uSing the 
schemes 
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Rail Operator's Comments 

Network RaIl have not objected to the proposal Moreover, Chiltern RaIlways 
have confinned that Improvements to the line are planned and that 'SIc.ester 
Village station will be adjacent to and will replace the unsatisfactory eXisting 
station at Blcester Town It will have direct access to both the shopping mall and 
to the town centre, a "Full range of facilities and plenty of car parking' (Chiltern 
RaIlways letter dated 2.5th June 2008) 

In addition to thiS, Chiltern RaIlways also state In the same letter tllat the service 
from Blcester to London Marylebone will be doubled to 4 trains each hClur (2 
from Blcester North and 2 from Blcester Town) with Joumey tImes to Oxford from 
Blcester Town reduced to 13 mmutes 

Therefore, the applicant has demonstrated that the proposed park and nde car 
park has been 'deSigned and Implemented In aSSOCiatIon with other mea~;ures, 

such as public transport Improvements, traffic management and parking 
controls (Paragraph 61 r PPG 13) 

However, If the use of the land IS appropnate and Implemented In assoclatlon 
With other measures, paragraph 63 of PPG13 states that caution IS to be taken 
when consldenng such parkmg and states, 

The provIsIon of parkmg at urban and suburban rail statIons can Increase 
the potentIal catchment population for rail services, but can at the 
same time exacerbate road congestion In the surrounding area At main 
hne stations It may also discourage travellers from usmg local bus or tram 
selYlces to connect to longer dIstance services Parking may also result 
In lower densJy development m the Immediate VICinity of the statIOn 
Local authontles need therefore to consider the case for parking faGllItles 
at urban and suburban rail statIons, and the treatment of on·,street 
parkIng near to stations Within the context of their local transport plan 
objectives and adVice In thiS gUidance, Includmg paragraph 21 on making 
the most of highly acceSSible sItes In domg so, they should take account 
of the vIews 0" tram operators and the SRA, and the potential for railway 
stations to act as park and nde sites for destinations outSide the 
ImmedIate localIty 

OCC Highways have conSidered the proposal and do not object to the parking 
areas and the proposed access Moreover, they do not object to the proposal on 
traffic generation grounds and reqUire the prOViSion of certain condItions 
regardmg bus and cycle access and pedestnan routes 

Therefore, the proposal IS conSidered acceptable and Will not exacerbate road 
congestion m the sun"oundlng area Moreover, the provISion of the overspill car 
park at peak periods, In conjunction With the l=Ivallablhty of the park and nde car 
park at weekends, would ease traffic congE1st,0n on Plngle Dnve and Oxford 
Road dunng these peak penods (weekends/b~nk hohdays/Chnstmas penod) 

Current Parking for Rail Users 

The applicant states at paragraph 9 06 of the DeSign and Access statement that 
there are currently only 20 spaces at Blcester Town Station for rail users These 
spaces are the eXisting spaces directly outSide the station However, as already 
discussed, as part of the 3rd phase development of Blcester Village, a further 50 
spaces were provided at the decked car park, some 150m from the station 
These spaces have Peen proVided and are situated to the north of the decked 
car park and WIthIn the decked car park Signs have been erected Informing 
VISitors to the Village that these spaces are reserved for rail users However, on 
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VIsiting the sIte and speaking to users of the s~aces, It IS clear that VIsItors to the 
Village are uSing these spaces and are unawqre that they are for rail users only 
Management of the spaces appears non-existent 

The applicant has stated that the proposed car park for park and nde customers 
will be separated by a phYSical barrier so that VIsitors to the VIllage cannot use 
the park and nde area dunng the week However, given the failure of the Village 
to properly control usage of the eXIsting 50 spaces, concern [S raised over the 
proper control of the additional 220 spaces 

Therefore, should Members be minded to approve the application, a robust 
condition secunng enforcement of the park and nde area and the control over Its 
use dunng the weekend would be requIred 

Loss of Employment Site 

Officer's have discussed the retention of the eXIsting bUSinesses on the site with 
tenants currently occupymg the sIte HolNever, the loss of the eXIsting 
bUSinesses are not considered against this proposal as the site IS not allocated 
as a protected employment site within the development plan Furthermore, the 
current occupiers of the land are tenants on short term lets of 6 months Should 
the current landowners seeks to serve notice on the tenants (WIthout applying for 
the current planning permISSion), then the Local Planning Authonty could not 
Intervene ThiS IS a pnvate matter between the landowner and the tenants For 
the LPA to conSIder approVIng the proposal with a condition restnctlng the 
current permissIon for a penod of time for the tenants to re-locate or seeking to 
refuse permission based on the loss of employment land would be ultra VIres 
and/or unenforceable There has been dialogue with the applicant (the 
freeholder of the site) and Officers ThIS has been encouraging and there may 
be scope to extend the penod to vacate the site However, thlS remains a 
private matter between the freeholder and tenants 

Additional Parking for Bicester Village 

The ftnallssue to be conSidered IS the proposed additional parking dedicated for 
BIC8ster Village and the proposal to utIlise the park and nde at weekends for 
VISitOrs to the Village 

Blcester Village IS the largest retail outlet In Europe and offers shoppers a 
deSigner shopping expenence The site proVIdes approximately 20, 626 sq m 
gross floorspace and current car parking IS operating at some 20% above 
capacity (Traffic Impact Assessment paragraph 5 1 7) 

The current parking does not cater for the eXisting level of staff and VISitOrs 
Moreover, the opening of the 3rd phase In September 2008, IS likely to attract 
more VISitors Blcester Village does offer altematlve methods to travel to slte and 
offer a free minI-bus service for passengers amvlng at Blcester North Station 
which has Increased In populanty since ItS InceptIon In 2003 from 24, 000 VISitOrs 
to 110, 600 In 2007 (D & A statement, paragraph 9 11) The proposed rail 
upgrades Will also be promoted as an altematlve to VIsiting the VIllage by car 

However, there stili remains a need for additional parking at peak periods 
(weekends/bank hohdays/Chnstmas) to ease congestion on Plngle Dnve and 
Oxford Road It IS the mtent10n of the Village to open the overspill car park 
dUring peak penods only 

The location of the overspill parking area IS not best located In relation to the 
Village It IS further removed from the Village than other eXisting car parks and IS 
the least attractive POSition to park However, as suggested by the applicant, the 
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overspIll car park and the use of the park and nde car park will only be used as a 
last resort to ease congestIon at peak penods 

Therefore, consldenng the nature of the Village and the large number of VISitOrs 
that VISit the site at peak penods, the overspill car park and the use of thE~ park 
and nde car park IS considered acceptable In order to reduce congestion at peak 
penods 

Flooding Issues 

The site lies within Flood Zone 1 as IdentlfJed by the EnVironment Agency As 
such, gIven the proximity of the development to the Plngle Stream, an objection 
was raised by the EnVironment Agency 

Subsequent diScussions between the applIcant and the Enwonment Agency 
has sJnce removed thIs objection subject to appropnate conditions --hese 
conditIons are as set out at the end of this report 

CONCLUSION 

In conclusion, the proposal to develop a park and nde car park for USBrs of 
BIC€ster Town Rail Station has been based on the future upgrade of the 
Oxford/Blcester/Marylebone line and seeks to promote alternative modes of 
travel belween destinations PPG13 expects park and nde proposals to be to be 
developed as an Integral part of the planning and transport strategy for the area, 
and should be Included In the local transport plan and, where possible, In the 
development plan 

Policy T2 and T6 of the asp support rail based parking areas and actively 
support park and rrde areas to promote sustamable modes of traffic In ad,clltlon, 
poliCY S17 of the NSCLP also seeks to promote rail based developm~nt at 
Blcester Town Stat10n 

The overspill parking for Blcester Village and the use of the park and nde car 
park dunng peak penods at weekends has been Justified to ease congestJOn 
along Plngle Dnve and Oxford Road dunng these penods 

Therefore, the proposal IS conSidered acceptable, SUbject to the conditIons as 
set out above 
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Application No : 10/00439/F 

NOTICE OF DECISION Cherwell 
TOWN AND COUNTRY PLANNING ACT 1990 ..----.--..........
~.-. . 

