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DEDDINGTON NEIGHBOURHOOD PLAN
DRAFT SITE ASSESSMENT REPORT
EXECUTIVE SUMMARY

1. An essential part of the process for neighbourhood plans proposing to allocate land for
development is an assessment of the suitability and deliverability of the alternative sites put
forward by land interests for assessment.

2. The process differs from the equivalent process for Local Plan allocations in two ways.
Firstly, it must be proportionate, acknowledging that allocation policies in neighbourhood
plans do not have to meet the ‘tests of soundness’ and do not have access to the same
resources. Secondly, the process must take into account community opinion, given the fact
that to be made (adopted), proposed neighbourhood plans must pass a referendum.

3. This report summarises the site assessment process that has informed the selection of
housing site allocations in the Deddington Neighbourhood Plan (DNP). This has required a
site assessment process comprising two stages. The first stage generated a ‘long list’
schedule of all potential housing development sites. The second stage carried out three
suitability tests of the remaining ‘short list’ sites: a technical assessment via the Strategic
Environmental Assessment (SEA); a community assessment via a community opinion survey;
and a further assessment of deliverability (including viability).

4. Stage Two of the site assessment process resulted in a short list of six sites. There is a
reasonable correlation between those sites assessed as having less potential for harmful
effects and those rated higher by the local community.

5. There is a risk that the DNP may be rendered out of date by the new Local Plan by falling
short of the housing requirement of the adopted version. In which case, it is recommended
that the DNP makes provision for an approx. total of 150 homes by allocating all three of the
sites left for consideration:

e DNP1 Chapman’s Lane (for approx. 20 homes)
e DNP6 North of Wimborn Close (for approx. 60 homes)
e DNP11 East of Banbury Road (for approx. 70 homes)

6. This draft version of the report is published for consultation alongside the Pre-Submission
version of the DNP and draft SEA report. A final version will take into account the
representations made on all three documents and will form part of the submission
documentation for examination in due course.
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1. INTRODUCTION

1.1 An essential part of the process for neighbourhood plans proposing to allocate land for
development is an assessment of the suitability and deliverability of the alternative sites put
forward by land interests for assessment.

1.2 The process differs from the equivalent process for Local Plan allocations in two ways.
Firstly, it must be proportionate, acknowledging that allocation policies in neighbourhood
plans do not have to meet the ‘tests of soundness’ and do not have access to the same
resources. Secondly, the process must take into account community opinion, given the fact
that to be made (adopted), proposed neighbourhood plans must pass a referendum.

1.3 This report summarises the site assessment process that has informed the selection of
housing site allocations in the Deddington Neighbourhood Plan (DNP). The ‘qualifying body’,
Deddington Parish Council (DPC), has been advised throughout this process by the
professional planning consultancy, O’Neill Homer.

1.4 The DPC has been mindful of the intention of the local planning authority, Cherwell
District Council (CDC), to review and roll forward its adopted Local Plan to 2040. It has
agreed with CDC that the DNP will take responsibility for planning to meet local housing
need in the Parish for the plan period rather than that being left to the new Local Plan. The
DNP will therefore include housing site proposals to meet that need up to 2040.

1.5 This has required a site assessment process comprising two stages. The first stage
generated a ‘long list’ schedule of all potential housing development sites, derived from the
Call for Sites carried out for the DNP and then the later ‘Call’ for the CDC Local Plan, as well
as the team’s own suggestions for consideration. Sites have been disqualified if they were
deemed unsuitable as a matter of principle, unavailable or otherwise unachievable. The
second stage carried out three suitability tests of the remaining ‘short list’ sites:

e atechnical assessment via the Strategic Environmental Assessment (SEA);
e acommunity assessment via a community opinion survey; and
e afurther assessment of deliverability (including viability)

1.6 From the combination of the tests are drawn conclusions for site allocation preferences
and for site-specific development principles, including any mitigation measures identified in
the SEA, and any necessary supporting infrastructure requirements. It is then for the DNP to
propose to allocate sites with a combined capacity to meet or exceed that DPC judges to be
a robust housing target number local.

1.7 During the course of the assessment process the earlier decision to consider allocating
sites in the smaller villages of Clifton and Hempton was reviewed in the light of discussions
with CDC and its emerging spatial strategy. As a result, DPC decided not to pursue that task
any further and to confine the remainder of the process to Deddington village only. The
information gathered and analysed on sites in those villages has therefore been omitted
from this report.
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1.8 This draft version of the report is published for consultation alongside the Pre-
Submission version of the DNP and draft SEA report. A final version will take into account
the representations made on all three documents and will form part of the submission
documentation for examination in due course.

2. STAGE ONE

2.1 The process began with the Parish Council forming a task team of members of the
Project Steering Group to oversee the assessment on its behalf. The team began by
observing that the last CDC-based Call for Sites was too old for this purpose and so carried
out its own Call for Sites process in summer 2020. This resulted in a range of sites being
submitted for assessment by landowners/developers in each of the three settlements. The
sites are coded DNPx for reference in Table A below.

2.2 To aid the process, a boundary was drawn to define the existing edge of the built up
area of the village using the conventions that planning authorities deploy for this purpose
(as CDC has not used settlement boundary policies and so its Policies Map does not show
them). It was considered that only land that lies within or adjoining the boundary would be
considered suitable in principle by being consistent with national policy and with adopted
Local Plan policy for managing the growth of settlements and protecting the countryside.
CDC has advised that although its housing target (see later) will relate to the Parish, any site
allocation decisions should reflect the higher status in its settlement hierarchy of
Deddington from its two smaller village neighbours.

2.3 It was intended that this process would suffice. However, project delays due to Covid
meant that the team could also take into account the CDC Local Plan Call for Sites of
September 2020, the results of which were published in October 2021. This led to the
addition of six sites not previously submitted, which are coded LPR-A-x in Table A.

