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The structure of the eco-towns SA/HRA publications
The Sustainability Appraisal (SA) and Habitats Regulations Assessment (HRA) of the
draft Eco-towns Planning Policy Statement and Programme have been prepared by
Scott Wilson Ltd for Communities and Local Government.
As the SA and HRA has been undertaken at a strategic level, it is necessarily
broad in its assessment, conclusions, and recommendations. It takes a ‘snapshot’
of locations and proposals in September 2008, recognising that the proposals
are continuing to be developed, and constitutes the first of a series of successive
assessments that will be required as eco-town proposals are taken forward.
Planning applications for eco-towns will also need to include a detailed
Environmental Impact Assessment (EIA) and possibly HRA which may, in turn, also
identify mitigation measures.
The SA and HRA should be read in four parts and an Annex:
I)

The SA of the draft Eco-towns PPS

II)

The SA/HRA of the Programme – Introduction

III)

The SA/HRA of the Programme – Locational chapters
• Pennbury
• Middle Quinton
• Whitehill-Bordon
• Weston Otmoor and Cherwell
• Ford
• St Austell (China Clay Community)
• Rossington
• Hanley Grange and Cambridgeshire
• Marston
• North East Elsenham
• Rushcliffe
• Greater Norwich
• Curborough
• Manby
• Leeds City Region

IV)

The SA/HRA of the Programme – Conclusions

Annex: Profile of European Sites

4
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The sections above are accompanied by a Non-Technical Summary which
summarises the findings of the SA and HRA of the draft Eco-towns PPS and
Programme.
All documents are available on the Communities and Local Government website at
www.communities.gov.uk/ecotowns
If you have comments on issues raised in the SA or HRA please respond as part
of the consultation on the PPS, details of which are set out at
www.communities.gov.uk/ecotowns. If you would like further information on
any of the above please contact the Eco-Towns Team at Zone 2/G9, Eland House,
London, SW1E 5DU or by email to: ecotowns@communities.gsi.gov.uk
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1

Introduction

1.1

This chapter

1.1.1

This chapter sets out the draft Sustainability Appraisal and Habitats
Regulations Assessment of the shortlisted eco-town location and associated
development proposal at Weston Otmoor and the alternative locations at
Shipton and North West Bicester.

1.1.2

As this Sustainability Appraisal (SA) and Habitats Regulations Assessment
(HRA) has been undertaken at a strategic level, it is therefore necessarily
broad in its assessment, conclusions, and recommendations. It takes a
‘snapshot’ of locations and proposals in September 2008 recognising that
the proposals are continuing to be developed, and constitutes the first of a
series of successive assessments that will be required as eco-town proposals
are taken forward. Planning applications for eco-towns will also need to
include a detailed Environmental Impact Assessment (EIA) and possibly HRA
which may, in turn, also identify mitigation measures.

1.2

Eco-towns Planning Policy Statement

1.2.1

Communities and Local Government has published for consultation a
Draft Eco-towns Planning Policy Statement (PPS), accompanied by a
Sustainability Appraisal and Habitats Regulations Assessment. According
to the Draft PPS, eco-towns are new settlements which “will have
sustainability standards significantly above equivalent levels of development
in existing towns and cities”1. The eco-towns concept is designed to
assist in meeting the twin challenges of providing additional housing and
mitigating and adapting to climate change. The aim of the Draft PPS is to
promote the development of “exemplar projects that encourage and enable
residents to live within environmental limits” and provide a showcase
for sustainable living and allow government, business and communities
to work together to develop greener, low carbon living thus providing
inspiration for future development. With this in mind, the Draft PPS sets out
a range of minimum standards which will be used to define an ‘eco-town’.
These cover a wide range of sustainability issues including biodiversity;
climate change adaptation; employment; flood risk management; green
infrastructure; homes; local services; transport; waste; water; and zero
carbon.