(AS AMENDED)
 
DISTRICT COUNCIL
 
NORTH OXFORDSHIRE
 

Name and Address of Agent/Applicant: 
Bicester Nominees & Bicester Nominees II Ltd 
c/o Lyons+Sleeman+Hoare 
Mr Roger Finch 
Nero Brewery 
Cricket Green 
Hartley Wintney 
Hook 
Hampshire 
F"""'\'-_"'" ...... ..-.." 

Date Registered: 19th March 2010 

Proposal:	 Variation of condition 2 of planning permission 08/00704/F - implementation in 
accordance with the proposed changes to site layout. 

Location:	 Former Railway Coal Yard Station Approach Bicester Oxfordshire 

Parish{es): Bicester 

UPRN:	 010011910815 

PERMISSION FOR DEVELOPMENT SUBJECT TO CONDITIONS 

The Cherwell District Council, as Local Planning Authority, hereby GRANTS planning 
permission for the development described in the above-mentioned application, the 
accompanying plans and drawings and any clarifying or amending information SUBJECT TO 
THE CONDITIONS SET OUT IN THE ATIACHED SCHEDULE. 

The reason for the imposition of each of the conditions is also set out in the schedule. 

Cherwell District Council Cherwell Distr,ict Council 
Bodlcote House Certified a true copy 
Bodicote 
Banbury 
axon 
OX154AA 

Date of Decision: 14th May 2010 Head of Development Control 
& Major Developments 
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Application No : 10/00439/F 

SCHEDULE OF CONDITIONS 

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

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

2	 Except where othervvise stipulated by conditions attached to this permission, the 
development shall be carried out strictly in accordance with the following plans and 
documents: Drawing numbers PAO?, PA08 and P-409 submitted with the application. 

Reason - For the avoidance of doubt, to ensure that the development is carried out only as 
approved by the Local Planning Authority and to comply with Policy BE1 of the South East 
Plan 2009. 

3	 That no development shall take place until there has been submitted to and approved in 
writing by the Local Planning Authority a scheme for landscaping the site which shall 
include:­
(a) details of the proposed tree and shrub planting including their species, number, 
sizes and positions, together with grass seeded/turfed areas, 
(b) details of the existing trees and hedgerows to be retained as well as those to be 
felled, including existing and proposed soil levels at the base of each tree/hedgerow and 
the minimum distance between the base of the tree and the nearest edge of any 
excavation, 
(c) details of the hard surface areas, pavements, pedestrian areas, crossing points and 
steps. 

Reason - In the interests of the visual amenities of the area, to ensure the creation of a 
pleasant environment for the development and to comply with Policy C4 of the South East 
Plan 2009 and Policy C28 of the adopted Chervvell Local Plan. 

4	 That all planting, seeding or turfing comprised in the approved details of landscaping shall 
be carried out in the first planting and seeding seasons following the occupation of the 
building(s) or on the completion of the development, whichever is the sooner; and that any 
trees and shrubs which within a period of five years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species, unless the 
Local Planning Authority gives written consent for any variation. 

Reason - In the interests of the visual amenities of the area, to ensure the creation of a 
pleasant environment for the development and to comply with Policy C4 of the South East 
Plan 2009 and Policy C28 of the adopted Chervvell Local Plan. 

5	 That full details of the enclosures along all the boundaries and within the site shall be 
submitted to and approved in writing by the Local Planning Authority and such means of 
enclosure shall be erected prior to the first use of the site. 

Reason - To ensure the satisfactory appearance of the completed development and to 
comply with Policy BE1 of the South East Plan 2009 and Policy C28 of the adopted 
Chervvell Local Plan. 
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6	 That details of the external lighting at the proposed car park(s) shall be submitted to and 
approved by the Local Planning Authority prior to the first use of the site. The development 
shall be carried out and retained thereafter in accordance with the approved details unless 
otherwise agreed in writing by the Local Planning Authority. 

Reason: In the interests of highway safety, to safeguard the amenities of the area and to 
ensure the creation of a pleasant environment for the development and to comply with 
PPG13: Transport, Policy C4 of the South East Plan and Policies ENV1 and C28 of the 
adopted Cherwell Local Plan. 

7	 That details of the enforcement and control of vehicles using the park and ride car park 
during week days shall be submitted to and approved by the Local Planning Authority 
before the car park(s) are first brought into use. 

Reason: To ensure that the use of the park and ride car park is effectively monitored and 
controlled and to ensure that only bona fide rail users are parking vehicles within thE~ car 
park during weekdays in accordance with T4 of the South East Plan 2009. 

8	 That the surface water drainage strategy shall be as detailed in drawing 
60049179/D/GN105 Rev P2 submitted on 22 April 2009. 

Reason: To prevent the increased risk of flooding by ensuring the provISion of a 
satisfactory means of surface water disposal and to prevent the pollution of the water 
environment and to comply with Government advice in PPS25: Development & Flood Risk 
and Policy NRM4 of the South East Plan 2009. 

9	 That the ground contamination shall be dealt with in accordance with the desk study, 
ground investigations and interpretative reporting referred to and summarised in the Faber 
Maunsell letter dated 22 April 2010. 

Reason: To ensure that the development of the site does not pose a risk to controlled 
waters and that any ground and water contamination is adequately addressed to ensure 
the safety of the development, the environment and that the site is suitable for the 
proposed use in com pliance with f:lolicy ENV12 of the adopted Cherwell Local Plan. 

10	 That the bus link at the northern end of the site shall be constructed to adoptable road 
standards. 

Reason - In the interests of highway safety and to comply with Government advice 
contained in PPG13: Transport. 

PLANNING NOTES 

1.	 Under the terms of the Water Resources Act 1991, the prior written consent of the 
Environment Agency is required for any discharge of sewage or trade effluent into 
controlled waters (e.g. watercourses and underground waters), and may be require:! for 
any discharge of surface water to such controlled waters or for any discharge of sewage or 
trade effluent from buildings or fixed plant into or onto ground or into waters which are not 
controlled waters. Such consent may be withheld. Contact the Environment Agency 
National Customer Contact Centre on 0870 8500 250 for further details. 

2.	 All waste removed should be taken to a suitably licensed facility. 
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3.	 No development should take place until an investigation has been submitted to assess the 
impact that any SUDS will have on the water quality. The investigation should determine 
the type of SUDS proposed and the mitigation needed. The construction of the SUDS 
should be carried out in accordance with details submitted to and approved by the 
Environment Agency. 

4.	 Any SUDS from car or lorry parking areas would need to incorporate suitable measures for 
the protection of water quality. This is likely to include measures to mitigate the discharge 
of hydrocarbons to ground or surface water. Details of treatment techniques are outlined in 
Ciria Report C609. The Environment Agency would wish to be consulted on any protection 
measures. 