2.4 Two sites (DNP3 and DNP9/LPR-A-009) were considered unsuitable for further
consideration as they do not adjoin an existing settlement boundary. In addition, both
phases 1 and 2 of the Stone Pits scheme (DNP5), site DNP3 and site DNP4 have been
consented since the DNP Call for Sites, so they have been excluded. During the process the
land interests of another five sites confirmed their land would no longer be available for
assessment and they have also been excluded.

2.5 For the eight remaining sites the team has liaised with the respective land interests to
clarify how the land may be developed. The summary information is included in Table A
below, which shows if the site qualifies for Stage 2 (green) or if it is excluded from further
consideration (red). Further information is included in Appendix A.
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Site Name

Gross
size (Ha)

Site

Capacity

Remarks

DNP1 Chapmans Lane/St 1.0 Adjoins the existing settlement boundary to the west. Developable area outside
Thomas Street Conservation Area but in its setting. No existing defensible boundary to east —
part of larger field. Well screened from allotments. Proposal for one plot depth
of linear housing and to create new pedestrian access to St. Thomas St. (part
of ‘Clifton Loop’) and to incorporate a new café. Vehicular access from
Chapmans Lane. Land slopes steeply from south to north. 570m from Market
Place. Relates to Site 2 on Chapmans Lane.
DNP2 Chapmans Lane 1.0 Adjoins the existing settlement boundary to the west. Likely outside the setting
of the Conservation Area. No existing defensible boundary to north or east —
part of larger field. Proposal for one plot depth of linear housing as continuation
of plot pattern along Chapmans Lane frontage. Linked to Site 1 per its proposal
to create new pedestrian access to St. Thomas St. (part of ‘Clifton Loop’) and
to incorporate a new café. Vehicular access from Chapmans Lane. Land
reasonably flat. 750m from Market Place.
DNP3 South of Clifton Road - - A scheme for 15 houses has since been approved (and under construction).
DNP4 The Poplars, Clifton 2.5 10-15 Scheme for 7 houses on one-third of the site approved.
(LPR-A- | Road (0.49)

016)

DNP5 Stone Pits, Hempton - - Planning permission granted (now almost completed)

Road

DNP6 North of Wimborn Close 1.9 50-60 Adjoins the existing settlement boundary to its south and east. Outside the
(LPR-A- setting of the Conservation Area. Access off Wimborn Close and the adjoining

148) Stone Pits scheme. Site has defensible boundaries on all sides and is flat.

700m from Market Place.

DNP7 Grove Fields, off 8.1 100-150 | Adjoins the existing settlement boundary to its north and east. Developable

(LPR-A- | Hempton Road area outside Conservation Area but in its setting and adjoins an Archaeological
148) Constraint Priority Area. Access from Hempton Road (via demolition of existing

property). Non-vehicle access also from The Grove. Site has defensible
boundaries on all sides and is flat. Public footpath crosses through the middle




of the asite from The Grove towards the Windmill Centre. 490m from Market
Place (from centre of site).

DNP8 Paddock off The Grove - - No longer available.
DNP9 Land east of Oxford - - Does not adjoin the defined settlement boundary.
Road
DNP10 Land west of Banbury 15.7 90-140 Adjoins the existing settlement boundary to its south (to form an extension to
(LPR-A- | Road (8-10) ‘Deddington Grange’). Outside the setting of the Conservation Area. Site has
056) defensible boundaries on three sides but open to the north. Developable area
is flat but wider site falls away to the south. Would require new access off
Banbury Road. 720m from Market Place (from centre of site).
DNP11 Land east of A4260 4.94 (3.7 74-111 Adjoins the existing settlement boundary to its south (the Fire Station). Not in
(LPR-A- | Banbury Road, and north dev) the setting of the Conservation Area. Site has defensible boundaries on three
074) of Fire Station sides but open to the north. Land is flat. Would require new access off Banbury
Road. 440m from Market Place.
DNP12 Earls Lane West/Pond - - Land identified by the team as adjoining the settlement boundary to the west
Field but not made available.
DNP13 Earls Lane East/Gas - - Land identified by the team as adjoining the settlement boundary to the west
House but not made available.
DNP14 | Clifton Road North/Castle - - Land identified by the team as adjoining the settlement boundary to the south
Farm but not made available.
DNP15 | BT Exchange, Chapmans - - Land identified by the team as within the settlement boundary but not made
Lane available.
DNP20 | Home Farm Works, 2.22 20-40 Adjoins the existing settlement boundary to its south. Outside the setting of the
(LPR-A- | Clifton Road Conservation Area. Site is an established industrial use with mature landscape
054) boundaries on all sides. Land is flat. May repurpose existing access to Clifton

Road. 750m from Market Place (from site entrance).

Table A: Stage One Sites Schedule
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3. STAGE TWO

3.1 This second stage of the process combined three assessment exercises: the SEA, a
community survey and a deliverability assessment. The first provided an assessment of the
technical attributes of the sites using a set of agreed environmental criteria as required by
the Regulations.

3.2 The second exercise was used to understand the opinions of the local community on
each of the sites, bearing in mind that the Plan can only be made following a successful
referendum in due course. The third indicated the confidence level that a desired
development solution will be considered viable by the relevant land interests and will be
delivered.

3.3 To inform these exercises, the Team has used the information gathered from the
owners/promoters of each site. In most cases, indicative proposals and scheme layouts have
been provided, together with confirmation of access rights and offers of providing
community benefits as part of a scheme. In the absence of such information, the team has
benefited from the technical support from its advisors to provide baseline information.