1
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Communities and Local Government (2008). Planning Policy Statement: Eco-Towns – Consultation
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1.3

Eco-towns Programme

1.3.1

The Eco-towns Programme has been developed with the aim of getting
exemplar eco-towns off the ground with development underway by 2016.
The Government has short listed a series of potential eco-town locations2
– of which Weston Otmoor is one – following an initial call for proposals.
Each location has been subject to a Sustainability Appraisal and Habitats
Regulations Assessment to assess its suitability for an eco-town. The
findings of the appraisal for Weston Otmoor – and alternatives at Shipton
and North West Bicester – are documented in this report. In a parallel
exercise, the Government is deciding which of the schemes related to the
short listed locations will get backing or financial support from government
through funding of associated infrastructure or partner public bodies.

1.4

SA and HRA

1.4.1

Sustainability Appraisal (SA) is generally not undertaken at the national
level. In developing the Eco-towns PPS and the Eco-towns Programme,
CLG has decided to undertake SA, incorporating the requirements
of the European Strategic Environmental Assessment Directive3, at a
level proportionate to the PPS and the Programme. Scott Wilson was
commissioned to undertake the SA as well as a Habitats Regulations
Assessment (HRA) of the Draft Eco-towns PPS and the Eco-towns
Programme. SA seeks to identify and evaluate the impacts of a proposal on
the economy, the community and the environment – the three dimensions
of sustainable development – and suggest measures for improving the
proposal’s sustainability performance. HRA tests the impacts of a proposal
on nature conservation sites of European importance – Special Areas of
Conservation and Special Protection Areas and as a matter of government
policy Ramsar sites – and is also a requirement under EU legislation4. An
accompanying report sets out the SA and HRA of the Draft Eco-towns PPS.

1.5

SA methodology

1.5.1

Part I of this report describes the SA methodology in full. The SA for each of
the shortlisted locations and any reasonable alternatives is based on a series
of questions:
• What’s the objective of the proposal?

2

Communities and Local Government (2008). Eco-towns: Living a greener future [online] available at:
www.communities.gov.uk/publications/housing/ecotownsgreenerfuture (accessed 4 July 2008)

3

Directive 2001/42/EC on the assessment of the effects of certain plans and Programmes on the environment
(the ‘SEA Directive’) implemented through The Environmental Assessment of Plans and Programmes
Regulations 2004

4

Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora (the ‘Habitats
Directive’) implemented through The Conservation (Natural Habitats, &c.) (Amendment) Regulations 2007
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• What’s the policy context?
• What are the key sustainability objectives we need to consider?
• What’s the situation now? (including any existing problems)
• What will be the situation without the eco-town? (the ‘business-asusual’ option)
• What will be the situation with the eco-town?
• How can we mitigate/enhance effects?
• How should we monitor sustainability impacts?
1.5.2

These questions correspond to the key requirements of the SEA Directive,
as set out in Annex I to the Directive – see Table 1.

1.5.3

In undertaking the appraisal for each location, we drew on a wide range
of information including the Scoping Report; the developer’s proposal;
discussions with the developer; discussions with the relevant local planning
authority and, in some cases, the Government Office; the comments of the
statutory consultees (the Environment Agency, Natural England etc.); and
discussions with CLG. We also visited each of the shortlisted locations.
Table 1: Meeting the requirements of the SEA Directive

5
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Questions for each
shortlisted location and
associated development
proposal

Key requirement of the SEA Directive
(the ‘environmental report’ must include…)

What’s the objective of the
proposal?

“an outline of the contents, main objectives of
the plan or Programme and relationship with other
relevant plans and Programmes” (Annex I(a))

What’s the policy context?

“an outline of the contents, main objectives of the plan
or Programme and relationship with other relevant
plans and Programmes” (Annex I(a))

What are the key
sustainability objectives we
need to consider?