5.	 Surface water from parking or yard areas should pass through a suitable type of oil/grit 
separator, the design of which shall be to the satisfaction of the Environment Agency. 

6.	 The Environment Agency normally require a package treatment plant if discharging direct 
to a watercourse. 

REASON FOR THE GRANT OF PLANNING PERMISSION AND RELEVANT DEVELOPMENT 
PLAN POLICIES 

The Council, as local planning authority, has determined this application in accordance with the 
development plan unless material considerations indicated otherwise. The development is 
considered to be acceptable on its planning merits as the proposal pays proper regard to the 
character and appearance of its surroundings and does not cause harm to neighbourhood amenity 
or highway safety. As such the proposal is in accordance with Policies BE1, T4, NRM4, C4 and 
CC6 of the RSS for the South East 2009 and Policies ENV1, ENV12 and C28 of the adopted 
Cherwell Local Plan. For the reasons given above and having regard to all other matters raised, 
the Council considers that the application should be approved and planning permission granted 
subject to appropriate conditions, as set out above. 
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Application No : 10/004:39/F 

NOTICE OF DECISION Cherweg TOWN AND COUNTRY PLANNING ACT 1990 
r (AS AMENDED)
 
DISTRICT COUNCIL
 
NORTH OXFORDSHIRE
 

NOTES TO THE APPLICANT 

TIME LIMITS FOR APPLICATIONS 

By virtue of Sections 91-96 of the Town and Country Planning Act 1990, as amended by Section 
51 of the Planning and Compulsory Purchase Act 2004, planning permissions are subject to time 
limits. If a condition imposing a time limit has been expressly included as part of the permission, 
then that condition must be observed. Otherwise, one or other of the following time limits will 
apply: 

Where planning permission is given in outlillle subject to a condition reserving certain matters 
for subsequent approval, application for approval of such matters reserved must be made not later 
than the expiration of 3 years beginning with the date of the outline planning permission and 
further the development to which the permission relates must be begun not later than the 
expiration of 2 years from the final approval of the reserved matters or, in the case of approval on 
different dates, the final approval of the last reserved matters to be approved. 

Where the planning permission is complete and is not in outline, the development must be 
begun not later than the expiration of 3 years from the date on which permission was granted. 

OTHER NECESSARY CONSENTS 

This document only conveys permission or approval for the proposed development under Part III 
of the Town and Country Planning Act 1990 and you must also comply with all the bye-laws, 
regulations and statutory provisions in force in the District and secure such other approvals and 
permissions as may be necessary under other parts of the Town and Country Planning Act 1990 
or other legislation. 

In particular you are reminded of the following matters: 

•	 The need in appropriate cases to obtain approval under the Building Regulations. The 
Building RegUlations may be applicable to this proposal. You are therefore advised to 
contact the District Council's BUilding Control Manager before starting work on site. 

•	 The need to obtain an appropriate Order if the proposal involves the stopping up or diversion 
of a pUblic footpath. 

•	 Data supplied by the National Radiological Protection Board (NRPB) and the British 
Geological Survey (BGS) suggests that the site of this application falls within an area WhlCh is 
potentially at risk from radon. This may require protective measures in order to comply with 
the Building Regulations if your consent relates to a new dwelling or house extension. Further 
advice on whether protective measures are required under the Building Regulations ccln be 
obtained by contacting the Building Control Manager on 01295 221597, fax 01295 2531:53 or 
E-mail at b ilding.control@cherwell~dc.gov.uk 
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•� The need to obtain a separate "Listed Building Consent" for the demolition, alteration or 
extension of any listed building of architectural or historic interest from the Local Planning 
Authority. 

•� The need to make any appropriate arrangements under the Highways Act in respect of any 
works within the limits of a public highway. The address of the Highway Authority is 
Oxfordshire County Council, Speedwell House, Speedwell Street, Oxford, OX1 1NE. 

•� It is the responsibility of the applicant to ascertain whether his/her development affects any 
public right of way, highway or listed building. 

APPEALS TO THE SECRETARY OF STATE 

If you are aggrieved by the decision of the Local Planning Authority to grant permission or 
approval subject to conditions, you can appeal to the First Secretary of State in accordance with 
Section 78(1) of the Town and Country Planning Act 1990. 

If you wish to appeal then you must do so within six months of the date of this notice. Forms can 
be obtained from the Planning Inspectorate, Temple Quay House, 2 The Square, Temple 
Quay, Bristol, BS1 6PN. Tel (0117) 372 8000. The Secretary of State can allow a longer period 
for giving notice of an appeal, but he will not normally be prepared to use this power unless there 
are special circumstances which excuse the delay in giving notice of appeal. 

The Secretary of State need not consider an appeal if it seems to him that permission or approval 
for the proposed development could not have been so granted otherwise than subject to the 
conditions imposed by the Local Planning Authority, having regard to the statutory requirements, 
to the provisions of the development order and to any directions given under the order. 

In practice, the Secretary of State does not refuse to consider appeals solely because the Local 
Planning Authority based its decision on a direction given by him. 

PURCHASE NOTICES 

If either the Local Planning Authority or the First Secretary of State grants permission or approval 
for the development of land subject to conditions, the owner may claim that he/she can neither put 
the land to a reasonably beneficial use in its existing state nor render the land capable of a 
reasonably beneficial use by the carrying out of any development which has been or would be 
permitted. 

In these circumstances the owner may serve a purchase notice on the District Council. This notice 
will require the Council to purchase his/her interest in the land in accordance with the provisions of 
Part VI of the Town and Country Planning Act 1990. 

COMPENSATION 

In certain circumstances compensation may be claimed from the Local Planning Authority if 
permission is granted subject to conditions by the Secretary of State on appeal or on reference of 
the application to him. 

These circumstances are set out in the Town and Country Planning Act 1990 as amended by the 
Planning and Compensation Act 1991. 
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Cherwell District Council - Delegated Report 

Application No. 10100439/F Case Officer: Rebecca Horley Site Visited: 29/04/2010 

Site Address: Former Railway Coal Yard, Station Approach, Blcester, axon 

Proposal: Vanatlon of condition 2 of planmng permIssion 08l00704/F - Implementation In accordance 
with the proposed changes to the site plan 

Site Description & Proposal 
The fornler railway coal yard site lies adjacent to Blcester Village Retail Park and the railway The Mckay 
Trading estate adjoins the site to the north and there IS direct access onto Station Approach which leads 
onto the London Road The entire car park IS on a level surface 

Application 08/00704/F gave permission for a park and nde for passengers of Blcester Town Railway 
Station and as overspill car park for VISrtOrs to Blcester Village This applicatIon seeks to vary condition 2 
whIch states 

;:J:he development hereby permitted shall be carned out In stnct accordance with the followmg list c~f
 

~proved plans 02l066/P/-401 Rev E, 02J066/P-402 Rev Band 02l066/P-403 Rev B received 13 March� 
2008"� 

Reason To ensure that the development IS carned out m a satisfactory manner 

The proposal Involves moving the layout 2m away fmm the approved boundary With the railway W lch wtll 
aVOid the need for a retaining wall between the car park and the railway There are a number of mInor 
consequential changes to the layout as a result and these are documented In the design and access 
statement DraWing No P-401 Rev E submitted wIth the application IS for Informatlonlcompanson 
purposes only 