Technical Assessment: SEA

3.4 The SEA has been carried out in stages by specialist consultants AECOM using the
environmental objectives and baseline data agreed in the SEA scoping exercise. For this
purpose, the assessment of the sites assumes no mitigation measures are in place and notes
the likely scale of positive and adverse effects of developing the site. The SEA report itself
does not seek to rank the sites in order of their effects but the team has been able to infer
such a ranking (see Fig 1 below).

3.5 The SEA indicates the type of measures that may be necessary to avoid or successfully
mitigate any identified potential adverse effects. For sites that are selected for allocation,
the SEA assesses the proposed allocation policies, including their mitigation measures, as
part of the overall assessment of the DNP.

3.6 The SEA must assess ‘reasonable alternatives’. This has been addressed through the
assessment of the individual sites. During the process of clarifying the intentions of land
interests, sites DNP1 and DNP2 have been combined into one site (new DNP1). Site DNP4
was excluded from further consideration as further assessment noted that the consent
acknowledged the role of retaining the rest of the land as open space in mitigating the
effects of the scheme on the Scheduled Ancient Monument setting. However, it was agreed
to test community opinion in any event to judge if there may have been merit in a further
re-assessment for selection.



3.7 The outcome of the SA/SEA is that all the sites have the potential for adverse
environmental effects, which is not surprising given the historic rural character of the village
and the quality of its surrounding landscape. Only one site (DNP20) was assessed as having
no likely adverse effects. In most cases the development of all the sites offers some
potential positive population, health/wellbeing and transport effects; in many cases it is
difficult to ascertain the nature of effects.

SEA topic DNP1 DNP2 DNP6 DNP7 DNP10 DNP11 DNP16 DNP17 DNP18 DNP19 DNP20 DNP22

DNP23

Biodiversity and
Geodiversity

Climate Change

Landscape

Historic
Environment

Land, Soil and
Water Resources

Population and
Community

Health and
Wellbeing

Transportation

Key

Likely adverse effect (without mitigation measures) Likely positive effect

Neutral/ no effect Uncertain effect

Fig 1: Summary of Site Assessments
(from Table NTS2 of the SEA Report, AECOM, 2022)

3.8 On this basis, there are four sites — DNP2, 6, 11 and 20 — of those that remain available

for allocation that have the fewest adverse effects and similar potential for positive effects.
Sites DNP1, 7 and 10 have greater potential for adverse effects that may not be possible to
mitigate.

Community Assessment

3.9 As outlined above, it was also necessary to consider the opinions of the local community
on those sites in the Community Survey. As described in the Consultation Statement, the
Survey was an effective and statistically relevant exercise to inform decision making. It was
undertaken in May - June 2022 and the results are published in a separate report. The
community was invited to express opinions on each of the sites in terms of what they liked
and disliked about the potential of a site being developed. At the time, the communities of
Clifton and Hempton were invited to participate but with the decision to exclude the villages
from further consideration, only the opinions of Deddington village residents have been
assessed.
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3.10 Although the survey and engagement activities have been effective in terms of the
number of local people engaging with the project, it is acknowledged that no survey can
provide a definitive view of community opinion. However, experience elsewhere suggests
that those people that do engage at this stage of a neighbourhood plan project are also
more likely to comment at the Pre-Submission (Regulation 14) stage, as well as to turn out
to vote at the referendum. It is therefore a helpful insight and its conclusions must be given
some weight in the final selection of sites.

DNP10 Land
west of Banb...

DNP11 Land
east of Banb...

DNPS6 Land
north of...

DNP20 Home
Farm Works,...

DNP4 The
Poplars,...

DNP7 Grove
Fields, sout...

DNP1Chapmans
Lane/ St Tho...

DNP2 Chapmans
Lane...

DNP17 Land
behind The...

DNP22 Land at
Manor Barn,...

DNP 16 Home
Farm, Clifto...

DNP 23 at
Hempten Land...

DNP 19 South
of The Lane,...

DNP18 Radwell
Hill, Hempto...

o
-
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w
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Table B: Positive Site Preferences (Deddington residents)

3.11 The outcome of the Survey is shown in Table B above, which shows the positive
preferences of those living in Deddington. As noted above, some sites are no longer
available or appropriate for allocation — sites DNP4 and those in Hempton and Clifton.
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3.12 It indicates that sites DNP 6, 11 and 20 have a noticeably higher approval rating. Of the
others, only site DNP7 has a noticeably lower approval rating. Other data collected from the
survey on sites disliked shows that both sites DNP7 and DNP10 ranked as those disliked the
most. There was considered to be insufficient community support for DNP4 to warrant a re-
assessment of its planning history (see §3.6 above) and SEA.

Deliverability Assessment

3.13 Finally, it is important that the DNP is able to demonstrate that there is a high level of
confidence that each site allocation proposal will be delivered in the plan period. This
enables the team to take into account any site viability issues identified by the land interest
or by other stakeholders, as per the national guidance.

3.14 As this assessment followed the SEA and community opinion exercises, it was only
carried out with those sites that remained viable allocation candidates, i.e. DNP 1/2, 6, 10,
11 and 20. The team has therefore engaged with the land interests to gauge the extent to
which they are serious in promoting their land and to which they may be interested in
delivering non-housing benefits.