“the environmental protection objectives,
established at international, Community or
Member State level, which are relevant to the plan
or Programme and the way those objectives and any
environmental considerations have been taken into
account during its preparation” (Annex I(e))1

Note that “the way those objectives and any environmental considerations have been taken into account
during its preparation” is addressed in Section 3 for the Draft PPS and in each locational chapter
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Table 1: Meeting the requirements of the SEA Directive (continued)
Questions for each
shortlisted location and
associated development
proposal

Key requirement of the SEA Directive
(the ‘environmental report’ must include…)

What’s the situation now?
(including any existing
problems)

“the relevant aspects of the current state of the
environment and the likely evolution thereof without
implementation of the plan or Programme” (Annex 1(b))
“the environmental characteristics of areas likely to
be significantly affected” (Annex I(c))
“any existing environmental problems which are
relevant to the plan or Programme including, in
particular, those relating to any areas of a particular
environmental importance, such as areas designated
pursuant to Directives 79/409/EEC and 92/43/EEC”
[NB problems relating to European sites are addressed
through the HRA] (Annex I(d))

What will be the situation
without the eco-town? (the
‘business-as-usual’ option)

“the relevant aspects of the current state of the
environment and the likely evolution thereof
without implementation of the plan or
Programme” (Annex I(b))

What will be the situation
with the eco-town?

“the likely significant effects (1) on the
environment, including on issues such as
biodiversity, population, human health, fauna,
flora, soil, water, air, climatic factors, material
assets, cultural heritage including architectural
and archaeological heritage, landscape and the
interrelationship between the above factors
[our emphasis]
(1) These effects should include secondary,
cumulative, synergistic, short, medium and longterm permanent and temporary, positive and
negative effects” (Annex I(f))

1.5.4

How can we mitigate/
enhance effects?

“the measures envisaged to prevent, reduce and
as fully as possible offset any significant adverse
effects on the environment of implementing the
plan or Programme” (Annex I(g))

How should we monitor
sustainability impacts?

“a description of the measures envisaged
concerning monitoring…” (Annex I(i))

It should be noted that the SA focused primarily on the merits of the
proposed location as a suitable place to situate an eco-town since the
location is fixed (notwithstanding the need to ultimately settle on a precise
boundary for the development). However, we have also referred to the
actual development proposed for that location (recognising that the
current proposals for development at the various locations can obviously
be modified and doubtless will be as time goes on). Reference to the
development itself was considered important in gauging sustainability
impacts particularly since the development could potentially mitigate
impacts associated with the location and also make the most of any
locational opportunities.
9
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1.5.5

The aim of this SA was not to determine whether an eco-town location
and proposal was either acceptable- ie ‘sustainable’ – or unacceptable – ie
‘unsustainable’ – and determine which locations progressed on this basis.
The purpose of this SA was, rather, to explore the benefits and disbenefits
associated with each of the locations and development proposals as an
input to the Eco-towns Programme, and suggest ways in which their impact
could be rendered more sustainable.

1.6

HRA methodology

1.6.1

Part II describes the HRA methodology in full. The requirement to undertake
HRA arises from the Habitats Directive6 which requires that plans and
projects are subject to ‘Appropriate Assessment’ (AA) where they might
have a significant effect on a European wildlife site. European sites include
Special Areas of Conservation, Special Protection Areas and, as a matter of
Government policy, Ramsar Sites. In order to establish whether or not an
AA is necessary, plans and projects with potential effects must be ‘screened’
to determine the likelihood of their giving rise to significant effects – a
so called HRA. All the proposed eco-town locations were screened and
determined to have potential impacts on European sites. A full AA was
therefore undertaken for each location and the assessment for Weston
Otmoor, Shipton and North West Bicester is documented in Section 3. The
assessment involved identifying the European sites which could conceivably
be impacted upon by development at the proposed location; establishing
the environmental conditions needed to maintain the integrity of these sites
(eg minimum air pollution or minimal recreational pressure); and assessing
whether or not development at the location would adversely impact on
these environmental conditions and therefore site integrity. Details of the
ecological features of the European sites covered within the assessment,
the reasons for their designation, their condition and the environmental
conditions necessary to maintain their integrity are set out in the Annex,
Profile of European Sites.

1.6.2

It should be noted that the objective of the HRA of the Programme was not
to devise detailed site-specific measures for each of the current proposed
eco-towns, but rather to use an appraisal of the current proposed ecotowns as a tool to determine whether the policies and standards in the
Draft PPS provide sufficient direction (in terms of both scope and detail) to
enable eco-towns to deliver the detailed site-specific measures necessary to
avoid or mitigate an adverse effect.