Application PUblicity & Comments 
The application has been advertised by way of press notice/neighbour letter The fInal date for comment 
was 14/05/2010 Although 3 letters have been returned through the mall, no letters of objection have 
been received 

Consultations 
4I'l Pansh Council - No comments received 

acc Highways - No objection 

Relevant Policy 
• Government GUidance In PPS1, PPS4, PPG13 and PPS25 
• PoliCies BE1, T4. C4, NRM4 and CC6 of the RSS for the South East 2009 
• Pohcles ENV1, ENV12 and C28 of the Adopted Cherwell Local Plan 

Appraisal 
The pnnClple of the car park has already been established by the 2008 consent and key Issues raIsed by 
that apphcatlon have been addressed Being surrounded by other car parking and lndustnal estatl~s and 
businesses, there would be Irttle harm caused to neighbours and their level of amenities remain protected 
SImilarly, the site IS not promment so there would be any harm caused to the Visual amemt,es of the area 
The pnnClple Issue to conSider With thiS application IS, therefore, highway safety 

In notlr'lg the comments from the Highway AuthOrity, the changes Will amount to a loss of 10 space~ which 
In terms of the site's potential parking capaCIty, IS not Significant The proposed scheme IS Similar to the 

Signed case Officer Date 

Signed SPO/fl./HOS DC&MD 
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Cherwell District Councrl - Delegated Report 

approved scheme with appropnate pedestnan links In highway safety terms, therefore, the application IS 
acceptable 

In recommending approval of amendments to condition 2 of 081 00704/F this has the effect of Issuing a 
new consent, hence the Imposllron of the followmg conditions 

Recommendation� 
Approval, subject to the follOWing conditions,� 

Conditions 
1.� SC1 4A (RC2) 
2� Except where otherwise stipulated by conditions attached to thiS permission, the development shalt be 

earned out stnctly In accordance WIth the following prans and documents Drawing numbers P-407, P­
408 and P-409 submItted With the application 
Reason - For the aVOidance of doubt, to ensure that the deve~opment IS camed out only as approved 
by the Local Planning Authonty and to comply With Policy BE1 of the South East Plan 2009 

3� OC3M(RC10~ 0 
4 SC3 1A (RC10A) 
5 That full details of the enclosures along all the boundanes and wlthm the site shall be submitted to and 

approved In writing by the Local Planning Authonty and such means of enclosure shall be erected 
pnor to the first use of the site (RC4A) 

6 That details of the external lighting at the proposed car park(s) shall be submitted to and approved by 
the Local Planning Authonty prior to the first use of the site The development shall be carned out and 
retained thereafter In accordance With the approved details unless otherwise agreed In wntlng by the 
Local Plan nlng Authonty 
Reason In the Interests of highway safety, to safeguard the amenities of the area and to ensure the 
creation of a pleasant environment for the development and to comply WIth PPG13 Transport, Policy 
C4 of the South East Plan and PoliCies ENV1 and C28 of the adopted Cherwell Local Plan 

7 That details of the enforcement and control of vehicles uSing the park and nde car park dunng week 
days shall be submitted to and approved by the Local Planning Authonty before the car park(s) are 
first brought mto use 
Reason To ensure that the use of the park and nde car park IS effectIVely mOnitored and controlled 
and to ensure that only bona fide rail users are parking vehicles within the car park dunng weekdays In 

accordance With T4 of the South East Plan 2009 
8 That the surface water drainage strategy shaH be as detalled In draWing 600491791DIGAl105 Rev P2,,", 

submitted on 22 Apnl 2009 ' 
Reason To prevent the Increased nsk of flooding by ensuring the proVISion of a satisfactory means of 
surface water dIsposal and to prevent the pollution of the water environment and to comply With 
Government adVice In PPS25 Development & Flood Risk and Policy NRM4 of the South East Plan 
2009 

9 That the ground contammatlon shall be dealt With m accordance With the desk study, ground 
Investlgatrons and interpretative reporting referred to and summansed In the Faber Maunsell letter 
dated 22 Apn12010 
Reason To ensure that the development of the site does not pose a nsk to controHed waters and that 
any ground and water contamination IS adequately addressed to ensure the safety of the 
development, the environment and that the Site IS SUitable for the proposed use In compliance With 
Policy ENV12 of the adopted CherweJl Local Plan 

10 That the bus link at the northern end of the site shall be constructed to adoptable road standards 
(RC13BB) 

Signed case Officer� Date 

Signed SPO/TL/HOS DC&MD� Date 
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Cherwell DistrIct Council - Delegated Report� 
-�

PLANNING NOTES 
1� Under the terms of the Water Resources Act 1991, the pnor wntten consent of the Environment 

Agency IS required for any discharge of sewage or trade effluent Into controlled waters (e g 
watercourses and underground waters), and may be required for any discharge of surface water to 
such controlled waters or for any discharge of sewage or trade effluent from bUildings or fixed plant 
mto or onto ground or Into waters which are not controlled waters Such consent may be WIthheld 
Contact the Environment Agency National Customer Contact Centre on 0870 8500 250 for further 
details 

2� All waste removed should be taken to a sUitably licensed facility 

3� No development should take place until an InvestigatIon has been submrtted to assess the Impact that 
any SUDS will have on the water quality The investigatIon should determme the type of SUDS 
proposed and the mitigation needed The construction of the SUDS should be carned out In 
accordance WIth details submitted to and approved by the Environment Agency 

..;..� Any SUDS from car or lorry parking areas would need to Incorporate surtable measures for the 
.....� protechon of water quality ThiS IS likely to Include measures to mitigate the discharge of 

hydrocarbons to ground or surface water Details of treatment techniques are outlined In Clna Heport 
C609 The Environment Agency would WIsh to be consulted on any protection measures 

5� Surface water from parking or yard areas should pass through a SUItable type of olllgnt separator, the 
design of which shall be to the satisfactIon of 1he Environment Agency 

6� The Environment Agency normally reqUire a package treatment plant rf discharging direct to a� 
watercourse� 

REASON FOR THE GRANT OF PLANNING PERMISSION AND RELEVANT DEVELOPMENT PLAN 
POLICIES 
The Council, as local planning authonty, has determined thiS application In accordance wIth the 
development plan unless material conSiderations indicated otherwise The development IS considered to 
be acceptable on ItS planmng ments as the proposal pays proper regard to the character and appe,arance 
of ItS surroundings and does n01 cause harm to neighbourhood amenity or highway safety As such the 

,.Qroposalls In accordance With PoliCies BE1, T4, NRM4, C4 and CC6 of the RSS for the South East 2009 
._nd PoliCies ENV1, ENV12 and C28 of the adopted Cherwelllocal Plan For 1he reasons given above 

and haVing regard to all other matters raised, the Council considers 1hat the application should be 
approved and plannrng permission granted subject to appropnate conditIons, as set out aoove 

. :' ,::,,... 

Date (Lt--. S \ 0Signed Case Officer 
... ~ .~ •• ~ ... t 

Signed SPO/TL/HOS DC&MD� Date' 
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Scale 1:53,863 
Reproduced from the Ordnance Survey mapping with the� 

permission of the Controller of Her Majesty's Stationery Offi~~'c8>~~opyright.
 