3.15 It has concluded that each land interest is serious and has sufficient control of the land
in question at present to deliver a housing scheme. In terms of judging viability, the team
has requested the land interests to make clear any potential viability issues that may
compromise the ability of a proposal to be policy compliant in due course.
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4. SITE SELECTION

4.1 Stage Two of the site assessment process resulted in a short list of six sites, shown on
Plan A below (with site DNP1 now a part combination of DNP1 and 2). There is a reasonable
correlation between those sites assessed as having less potential for harmful effects and
those rated higher by the local community. Notably, sites 6 and 11 appear at the top of both
ranked lists. However, as noted above, the assessment process has not led to stark
differences between best and worst performers. In many cases the differences are marginal
and subject to finely balanced judgement.
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Plan A: Post-Stage 2 Sites

4.2 Site DNP10 was assessed as having the potential for significant landscape effects in the
SEA with limited means of mitigating those effects with such a large single extension of the
village northwards. It was also poorly ranked by the local community. In this regard, the size
of that site is such that it alone could deliver all of the housing supply DPC is choosing to
plan for. With the position in terms of the indicate housing figure for the village being
uncertain (see §4.8 below), allocating a site of this size brings the risk that it may result in an
over-supply of housing for the plan period.
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4.3 In addition, the feedback from the survey and from previous engagement activity had
indicated as a matter of principle that the community strongly favoured a spatial strategy
that distributed site allocations across a number of smaller sites, rather than one single site,
no matter the precise location and this would we be one reason that site was poorly
favoured in comparison to others. It is also important to note that towards the end of this
exercise the promoter of this site submitted a planning application for the scheme, having
chosen to abandon the opportunity to promote the site through the Plan. Having chosen
that course of action it will not be possible for the Plan to allocate the site without running a
serious risk of failing at its referendum.

4.4 Site DNP7 was poorly ranked in the survey, including for the same size reason as site
DNP10, and was assessed in the SEA has having the potential for significant harmful heritage
effects (on the setting of a large part of the Conservation Area to its immediate east). The
views across that space from the west towards the village are especially cherished and
noted in past character and village appraisals. It is not considered that mitigation measures
are possible to reduce the scale of harm to the point at which the site would compare well
with other sites under consideration. Again, as with DNP10, the large housing capacity of
the site may lead to over-supply in relation to the Local Plan Review.

4.5 Site DNP20 was ranked highly in both exercises but in subsequent discussion with CDC,
the team has concluded the site should not be considered for allocation as it is an
established employment use that provides an important source of jobs and of a use type
that may be difficult to replace elsewhere in the local area. This value is regarded as
outweighing the likely positive environmental effect of reusing brownfield land noted in the
SEA.

4.6 During the course of the deliverability exercise in liaison with the owner of Sites DNP1
and 2 it was considered that a scheme combining parts of them to form a developable area
further away from the Scheduled Ancient Monument and Conservation Area setting to
deliver approx. 20 homes would address the heritage harm identified for DNP1. Given the
sites were the next best ranked by the community, and with the loss of site DNP20, it was
agreed that a revised site DNP1 should be considered for allocation.

4.7 In determining the quantum of new homes to make provision for in the DNP, it is noted
that its Housing Needs Assessment report of July 2021 indicates that it should plan for
delivering 126 new homes for the plan period to 2040, though that number does not take
into account homes consented since 2019 (of 56 homes in total). The report provides a
helpful indicator of the scale of growth that may be considered appropriate for the village
based on a widely accepted and applied methodology.

4.8 Furthermore, it is noted that CDC will not be in a position to formalise the housing target
for the Parish until the adoption of its Local Plan in 2024 at the earliest. CDC has indicated
that the emerging Local Plan (to be consulted on in December 2022 — February 2023) will
propose that Deddington is a ‘large village’ in its settlement hierarchy and that such villages
should make provision for at least 50 homes, perhaps more for those that are well located
and that benefit from a full range of local services.
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4.9 There is a risk that the DNP may be rendered out of date by the new Local Plan by falling
short of the housing requirement of the adopted version. There is no reason to judge that
the housing requirement proposals in the forthcoming Local Plan consultation are unsound,
but they must survive the scrutiny of the Regulation 18 and 19 consultation periods and of
its examination. There may also be a reluctance to renew the NPPF §14 provisions every two
years in the event that the local housing supply or housing delivery test positions are
compromised.

4.10 In which case, it is recommended that the DNP makes provision for an approx. total of
150 homes by allocating all three of the sites left for consideration (in no particular order):

e DNP1 Chapman’s Lane (for approx. 20 homes)
e DNP6 North of Wimborn Close (for approx. 60 homes)
e DNP11 East of Banbury Road (for approx. 70 homes)

4.11 It may do so either as allocations or with a combination of allocation(s) and
reservation(s) to allow for the phasing of some housing delivery later in the 17 year plan
period, pending the requirements of the adopted Local Plan and any successor Local Plan
adopted within 10 years of the making of the DNP. This should provide the DNP with a
longer ‘shelf life’ than might otherwise be the case and ensures the community that the
primacy of the plan-led system can continue to operate in the Parish even if the weight of
Local Plan policy is diminished in that period.
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APPENDIX A: SITE INFORMATION
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From Alan Collins, chair of the Deddington Neighbourhood Plan Steering Group
info@deddingtonneighbourhoodplan.org

To Mr WS Deeley and Son,
Leadenporch Farm, Deddington, Banbury OX15 0SX

Olivia Hazell. Acorus Rural Property Services Ltd, Old Market Office, 10 Risbygate Street, Bury St
Edmunds, Suffolk, P33 3AA
olivia.hazell@acorus.co.uk

August 24, 2022
Concerning sites at Chapmans Lane/St Thomas Street (DNP1) and Chapmans Lane (DNP2)
Dear Mr Deeley and Ms Hazell,

Following the public consultation we have carried out in the parish, your two sites have been placed
on our short list for allocation. We are now seeking further information about the shortlisted sites,
with a view to making a recommendation to the parish council. Concept plans, showing where the
houses and roads would go on each of the sites, would a great help to us in our deliberations

To clarify your proposal, we would like to ask the following questions.

DNP1

1) Would it be possible to visit DNP1 with Mr Deeley? It is more or less impossible to get a good
view of the site from the Satin Lane allotments.

2) Are you planning a tarmacked road from DNP1 to Chapmans Lane, or a track, or what?
Would there be houses along this road, or would they all be grouped on the patch of ground
beyond the left-hand corner of the allotments?