6

10

Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora implemented in
England through The Conservation (Natural Habitats &c. Regulations) 1994 (as amended)
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2

Sustainability Appraisal

2.1

Introduction

2.1.1

This section sets out the Sustainability Appraisal (SA) of the shortlisted
eco-town location and associated development proposal at Weston Otmoor
and the alternative locations at Shipton and North West Bicester.

2.2

What’s the objective of the proposal?

2.2.1

Parkridge Development Land Ltd (on behalf of a consortium of land
owners) is proposing the development of an eco-town on a 823ha site near
Bicester in Oxfordshire. The current proposal, which is the subject of this
appraisal, is for a town comprising up to 15,000 new dwellings with related
employment facilities, transport and community infrastructure. Cherwell
District Council has expressed strong opposition to the development.

2.2.2

The proposed location adjoins the M40 Motorway and the Oxford-Bicester
railway. It is divided by the A34 dual carriageway. The location borders
the village of Weston-on-the Green and incorporates an area of ancient
woodland, part of the Oxfordshire Green Belt and parts of two SSSIs.
Existing larger settlements in the vicinity include Bicester (3 miles) and
Oxford (7 miles) (see Figure 1).

2.2.3

We understand that the Weston Otmoor proposal is designed to achieve
exceptional standards of sustainability, particularly in relation to transport,
while also relieving housing pressures in a sub-region with one of the most
highly stressed housing markets in the south east and creating significant
new business space.

2.3

Have any further local alternatives been proposed?

2.3.1

An eco-town at Shipton Quarry near Shipton on Cherwell was one of the
original sites on the longlist proposed by Kilbride Properties Ltd. It scored
“C” in relation to environment and transport and, given its proximity to
Weston, has consequently been included in this appraisal as a reasonable
alternative. Cherwell District Council is also opposed to this development.

2.3.2

Cherwell District Council has also proposed an alternative location to
the north west of Bicester. This area was originally proposed as an urban
extension for some 2,500 dwellings. However, in responding to the
eco-town agenda, the Council considers that a wider area is capable of
accommodating a larger development in the form of a 5,000 dwelling ecotown. The Council has stated that distinctive development incorporating
eco-standards could be developed with Government support.
11
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2.3.3

12

Figure 1 illustrates the settlement pattern and transport infrastructure of
the Weston Otmoor eco-town and the two alternatives, Shipton and North
West Bicester.
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The alternative proposals: key objectives
2.3.4

‘Shipton eco-town’ has been proposed by Kilbride Properties Ltd on an
180 ha site immediately north of the village of Shipton-Cherwell and east
of Bunkers Hill. The site is approximately 10km to the north-west of Oxford
and 10 miles from Witney. It is approximately 1km to the south west
of Oxford Airport and is bordered to the north west by the A4095. The
proposal aims to transform a disused quarry into a substantial mixed use,
sustainable community. The scheme is capable of providing over 5,000 new
homes, including affordable and key worker housing plus new community
facilities and schools.

2.3.5

The site is located approximately 16 kms from the M40/A34 junction but
within close proximity to the A34. It is a significant distance from existing
railway stations but abuts the Oxford-Banbury railway line.

2.3.6

Part of the site, specifically the disused quarry, is within the Oxford
Green Belt. However, the principle of development within the quarry has
been accepted and planning consent has been granted for commercial
development.

2.3.7

It is understood that the Shipton proposal is designed to achieve
exceptional standards of sustainability through delivering improved
environmental, economic and social outcomes through building better
neighbourhoods, meeting the demands of modern living and enhancing
the quality of life.
North West Bicester
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2.3.8

Cherwell District Council’s current approach to housing allocations is for
urban extensions to Banbury and Bicester. However, in response to the
Weston Otmoor eco-town proposal, the Council is considering the potential
for an eco-town to the north-west of Bicester. The Council recognises that
this proposal will require a new planning study fully to test the concept but
was keen for the location to be appraised in the SA.

2.3.9

The site is illustrated in Figure 1 and is located between the B4030 and the
B4100, with the A4695 ring road as the southern boundary. As this is a
very recent proposal, there are no details available about the nature of the
development.

2.4

What’s the policy context?