Unauthorised reproduction infringes crown copyright ~ntH:A~ ~ad to� 
prosecution or civil proceedings.� 

Cherwell District Council Licence number 100018504� 
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Application No: Ward: Date Valid: 
10/00023/TWA Bicester East 08.01.10 

Applicant:� The Chiltern Railway Company Ud 

Bicester to Oxford Rail Link Site 
Address: 

Proposal:� Improvements to the railway line between Bicester and Oxford as part of 
the proposals by Chiltern Railways to provide a new route between 
Bicester and London. 

1. Site Description and Proposal 

1.1� The proposal seeks to upgrade the existing line through Bicester Town to Oxford, 
and to provide a connection between the existing Bletchfey to Oxford rail line to 
enable the operation of direct train services between London Marylebone and 
Oxford via High Wycombe. 

The main components of the scheme are to: 

(i)� Provide a new connection twin track chord railway line from the London to 
Birmingham line to the Oxford to Bicester to Bletchley line at Gavray Drive. 

(ii)� Rebuild Bicester Town Station with two platforms and the reinstatement of a 
double track. 

(iii)� Upgrade the railway line from Bicester through (slip and through to Oxford to 
enable trains to travel at speeds up to 100mph. 

(iv)� Rebuild Islip Station with two platforms and disabled access provision. 

(v)� Provide new parkway station on the existing grain silo site at Gosford and 
Water Eaton with ticket office, coffee shop arid additional parking. 

(vi)� Relocate the existing rail aggregates depot at Gosford and Water Eaton 
onto land to the north. 

(Vii)� Improvements to oxford Station. 

1.2� The new service is scheduled to commence in May 2013 and will provide two trains 
per hour between London Marylebone and Oxford with journey times of 66 minutes 
from Oxford and 58 minutes from Water Eaton. The journey time for Bicester to 
Oxford will be reduced to 14 minutes. All trains will call at Oxford, Water Eaton and 
Bicester Town with a reduced service calling at Islip. 

1.3� The proposal is being considered under the Transport and works Act 1992 and 
Cherwell District Council are currently being asked to consider the proposal as a 
consultee. A publlc inquiry later this summer will consider all the representations 
and any objections and the conditions attached to the direction will be discharged 
by the Local Planning Authority. In effect this means that Cherwell District Council 
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will discharge conditions and agree the detailed designs of the buildings and 
structures etc. following the presentation of illustrative proposals at the inquiry. 

1.4� The proposals follow improvement works which have already been carried out 
following the Evergreen 1 and Evergreen 2 projects which resulted in the doubling 
of the track between Bicester and Aynho improved line speed, extra signaling 
between London and Bicester and two extra platforms at London Marylebone. 

1.5� There are currently 38 rail crossings between Bicester and Oxford, in the main 
serving local footpath networks and farm complexes. National policy is to eliminate 
as many of these as possible for health and safety reasons. 

The scheme will therefore result in the need to close and divert a number of rail 
level crossings, footpaths and bridleways, with a number of existing crossings 
combined with adjacent crossings and/or replaced with a bridge where necessary. 
The existing London Road Bicester level crossing will be retained. 

2. Application Publicity 

2.1� Cherwell District Council are a consultee as the proposal is being considered under 
the Transport and Works Act 1992. No publicity has therefore been carried cut by 
Cherwell District Council. All the necessary public and statutory consultations and 
publicity have been carried out by Chiltern Railways. 

3. Consultations 

3.1� Cherwell District Council is a consultee and therefore consultations have not been 
carried out, although comments from the Council's Environmental health 
Department in respect of noise, dust and air quality are awaited. 

3.2� Gosford and Water Eaton Parish Council have copied Cherwell District Council in 
on comments that they have made on the proposal which focus mainly on the 
relocation of the aggregate depot, and, part of the park and ride periphery road into 
the Green Belt and the Traffic Impact Assessment which has been carried out and 
in relation to the previous appeals on the site. 

Whilst accepting the reil improvements in principle however, the Parish Council's 
objections are briefly summarised as follows:­

(i)� Any development not contained within the boundaries of the existing railway 
and grain silo site are unacceptable and cannot be justified under (3reen 
Belt Policies. 

(ii)� Decking the proposed car park to provide 1,032 spaces is unacceptable as 
additional traffic could lead to congestion on the A4165 and grid-locking the 
local network. Do the T.A's inc'lude expected vehicle growth from future 
major proposals also? Policy is to reduce car travel. 

(iil)� Concern about the capacity of junctions to accommodate the additional 
traffic. 

(iv)� Little information about how the traffic flows are made up, in particular 

age 64 



taking account of term time and school runs. 

(v)� The statement does not take into account by those coming to the site by 
car, or by bus. 

(vi)� Has any consideration been given to proposing a direct link road between 
the A34 or via a route onto the A4165? 

(vii)� Will there be parking charges, if so this could lead people to choose the free 
park and ride car park, or to park in local residential streets in Kidlington. 

(Viii)� Need to ensure that any combined bridle/road over bridge is not only 
commodious enough for farm use but also for safety of walkers. 

(ix)� Need to monitor noise and vibration during construction. 

(x)� Chiltern Railways should update their FRA to compare with the Environment 
Agency's new flood map for the area. 

(xi)� More details are required regarding surface water from the new parkway 
station and polluted water run-off. 

(xii)� Object to the relocation of the aggregates depot into the Green Belt and 
question whether this actually has consent. This use has also caused noise 
problems in the past. Require routeing agreement for heavy lorries. 

(Xiii)� Grundons have a consent for recycling and waste at the site and are 
concerned that this could end up being located adjacent to the aggregate 
depot. 

(xiv)� The grain silo is used by nesting birds including swallows and this should be 
taken into consideration. 

The majority of these concerns relate to highway issues which will need to be 
addressed by the Highway Authority. 

4. Relevant Planning Policies 

4.1� Policy S17 of the Non-Statutory CherweJl Local Plan identifies the Bicester Town 
railway station land to the north of the railway line for mixed use development and 
identifies an area specifically for uses related to the railway station. Policy TR29 
safeguards land at Gavray Drive for the provision of the new 'chord' line relating to 
the improved railway network. 

4.2� The land just south of Wendlebury lies within the Oxford Green Belt. The 
developments, particularly relating to Islip Station and Gosford and Water Eaton 
must therefore be considered under Policy GB1 of the Non-Statutory Cherwell Local 
Plan together with Central Government Guidance in PPG2 'Green Belts' 

4.3� South East Plan Policies SP2, SP5, T1, T8, T11, T14, C04. 
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5. Appraisal 

Bicester Town Station 

5.1� The proposal seeks to rebuild Bicester Town Station which is located to the south of 
the town centre. The new station building which will include a ticket officE! and 
coffee shop will be located on the west side of the railway, accessed from Station 
Approach. The existing access from Station Approach onto the London Road will 
be realigned. Parking provision will be made for up to 519 car parking spaces, 
motorcycles and bikes. The car park will be ground level initially but may be decked 
as demand increases. 

5.2� This existing railway line is already in use albeit a very reduced service. This 
proposal will contribute to the improvement of the rail service to and from London to 
the town. The existing station is currently underused and not very well connected to 
the town centre. The proposal is welcomed in respect of providing the improved rail 
links to Bicester which is to experience significant growth over the next four years. 
Visually the proposal is unlikely to adversely affect the character and appearance of 
the area. 

5.3� Planning consent was granted in July 2008 for the creation of a new car park to 
serve as a park and ride facility for Bicester Town Railway Station and a further 
overspill car park to serve Bicester Village (08/00704/F refers). If this rail proposal 
is implemented it will not be possible to implement the above mentioned permission 
and therefore a fresh application will be required. 