Mr Deeley is flexible, but he assumes tarmac would be the preferred material and

understands the track would need significant works to enable access to the development
site.

3) Do you "own” the continuation of Chapmans Lane that is also a public footpath? If not, do
you anticipate any problems in making it a thoroughfare for 11 — or 22 — houses? The
existing tarmacked section of Chapmans Lane is privately owned. What arrangements for
shared use of this access do you envisage?

The client owns and has a right of way, further investigation into the and registry of other
rights of way, will need to be gathered.

4) A footpath connecting the Satin Lane entrance from St Thomas Street to the circular walk at
Chapmans Lane would be welcome. But the Satin Lane entranceway joins your land at what
appears to be a small-steepsided ravine. Do you anticipate installing steps there — or a ramp
which would make wheelchair access possible?

The client would be supportive of both steps and a ramp to allow access for all, Mr Deeley
wishes the site to be integrated into the village, with pedestrian access running through.

DNP2
5) DNP2is a large strip of land, apparently a hectare in size, for 11 houses. What kind of houses
do you envisage, bearing in mind that the AECOM housing needs survey and our own
consultation make clear that the greatest need is for smaller, but comfortable homes for
downsizing older people and more modest but also smaller homes for couples and young
families starting out?
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Yes we understand the greater need for smaller houses, we are open to discussion on the
mix of tenure for the site, Mr Deeley is also keen to provide a quality design of houses which
is similar to the local vernacular providing quality, well designed housing.

BOTH SITES, DNP 1 & 2

6) We are required to supply an additional sustainability appraisal of sites recommended for
allocation concerning highways and access, ecology, drainage, archaeology. If you have
reports concerning any of these that you could let us have, it would speed up the process.
We do not yet have the following reports; Highway access, ecology, drainage, archelogy, do
you have a deadline for when they need those for? The cost of completing the reports will be
significant do you have any further clarification that the sites are fully supported before my
client goes to the expense?

7) Development on DNP1 and possibly DNP2 would cut off a wildlife corridor to and from the
allotments. What mitigation for this can you propose?
Retain a corridor, to be discussed onsite.

8) You have proposed a café with these sites. Could you give details? Would it be accessible by
car and, if so, would there be parking space?
We are happy to discuss onsite, a café would need vehicular access an parking spaces for
staff but the development would encourage local use by alterative access by either walking or
biking.

9) Can you confirm that you would preserve the hedgerows within and around your sites?
Yes

10

-

Infrastructure is an important concern. Have you consulted Thames Water as to whether the
foul sewage system and water pressure accessible on your site would be adequate?
Yes — pending a response.

11) Are you planning to develop these sites yourselves or are you planning to sell it to a

development company?
Undecided at the moment.

Alan Collins, chair of Deddington Neighbourhood Plan steering group
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RW/DNP6/160922

Date: 16 September 2022 W E B B

Mr A Collins
Chair of Deddington

DEVELOPMENTS

By Email only

Dear Mr Collins

Deddington Neighbourhood Plan Site DNP6- Land North of Hempton Road and Wimborn Close,
Deddington

Thank you for your letter of August 24 2022 regarding the consultation process relating to the
Neighbourhood Plan. On behalf of Pembury Webb, we are pleased that Site DNP6 — Land north of
Wimborn Close has been placed on the shortlist and will endeavour to answer all the questions that you
set out in your letter in the order you have used.

1

We note your concerns regarding the position of the existing children’s play space to the west of
the access road. The first point to make is that it is our intention (subject to highway authority
approval) that this accessway could incorporate speed restrictions — rumble strips or carriageway
reductions. An alternative/addition might be that if the play space is required on the same side
of the road as the dwellings, then the equipment could be moved onto the land to the east (with
the approval of the Parish Council).

A draft concept masterplan is attached for information. It is our intention to show open space
within the site allocation DNP6. Mary Tadman’s land located to the north of the proposed
allocation is unlikely to be used for open space due to the levels. The layout submitted is only
illustrative with a view to agreeing the principle of development on the site in order to secure a
site allocation. More detailed discussions will be had with all Stakeholders as the layout is worked
up with alongside the technical reports.

The road through Stone Pits will be adopted. It is our intention that the roads within the proposed
allocation DNP6 will also be adopted.

Attached is a draft concept masterplan . It is our intention to provide open space within the
proposed allocation as shown on the attached layout.

Cont\...



5. We have already had an ecology survey undertaken and we attach this for your information.
Archaeology has just been commissioned and the same applies to highways, access and drainage.
Whilst we are happy to work with Stakeholders, we are not able to share the reports as matters
are being progressed and we would not wish to submit reports that could change when a planning
application is submitted.

6. We confirm that we would seek to preserve all the hedgerows within and around subject to
finalising the design of the scheme. It may be a small area of hedge is removed to accommodate
an access road. The details of the road layout will be worked up with the Highway Authority.

7. We are in the process of consulting Thames Water regarding availability of their services as well
as other service providers. We are happy to provide information on services when the planning
application is about to be submitted. .

8. The landowners will determine to whom the site is disposed of, assuming it is allocated and
receives planning permission in due course.

In accordance with your request, we attach a copy of a draft concept masterplan which we have had
prepared by Pegasus Planning. Please note that this does not include all the landscaping which we would
intend to introduce; nor does it take account of the findings of our drainage specialists. Therefore please
treat it with a little caution as it may change when these and other reports are received.

We will be happy to meet to discuss any of these issues and are keen to engage with the Neighbourhood
Plan Steering Group to allay any concerns.

Yours sincerely
For and on Behalf of Pembury Webb Ltd

Robert Webb
Director
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The aite conteine no decignated heritoge cecetn where thers would be & presumption in favour of
their phyaical precervation. The gite @ boundad to the eset and aleo for @ short langth of ita northemn
boundsry by the Deddington Coneervation Area.