2.4.1

The national policy context in relation to housing provision, climate change
and other relevant issues is set out in Part 1 of this report. This section
considers the policy context at regional and local level relevant to the
shortlisted location and the two alternatives.

Weston Otmoor and Cherwell

2.4.2

The Draft South East Plan – the Revision to the Regional Planning Guidance
(9) for the South East of England – sets a minimum regional annual delivery
target for new dwellings of 28,900 between 2006-2026. This equates
to an overall housing target for the period 2006 to 2026 of 578,000
additional dwellings. The Secretary of State’s proposed changes to the plan
were published on the 17 July 2008; these propose that Local Planning
Authorities facilitate the delivery of at least 662,500 additional dwellings
between 2006 and 2026, an annual average of 33,1257.

2.4.3

The panel report for the draft South East Plan states, with regard to housing
allocations in Oxfordshire, that “We consider that the draft Plan’s housing
provision of 34,000 (1,700 dpa) is significantly too low because economic
factors have been given insufficient weight, while too much weight has
been given to the setting of Oxford and the Green Belt …”8 “We consider
that there should be sustainable solutions for accommodating a higher
housing level taking account of the public transport accessibility benefits
of the Oxford regional hub. Additional greenfield development will require
a selective review of the Green Belt, which will need to be fully justified.
Nevertheless options have been considered through previous structure plan
work, which indicate a preferred direction.”9

2.4.4

In light of these panel recommendations, the Secretary of State proposes
that Central Oxfordshire delivers 2,034 houses annually and 40,680 in total.
Cherwell should now deliver 670 houses per year and 13,400 in total.

2.4.5

Green Belt policy is of particular importance to this sub-region, due to the
pressure for housing development and the location of the Weston Otmoor
eco-town. The panel report states that “….the opportunities for existing
urban areas in the South East to accommodate ever increasing numbers
of dwellings in a sustainable manner are very limited. It will therefore be
necessary to look beyond the existing urban areas to help accommodate
future housing requirements. We consider that this must include the option
of some selective reviews of the Green Belt while ensuring that it can
continue to fulfil its long-term role in shaping the pattern of settlements.”
“…. as we recommend elsewhere, significantly more residential growth
should be directed to some of the hubs, including Guildford and Oxford”10

2.4.6

The Proposed Changes to the South East Plan, in re-named Policy SP5
(formerly CC10a) requires the selective review of the Oxford Green Belt to
the south of the city, in order to meet regional development needs in the
most sustainable locations.

7

Secretary of State’s Proposed Changes to the South East Plan

8

See below

9

See below

10

www.gos.gov.uk/497648/docs/171301/Examination_in_Public_Panel2.pdf
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2.4.7

The draft South East Plan does not refer to the need for new settlements
within the region. The strategy of the South East Plan is to make best
use of previously developed land (in line with national policy), to protect
the countryside and to promote urban renaissance. It seeks to deliver the
region’s future housing need in the urban areas.

2.5

What are the key sustainability objectives we need to
consider?

2.5.1

Preliminary scoping work undertaken by Faber Maunsell on behalf of
CLG identified a significant number of potentially relevant sustainability
objectives to inform the appraisal. Taking into account this initial work,
Scott Wilson has identified 12 core sustainability issues which will provide
the basis for the SA of the locations and associated development proposals
(no priority should be inferred from the ordering):
Environment
• Biodiversity and green infrastructure
• Climate change adaptation and flood risk
• Climate change mitigation
• Landscape and historic environment
• Waste
• Water resources and water quality.
Socio-economic
• Community infrastructure
• Community wellbeing
• Decent and affordable homes
• Transport and accessibility
• Employment and economy.
Spatial issues
• Spatial issues.

16

2.6

What’s the situation now? (including any existing
problems)

2.6.1

This section covers the current situation for Weston Otmoor, providing in
addition, where appropriate specific information relevant to the alternative
proposals at Shipton and North West Bicester.

Weston Otmoor and Cherwell

Biodiversity and green infrastructure
General
2.6.2

33 habitats and species are identified in Cherwell in the Oxfordshire
Biodiversity Action Plan (BAP). The Council has identified nine Habitat
Priority