5.4� The existing pedestrian Tubbs Lane crossing is well used and will therefore need to 
be replaced with a new footbridge to provide a safe crossing for the large number of 
users which include those pushing prams and bikes and the mobility impaired. The 
proposed new bridge therefore needs to be fully DDA compliant and will be a steel 
ramp and stepped structure on steel pillars either side of the railway. 

5.5� There are some concerns regarding the size and visual appearance of this new 
footbridge which will be visible from Garth Park, Launton Road and the adjacent 
residential development, and it is therefore suggested that Chiltern Railways seek to 
ensure that all efforts are taken to ensure that the bridge structure is designed to 
reduce its size, visual impact and therefore impact on adjacent residential properties 
as much as possible. 

Islip Station 

5.6� It is proposed that Islip Station will remain a station principally for local commuter 
use rather than for the wider area. The proposed improvements comprises two new 
eight car platforms with improved disabled access to both platforms. A new s elter 
will be provided with a footbridge linking the two platforms. The works to Islip 
Station are not significant and will have minimal impact upon the visual amenities of 
the locality, the residential amenities of adjacent residential properties and is 
unlikely to generate increased traffic to the village because of the lesser stat.us of 
this station compared to Bicester Town and Gosford Parkway. These proposals are 
therefore considered acceptable in terms of the character and appearance of the 
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street scene and the character, appearance and openness of the Green Belt. 

Water Eaton Parkway 

5.7� A new parkway station is proposed on the site adjacent to the eXisting park and ride 
and cunrently occupied by the grain silos. This new station will serve Kidlington, 
Yarnton, North Oxford and the sunrounding area. The proposed station will include 
a ticket office, coffee shop and additional car parking. The car park will be initially a 
surface car park but will have the potential to be decked should the demand arise in 
the future. The existing aggregate depot and the railway sidings would be relocated 
on land to the north. 

The existing access into the grain silo site would be closed and the access into the 
adjacent park and ride will be redesigned to serve the additional traffic. 

The new station building is proposed to be two storey so that direct access can be 
gained from the higher level A4165 and the bus stops along it. 

Existing Public Right of Way and Level Crossings 

5.8� The B1cester to Oxford route was originally built between 1848 and 1851 and has a 
total of 38 road, footpath, bridleway and accommodation crossings between 
Bicester and Oxford. As the scheme will result in a more frequent and faster 
service on the line than at present, and to ensure the safety of rail users and users 
of those crossings it will be necessary as part of the proposal to close all but one of 
these crossings and where appropriate to replace them with bridges. In some 
instances these crossings will be amalgamated thereby reducing the number of 
crossings along this length of railway. The crossings are as follows:­

~	 Gavray Drive - a new stepped footbridge will be constructed over the rail 
chord 

~	 Tubbs Lane - a new DDA compliant bridge will be constructed. 

~	 London Road level crossing will be retained. 

>- Langford Lane level crossing will be closed and a new road provided to the 
south avoiding the Alchester Scheduled Ancient Monument. 

~	 Elm Tree Farm will be closed and diverted to the replacement bridge for 
Langford Lane 

~	 Merton Footpath will be replaced by a new footbridge over the railway. 

>-� Wendlebury Footpath will be closed and diverted to the Merton footbridge. 

~	 Beebont bridleway will be closed and replaced with a new dual purpose 
bridleway and farm accommodation bridge to the south of Holts Farm. 

~	 Oddington footpath will be closed and diverted to a new bridge at Oddington 
level crossing. 

~	 Yew Tree Farm will be closed and diverted to Oddington level crossing 
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~	 Oddington level crossing will be closed and a new highway bridge provided. 

~	 Islip footpath will be dosed and diverted to link with a new footbridge at 
Oddington No. 5. 

~	 Oddington No. 5 wHl be closed and replaced with a stepped metal bridge. 

~	 lslip No. 4 will be closed and re-diverted to Oddington No. 5 

~	 Islip level crossing will be closed and new bridge proposed. 

~	 Water Eaton No. 5 will be closed and diverted. 

~	 Gosford and Water Eaton No. 4 will be closed and diverted. 

Overall the integrity of the public rights of way netv./ork has been retained and where 
crossings are being closed either a replacement or diversion to a nearby bridge 
have been proposed. The number of new footbridges have been kept to a minimum 
by rationalizing the number of crossings thereby reducing visual impact upon the 
character and appearance on the open countryside and adjacent residential 
properties as much as possible. [t is therefore considered that there would be no 
significant harm as a result of these proposals to justify an objection. 

Impact on Green Belt 

5.9� A significant element of the scheme includes works which are within the Oxford 
Green Belt, namely the dualling of the track within the existing railway corridor, a 
number of road and footpath and bridleway bridges, Islip Station and Water Eaton 
Parkway. 

Great importance is placed on protecting the Green Belt and substantial weight 
must be attached to any harm proposals may cause to it. PPG2 'Green Belt' states 
that there is a general presumption against inappropriate development withih the 
Green Belt and such development should not be approved except where 'very 
special circumstances' hav(l been demonstrated. The presumption a9'ainst 
development in the Green Belt is carried through polices within the South East Plan 
and Loca[ Plan Policies. 

It is considered that the new roads and footbridges over the railway within the 
Green Belt are necessary to maintain the existing rights of way and that their visual 
harm is outweighed by health and safety issues. The bridges and roads will not be 
visible from great distances and they will therefore have minimal impact on the 
character, appearance and openness of the Green Belt. 

The improvements to Islip Station are not considered to be significant in terms of 
the character, appearance and openness of the Green Belt and are therefore 
considered acceptable. 

The most substantial development within the Green Belt is the construction of the 
new Water Eaton Parkway and relocation of the existing aggregate depot. With the 
exception of the relocated aggregates depot which will be into agricultural land to 
the north, the land here is previously developed land and contains a number of 
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buildings including a large derelict grain silo and is hard surfaced for much of it. 
The development proposed, however, is quite clearly 'inappropriate' development 
within the Green Belt and therefore can only be considered acceptable if there are 
very special circumstances which justify it. The existing grain silo is extremely 
prominent within the Green Belt and its demolition will reduce the impact that this 
site has on the character, appearance and openness of the Green Belt. 

It is considered that the new parkway station with associated car parking is 
inappropriate development which will have an impact upon the character, 
appearance and openness of the Green Belt. However, it is considered that the 
harm is outweighed by the very special circumstances case submitted which states 
that the proposal will increase the rail capacity along the Birmingham to London rail 
corridor benefitting both passengers and freight from the Midlands via Oxford to the 
Solent Ports and thereby providing a more sustainable public transport system, and 
also to facilitate the provision of the East West Rail Link. 

Concerns however are raised over the relocation of the aggregate depot into the 
open countryside and Green Belt to the north of the existing site. The proposal 
contains very little information regarding this current use, the area of land involved 
and how this new enterprise will be accommodated. In this regard therefore it is 
considered that this element of the proposal is inappropriate development for which 
no very special circumstances have been made, contrary to the South East Plan 
and Local Plan Policies and advice within PPG2 'Green Belts'. 