The Coneervation Ares wee deoignated in 1988 and hee & rocent (2012) Coneervation Area
Appreieal (CAA). The eastern boundary of the oite e adjecent to @ cheracter area defined se
‘Backiand’ within the CAA which statea:

‘The atreets throughout the oonaervation area are very enoioded and 23 2 reault there are aread
of baokiand whioh are oicsed from publio view, for example betwesn New Street and Phijoote
Street. In piaoed 3ome of theas baokiand areae have been developed, predominantly by courtyard
atyle developmenta which on the whole are ressonably well integrated into the conservation arsa,
for example Hudaon Court, The Maunds, Grove Court The Mewa.’

in terma of the relationship of the ate 1o the comeervation area, it s theee C.1980s courtyard atyle
developmenta that form the weatern gide of the conservation area where it abute the aite. Their
form ia close knit and dose not aliow for any understanding of the hetoric core of the coneervation
area beyond to the east 2o they effectively acreen the aite from the coneervation area. The church
tower of St Peter and St Paul @ viaible above the modern housing and thia i @ COmmon axperience
acrooes the village and ons which makea no contribution to ta heritage signficance.



Image B The weatam edge of the DaddingZton Conoervation Area

The southern area of the aite @ bufferad from the conesrvation area by an area ahown on mapping
20 aliotmeants untd 1855, the dominant featurs in thie area o the non-iated former congregational
chapel, the bell tower of which @ 2leo vaible from within the aits, the exparionce of which makes
no contribution to ta heritoge aignficance.

The site continues to form part of an arable area of farmiand to the weat of the villags. To the north
and saet, modern development 2 now present and tres plantatone on ita weetarn and southern
boundsaries separate it from the wider agricultural lendecaps. Previoualy t may have besen posable
1o experience the ate from the hietoric buildinge on the Hgh Street (and vice veraa), however the
buffering offect of the modemn courtyard atyle backiand develiopment hea detached the aits from
the hatoric core.

Deapite the aite no longer having & phyacal relat:onahip with the historic core of the village, the
historc relgtionship remaina auch thaet the oite forme part of the wider setting beyond the
coneervation area making & limaad contribution to #a aignificance due the fact that t only forme &
amall part of the much wider landecspe within which the conssrvation area ot .

There are @ number of listed buildingo on the weatarn ade of the High Street of which one, Maunde
Farmhouoe @ liated ot Crade I1*. The CAA gloo identifise 8 number of non-deagnatad built heritage
aocoeta here. The modern buat form of the backiand development both acresna and buffera the
Feted buildinga from the aite whooe main elevatione front onto the High Strest. It ie not posaidie to
experience the gite from the hetoric core or in combination with any of the kated buidinge that
front the High Street, such that it dose not form part of their setting. Thie @ due to ther terraced
form and the infiling of any Zape and back piots with modern developmant. If there are viewe t0 or
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from the aite from within the buidinge themaeives, thess wil be incidental and are unikely to make
any contribution to thewr significance.

Image C: ‘Poative Vieta' from the Hgh Street towarde the aite.

The viets provides @ rare break in the built form on the weatsrn aide of the High Strest and would
not be affected by the development of the ate. The inciusion of modern development in thie viets
dosa not detract from ita value e break in the built form, ce it only forme paripheral siement of
the aveilabie viewe from this location. The aite aleo forme part of the wider view, aithough ecresnad
to an extent by hedgsrows and 2 plantation beit. Through careful meeterpianning it should be
poeeible to enaure that the modern buit form remaine @ periphersl slement of @ much wider viats,
euch that thers will be no harm to the spacal interset of the Coneervation Area 2o recult of posabie
chengee within thia view.

On the bagia of thia preliminary sssssament, the aite o conaderad to form part of the setting of
the Deddington Coneervation Area. However, the contribution made by the aite to s significance
© ooossood 20 limited, such that with coneiderate masterpianning, thers ia no reseon why thie aits
could not be aliocsted for housing without agnificant harm to the Deddington Conservation Ares
or the heritage aceota within it

With regord to non-decignated heritage aooets, comeultation of the Oxfordehre Historic
Environment Record dentifiad that there are no known archesologal records within the ate. To
the immedate weat of the aite & watching brief ot the Hoicombe Hotel recorded only undated
quarrying in advaence of development.

Historic mappng identifiee the aite g formeng orcharde and farmiand to the weat of the settioment
in 1881 which persietsd throughout the 20™ century, with & seriee of boundsry removale and
additone.

Eaced on thie preliminary acsscament of the archasologZcal potental of the aite, it conaderad that
the aite ia unikely to contain festursa of anything other then local egnificence such 28 former fieid
boundsriee and dieruption caused by the planting end growth of orcharda. There @ aleo svidence
to suggest that the area adjacent to the eastemn cide boundary wee quarried. As such thers @
currently no archaesciog:;cal reason why thie aite cannot be promoted for development through the
jocal plan procese.
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08 September 2022
Ref - 807827

Mr Alan Collins

Chair - Deddington Neighbourhood Plan Steering
Group

Clerk's Office,

Deddington Parish Council

Windmill Centre,

Hempton Road,

Deddington,

OX15 0QH

Dear Mr. Collins

woOodJ.

Wood Environment & Infrastructure Solutions UK Limited
Nichells House
Homer Close

Parish Council

Leamington Spa
Warwickshire CV34 61T
United Kingdom

Tel +44 (0)1926 439 000

www.woodplc.com

Deddington
21 SEP w22

Concerning site DNP10 - north of Deddington Grange

Thank you for your letter dated 24™ August, which we found a very helpful response to the submission we

made to the recent consultation on the emerging DNP.

We note the explanation regarding Aecom’s approach to the site assessment and it is clear from your
questions that you have looked at the nature of the proposed land uses which we appreciate.

In relation to your particular points, please see our response below. We have tried to be as precise as
possible at this stage but if you need any clarification or alternative thoughts please say.

1. The most recent iteration of the masterplan for the site shows the nursery accessed via the
development access as opposed to having an access straight onto the Banbury Road.

There are footpath links along the Banbury Road into this corner of the site to allow ease of
access to the fadlity. Similarly, the proposed footpath route along the southern boundary will
make this accessible from the western part of Deddington via Cosey Lane / The Daedings.

The proposed nursery site is some 1,500 sq.m which will address the shortcomings of the current
site which is about 450 sq.m. Based on typical requirements this has potential capacity for
dedicated off-road parking and a facility for up to 56-60 children if required. The wider scheme
has also been designed to provide additional visitor parking spaces within the road layout for

flexibility.

In terms of delivery, a sernviced parcel of land would be protected. Funding could come from a
number of sources. For example, Bloor Homes would expect to make a capital contribution to
address the impacts of the children from its scheme. In addition, we imagine that there are other
sources of funding that could support the scheme depending on the nature and identity of an
operator. Bloor Homes could also assist with the procurement of a suitable building for an

operator.

Wood' s 3 trading name for Joha Wood Greup PLC aad its subsidiaties
Wood Envi & Infr; Sohstiont UK Limited

Registered cffice: Booths Park, Chelford Road, Knstuford, Cheshire, WA16 BQZ, Unted Kingdom

Registered in England No. 02190074



Continued...

We would be happy to discuss this further with the relevant stakeholders.

The open space includes various typologies of provision. As such the management regime would
be tailored to those given, they would benefit from bespoke arrangements. So, for example
equipped areas may be subject to traditional adoption and a commuted sum, whereas the more
informal areas might be dealt with via a stewardship scheme alongside the existing farming
operations. We are however conscious that suitable long-term arrangements are required
without an undue burden to the parties involved,

Again, we would be pleased to discuss this aspect further,

| am not entirely clear on the nature of the corridor you mention, However, as you will see from
my answer to point 4 below our technical work has not identified any concerns on wildlife that
would be harmed by our proposals as drafted. The scheme has been designed to retain and
enhance features of value and to deliver a significate gain in biodiversity overall.

We have a suite of technical documents prepared to support our scheme. To minimise the
volume of paperwork | will arrange for summaries to be prepared.

| can confirm that hedges are retained within and around the site, bar any limited removal to
achieve access off the Banbury Road.

Yes, we have discussed the scheme with Thames Water and a summary will be included in the
item 4 package.

Bloor Homes will develop the site itself and a fairly recent example of one of their schemes is to
the north of the Aynhe Road to the east of Adderbury

The most recent concept plan for the site is attached for your information.

Yours sincerely,

M

musA

Michael O'Connell
Technical Director

E-mail — michael oconnell@woodplc.com

Page 20f2
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DNP11 NORTH OF FIRE STATION

North Deddington

A green and connected community
Concept plan

1. Access fom Barbury Road, exact locstion to be
ceefrmod.

2. Hedgarow and twet rtained wehes landscape
Sip retaning 8 stosg landicape approach into
Deddngron

3 Opportunty for gateway green framed by detinctve
rradter buldngs mardking Se arwval into Deddington

4 Woodand plasting providing rew habiats,
Bodvenity gain and edending the axstng woodland
Cuating an ecclogeal comidor

5. Childron's play areas and green focal pore

4. Ecolograal comdeons ncompoatng susanable
dranage. retainng exeting features where appeoprate

r S featues located at the lowest pont of the
e wil be desigred to macmee biodversty value

(Basin shown ndicatve)

8. Cournyard style housing reFecting the local typcloges
9. Pecesman and cycle Ink 1o the vilage and pamary
school meadenng through new vilage oschasd
10. Improved foomway adacent to Banbery Rosd
11, New rersery proveion, with amocieted padang and sccess.
12. Assenuation, that cowld Inchude 3 mew wilage pond
Capacity:
Residentisl development ame: ¢ 3.25he
GI25 - 35 dph = 105 - 115 homes
‘:.m“.~_~*-.- '




4% October 2022

Ourref:  FUL2969 221508 003 26 09 22

SWORDERS

Agricultural Commercial Residentia

Alan Collins, Chair
The Deddington Neighbourhood Plan Steering Group The Hall, Priory
Hill
By email to: info@deddingtonneighbourhoodplan.org Rugby Road,
Wolston
Warwickshire
CV8 3FZ

Dear Mr Collins

RE:

LAND IN DEDDINGTON

Thank you for your letter of 24" August 2022. Below, we have set out answers to the questions you
posed.

We also attach a draft masterplan for the site which shows how 115 new homes could be delivered

in a landscaped setting, accessed from Banbury Road.

1)

2)

3)

Question

You list 74 — 111 as the number of dwellings you
envisage on your site. Would the lower number be
spread across the whole site, or would they be
confined to the section of the site fronting on to
the Banbury Road?

If the whole of the site were developed, would you
consider permitting a footpath through Pond Field
to Earls Lane, giving ready access to the health
centre, school and village centre?

In seeking the best solution for the parish,
community benefits will be a consideration. Your
land is believed a suitable location for a new
nursery. Would you be prepared to offer a plot for
a nursery, together with parking space? And, if the
greater number of homes were put forward, could
this potential offer include a built structure for the
nursery?

CHARTERED SURVEYORS | CHARTERED TOWN PLANNERS | ARCHITECTS

Registared Office

ers Agricultural Commercial and Residential Limited. Registered in England and Wales

3 The Gatshousa, Hadham Hal, Little Hadham, Wara, Hertfordshire, SG1! 228

Answer

If an allocation for the lower number of houses
was gained this would be confined to the section
of the site fronting Banbury Road.