6. Recommendation 

That Chiltern Railways be advised that Cherwell District Council welcomes the 
proposed improved passenger rail service and supports the application in principle 
but raises the following issues:~ 

1.� The relocation of the aggregate depot into the open countryside and Green Belt 
north of the Site is contrary to Policies SP5 and C04 of the South East Plan, 
Policy GB1 of the adopted Cherwell Local Plan, Policy GB1 of the Non-Statutory 
Cherwell Local Plan and Central Government Guidance in PPG2 'Green Belts' 
and is therefore inappropriate development for which no very special 
circumstances have been put forward. 

2.� There are concerns about the design of the new bridge over the Tubbs Lane 
crossing in terms of its visual impact upon the amenities of the locality in 
general and impact upon the residential amenities of adjacent residential 
properties in terms of its size, height and appearance from those properties. 

3.� The District Council queries the need to provide so much car parking at 
Bicester Town Station and how this proposal relates to the County Council's 
Integrated Transport proposals for Bicester and the proposed park and ride 
facility at South West Bicester. 

CONTACT OFFICER: Linda Griffiths TELEPHONE NO: 01295 227998 
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178 

Plarning Committee - 11 March 2010 

•� Limiting the surface water run-off rate generated the 
development to 3.4l/slha so that it will not exceed th n-off from 
the undeveloped site and not increase the risk of oding off-site. 

•� Providing sufficient attenuation for a volum f 697m3 so that it 
will not exceed the run-off volume from e undeveloped site and 
not increase the risk of flooding off-· . 

•� All adoptable roads and parkin areas will be permeable paving 
and all dwellings vvill have er butts. 

23.� Development shall not com nce until a drainage strategy detailing any on 
or and off site draina works, has been submitted to and approved in 
writing by the Lo lanning Authority in consultation wHh the sewerage 
undertaker. discharge of foul or surface water from the site shall be 
accepted' 0 the public system until the drainage works referred to in the 
strat have been completed. 

Bicester to Oxford Rail Link 

The Committee considered a report of the Head of Development Control and Major 
Developments for improvements to the railway line between Bicester and Oxford, 
as part of the proposals by Chiltern Railways to provide a new route between 
Bicester and London. 

The Committee considered the need for adequate parking facilities and requested 
that comment three in the rep0rt be amended to ensure this was taken into 
consideration. 

In reaching their decision, the Committee considered the Officers' report, 
presentation and written update. 

Resolved 

That Chiltern Railways be advised that Cherwell District Council welcomes the 
proposed improved passenger rail service and supports the application in principle 
but raises the following issues: 

1.� The relocation of the aggregate depot into the open countryside and Green 
Belt north of the site is contrary to Policies SP5 and C04 of the South East 
Plan, Policy GB1 of the adopted Cherwell Local Plan, Policy GB1 of the Non­
Statutory Cherwell Local Plan and Central Government Guidance in PPG2 
'Green Belts' and is therefore inappropriate development for which no very 
special circumstances have been put forward. 

2.� There are concerns about the design of the new bridge over the Tubbs Lane 
crossing and at Islip Mill in terms of its visual impact upon the amenities 0 the 
locality in general and irrpact upon the residential amenities of adjacent 
residential properties in terms of its size, height and appearance from those 
properties, and in respect of Islip Mill, the impact upon the character and 
appearance of the Green Belt. 
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Planning Committee - 11 March 2010 

3.� The District Council would like to see clarity on how this proposal relates to 
the County Councils Integrated Transport Strategy, the Park and Ride at SW 
Bicester and the modal shift from Bicester North by bus to the station from all 
parts of Bicester and between the two stations. 

179 Garage area rear of Buchanan Road, Upper Arncott 

The Committee considered a report of the Head of Developm nt Control and Major 
Developments for the erection of six dwellings and the dem ition of garage blocks 
(as amended by plans received 12/02/2010). 

The Committee considered the risk of flooding and als expressed concern 
regarding the visual appearance of the proposed dev lopment. 

In reaching their decision, the Committee conside d the Officers' report, 
presentation and written update. 

Resolved 

That application 10100071 IF be approved bject to the follOWing: 

(i)� Confirmation of the need or therwise of a legal agreement regarding 
nomination rights and tenure 

(ii)� the following Conditions 

1.� 1.4A - Full Permission: uration Limit (3 years) (RC2) 

2.� Except where otherwi e stipulated by conditions attached to this permission, 
the development sh I be carried out strictly in accordance with the following 
plans and docume ts: Drawing no's TR291 006/01 ,SLP02,P05,S02,S01'p01 
Rev A,P02 Rev ,P08,P04 Rev A, P06 Rev A and P07 Rev A. 

3.� That the dwel'ngs hereby approved shall remain as affordable dwellings, 
defined as h sing (either for outright sale, rent, shared equity or staircasing 
to full ow ership) within the financial means of households that are 
otherwise unable to secure private sector housing for purchase or rent in 
prevaili economic circumstances. 

4.� That e dwellings hereby approved shall be constructed to the HCA Design 
an Quality Standards, and to Lifetime Homes standards. 

5.� .OA - Details of Materials and External Finishes (RC4A) insert 'new 
dwellings' 

2.8A -� Colouring: Walls etc (RC4A) insert 'render for the dwellings' 

2.10A - Floor levels (RC7A) 

3.0A -� Submit landscaping scheme (RC10A) 



P A onsulting Ora ing, E09 140� 



~III d 111\lJH I 

.11111 11 i=i==111 

I I 
<D 

Station Approach 
Ground 240 + 10 disabled 

StQtion Approoch 
Upper Ded; 232 (See PFA Orl;H'~'11'l9 E094/35") 

London Road 23 + 4 disabled 

Total 

consultIng 

Slr.I\"'" PukHcllM:.wanbo,Oolg. ~ 

S...irdbr'l, 5.·"U 4HC 

''''''l­
OIN,) 628000 

F.Jo:J;lI,ile 
01NJ GJHOO ....., 

Mmll'll1Jpf£pIc:.m..... 

Wchs4t 
..."" ....p/'flllc.oom 

Chiltern Railways� 

Chiltern Railways� 
(Bkester-oxford� 
Improvements)� 

Revised Bicester Town� 
Station General layout� 

Vehicle Swept Path Analysis� 

D~IIliNo.. 

E094/40 
Co> l',r.nt20'{J 

I:SOOQ.A2~ 

DrJ'Yll8y cs 

'"""""'r " ,jk..a.ct=-­
Fa.,tuJ,f E0'94W..IOCAO"f<l94~~O.d""ll 

c' '-.,--" 



Appe: . 5� 

Mayerr wn Draw'" .9 AP4A� 



..--~'--' _.~" .._" ----.. 