Yes — this would be a good design feature and
help connectivity. Furthermore, we would
consider a community orchard on part of the land
to improve its ecological and amenity value.

Yes. As can be seen on the attached indicative
masterplan, we have shown where a nursery,
together with appropriate parking could be
positioned. Based on cl115 dwellings, the
appropriate land would be provided. If the
Neighbourhood Plan Group was minded to
increase the number of dwellings further, a new
nursery building/carparking could potentially be
constructed. This would be subject to ensuring
that there is sufficient need for such a nursery.

posti@sworders.com sworders.com
A =
oy onsosrs. (49 RICS <F Rl

Regulated by RICS Chartered Town Planners



4)

5)

6)

7)

8)

9)

We are required to supply an additional
sustainability appraisal of sites recommended for
allocation concerning highways and access,
ecology, drainage, archaeology. If you have reports
concerning any of these that you could let us have,
it would speed up the process.

A development on your site would cut through a
wildlife corridor from the existing copses to the
north and south. Do you have a way to mitigate
that?

Can you confirm that the access road and roads
within the site would be built to adoptable
standards?

Can you confirm that you would preserve the
hedgerows within and around your site?

Infrastructure is an important concern. Have you
consulted Thames Water as to whether the foul
sewage system and water pressure accessible on
your site would be adequate?

Are you planning to develop this site yourselves or
are you planning to sell it to a development
company?

Welbeck land has been chosen as the owner's
promotion partner. They are in the process of
undertaking the appropriate studies, which can
be shared with you in due course. Based on initial
investigations, no major constraints in relation to
highways/access/ecology/drainage or any other
matter have been identified that would preclude
development.

As shown on the attached masterplan, we would
propose to provide additional woodland areas
adjacent to the existing woodland to the south to
enlarge this habitat.

Yes, all roads will be to adoptable standards.

Yes, hedgerows would be preserved and
enhanced with additional plant species to
improve their ecological diversity.

We are engaging with Thames Water and will
provide an update when possible.

The site will be promoted by Welbeck Land, who
will work with the Neighbourhood Plan Group and
District Coundil to create a high-quality scheme.
When outline planning consent has been granted,
the scheme will be sold to a reputable house
builder.

Please do not hesitate to contact us should you have any further queries.

With regards,

Yours sincerely

{ad gl

Lois Partridge BA (Hons) MSc MRTPI

Director
Direct Email: lois.partridge @sworders.com
Attch.
FUL2969 221508 003 26 09 22 Page 20F2
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DNP20 HOME FARM WORKS

PROPOSED RESIDENTIAL DEVELOPMENT AT
CLIFTON ROAD, DEDDINGTON, OXFORDSHIRE

ILLUSTRATIVE SITE LAYOUT

SCALE 1:500 @ A2 - NOVEMBER 2021
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Response concerning DNP20, Home Farm Works

The site is owned by Mr and Mrs Thompson of Gateridge, Brackley Road

Croughton, NN13 5GR

From John Wilbraham, Senior Planner with DLP Planning Ltd
john.wilbraham@dIlpconsultants.co.uk

Hi Alan

I've been able to confirm the responses to your questions with my client, please see
below.

1. Would you be able to develop this site within five years?

That is the intention

2. There are a number of companies currently operating from this site which offer useful
services to the parish. Is there a likelihood they could find other premises reasonably local
where they could transfer if this site were developed? This is a concern because CDC
regulations and one of our neighbourhood plan policies seek to retain and encourage local
employment opportunities and business activity.

There are other sites available nearby for some businesses and others could transfer to
owned premises a few miles away.

3. Would the fulfilment or buying out of leases delay the project?
No, all on short term licence (some holding over)

4. You have provided us with a concept plan showing housing, roads, and open space. Then
there is a further area at the north end of the site. What do you anticipate will happen to
this? Can you confirm that this will not be subject to a further planning application? Would it
be suitable for designation as Local Green Space?

The layout plan showed one way in which the site could be developed. The red line included
the whole site so as to be able to accommodate a sufficient number of dwellings to meet or
contribute towards the identified need for housing together with the required technical
elements such as highways, drainage and biodiversity net gain. The area to the north may
well be needed to assist with some of these aspects especially BNG.

5. What would you plan to offer in the area marked open space in the mid-to-north end of the
site?

No set plan at present, could be a playing field, balancing pond or biodiversity area etc.
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6. We are required to supply an additional sustainability appraisal of sites recommended for
allocation concerning highways and access, ecology, drainage, archaeology. If you have
reports concerning any of these that you could let us have, it would speed up the process.

Unfortunately, there are no surveys of the site at present.

7. Can you confirm that the access road and roads within the site would be built to adoptable

standards?

The intention would be for them to be built to adoptable standards.

8. Can you confirm that you would preserve the hedgerows within and around your site — and
the tree screen partly surrounding the site?

Can confirm the hedge rows and trees would remain around the site.

9. Infrastructure is an important concern. Have you consulted Thames Water as to whether the

foul sewage system and water pressure accessible on your site would be adequate?

Thames water pressure is good on site, not queried sewerage but based on the response to

the site opposite it could be addressed through a suitable drainage strategy.

10. Are you planning to develop this site yourselves or are you planning to sell it to a
development company?

My client has not made any plans on this presently but would explore both

options.

Kind regards

John

John Wilbraham MRTPI
Senior Planner

DLP Planning Ltd

18 Regent Place

Rugby

CV21 2PN

T: 01788 562233
M: 07825189539

www.dlpconsultants.co.uk

Deddington Neighbourhood Plan: Site Assessment Report

(November 2022)

33