..:-=~:::::::::::::;.::-:::;:::::;:::-),.::::--...=:;:::::::::::-::;::::::;::3 C:--=v 
J 

~v~ 

-'-, 

'c­
1l.980m 
2.+l0m 
3.070m 
O.306m 
2.J22m 
6.00 sec 
lO.J6SnI 

Single Deck Bu. 
Qo-leralllength 
"" UWidth 
"" UBody Height 
Mln Body Ground OelllQnce 
Track Width 
lOCk to Lock nme 
Kerb to kerb Thmlng Radius 

I -I 

rn~DDDD~  j 
l.,J ... I 

check!d by""le 1: 1250 @ f!.3 Idra"n by MP AP 

ALTERNATIVE CAR PARK OPTION - PHASE 1 dale lead fireSEPTEMBER 2010 MASTER_OS.DWG 
project 361 SPACES 

~=.B=~:~S~~.tIAA McKAY TRADING ESTATE,I 
T__CdoWol'SOS08faxOl43J7504l1

_.m,' -._=.,' BICESTER 
I 



(� 

,/;;" 

DfOlED lEVEl. WEST OF ST!llIDN 

1~  FIRST fLOORSPAl:GS 

Single D&k Bus 
()Ye",II Length l1.980m 
""".."Width 2.440m 
"""",11 Body Height 3,070m 
Mln Body Grovnd Oelll'1Jl1ce OJ06m 
T..ck Width 2,J22m 
Lock to t.eck llme 6.00 sec 
Kerb to ~efb iUmlng Radius lO.J6Sm 

//\ 

11"IlS mlIi=! Is reproduced tmn Ord~nce SUl'V'e'l mal'ef1~1 with ttlCl pennl:iSlon 0' Ordnanc& Survey O~ be~1I' of the COnuollef c( tti' M"'c:sty's $tllllonery ORke @ CI'O'M'l (O~. !ltI.a\lU1~ feprOOJ.l~r\ Infr1t101j1e5 0t;:I>Ml (ooyrlght and fnay lead 10 ~af1 or doI.1 pmc:eedlng5. Maver BrtJloIl'I'l Umlte). Ua:ncr No 100002189 

client titre """e 1: 1250 @ A3 !d..wn by MP Icho<l<ed by AP 
McKAY SECURITIES 

ALTERNATIVE CAR PARK OPTION - PHASE 2 dare SEPTEMBER 2010 lead file MASTER..0S,DWG 
'I'L8v~r  brown 522 SPACES"roJea 
H~rBl"O'WnU'"fttdl'clnl'oJse 

or1li:l'!a.1 RDItJ ""........ Sul'let GUn lIAR McKAY TRADING ESTATE, 
d..wlngnumber FIGURE APS� 

Telillli:..UL1il"" hi Fu. OI'l8l15Q 01 
~~~.Cl:'.uk_.m&~.<l:I,1Jk  BICESTER 

v 

I 



Appendix 6� 

Po.licy 517 of the Non Statutory Local Pia� 



BICESTER TOWN RAIL STATION 

S17 PROPOSALS FOR THE COMPREHENSIVE REDEVELOPMENT OF LAND ADJACENT TO BICESTER 
TOWN RAILWAY STATION WILL BE PERMITIED PROVIDED THAT IT COMPRISES: 

(I) RESIDENTIAL DEVELOPMENT (ACCESSED FROM PRIORY ROAD); 

(H) EMPLOYMENT DEVELOPMENT (ACCESSED FROM LONDON ROAD) 

(iii) OPEN SPACE AND A FLOOD/ECOLOGICAL BUFFER ALONGSIDE PINGLE STREAM; 

(iv) RAILWAY RELATED USES ASSOCIATED WITH THE OPERATION OF THE EXISTING STATION; AND 

(v) PUBLIC TRANSPORT,CYCLE AND PEDESTRIAN LINKS 

PIECEMEAL PROPOSALS THAT WOULD PREJUDICE THE IMPLEMENTATION OF OVERALL STRATEGY 
FOR THIS AREA WILL NOT BE PERMITTED. 

5.87.1 The proposed redevelopment area corrprises Cl variety of employment uses, including a small tradi ng 
estate; railway related activities, car parking and vacant land. Many of the areas within it are underused and do 
not constitute an effective use of a prominent site. The site generally presents a poor gateway to Bicester and 
there is potential to achieve significant environmental lmprovement. 

5.87.2 The [lolicy seeks to maximise the opportunities provided by a largely previously developed site to create 
new business and residential areas. These USeS would be well located in terms of access to the town centre and 
public transport in accordance with the principles of PPG3 and PPG13. 

5.87.3 Residential development will be most appropriate on the western side of the site. Housing in this location 
would be closest to the town centre and other residential areas off Priory Road. In view of the 'sustainability' of 
the location, densities in excess of 45 dwellings per hectare will not be inappropriate. A flexible approach will be 
taken to car parking provision due to the proximity of the Town Centre and the availability of public transport. It is 
envisaged that vehicular traffic will access new residential areas from Priory Road. Pedestrian and cycle links 
should also be provided from this area to the rail station. 

5.87.4 Employment development will be limited to activities within Use Class B1 in order to avoid adverse effects 
upon adjacent residential areas. Employment activities would be best situated on the eastern side of the 
redevelopment area. This location provides convenient access to the rail station and London Road, in addition to 
screening housing from road and railway noise. 

5.87.5 Bicester Village Factory Outlet Shopping Centre lies to the south of the redevelopment area but uses 
some land within it to provide overilow car parking. This area of land fulfils an occasional operational function for 
the retail village, but the case for a continuation this use has yet to be made. Although not referred to in the 
policy as one of the predominant uses proposed, the policy does not preclude the continuation of the car parking 
use if that is shown to be justified. However, there is scope for a rationalisation of boundaries to define a more 
convenient and coherent redevelopment site whilst continuing to reserve land that would enable potential future 
parking requirements at Bicester Village to be met. 

5.87.6 Existing highway infrastructure will need to be improved to accommodate the development proposals. The 
junction of Station Approach and London Road. as the principal point of access to the proposed employment 
area will require upgrading. Commercial development will be required to comply with the provisions of Policies 
TR2 and TR3. 

5.87.7 Land must be reserved for the construction of a road for buses only as part of a 'Green Modes Route' to 
be provided from the Pingle Stream Bridge at the southern end of the site, through the existing overilow car 
parking area to Bicester Town rail station (and on to London Road via the existing access road). This route will 
enable improved public transport linking the proposed South West Bicester urban extension, with Bicester 
Village, the rail station and the Town Centre The route is not shown on the Proposals Map Inset 5. It will be 



decided in consultation with the landowners concerned during the course of the preparation of supplementary 
planning gUidance. 

5.87.8 Development of this land provides the opportunity for strategic footpath/cycleway links to be constructed 
that will significantly open up the area and increase permeability in this part of the lown. This would include links 
from the railway station to Bicester Village, London Road, Priory Road/Chapel Street and the Talisman Business 
Park via the existing railway underbridge. The alignment of these routes is shown on the Proposals Map. The 
footpath cycleway route across the railway at the Station will require the construction of a suitable bridge, which 
meets the requirements of the Disability Discrimination Act 1995. 

5.87.9 The railway station provides a focus for public transport in this area and proposals exist to upgrade rail 
services in Bicester as part of the East-West Rail Link. If the frequency and quality of service to Bices!er Town is 
to increase in the longer term, the Council considers that this must be matched by an increase in the quality of 
station facilities. While such improvements will be the responsibility of Network Rail, provision should be made to 
meet operational needs of the station such as improved car parking, interchange and bus stopping facilities in 
the future. 

5.88 The Environment Agency will require the land liable to flood, albeit not currently shown on the official flood 
plain map, to be retained free of development and also a minimum of a 20m buffer to be retained adjacent to the 
watercourses for ecological reasons. The Council has aspirations, to facilitate the implementation of the Urban 
Design Strategy (1996), to create a ribbon of linked green spaces from Shakespeare Drive via the Pingle to 
Bicester Fields Park and following the course of the Langford Brook beyond. Therefore the Council will seek land 
adjacent to the watercourses as public open space, as indicated on the Proposals Map. 

5.89 The Council will prepare supplementary planning guidance for the site to guide the detailed land use 
planning, transportation and design requirements. 




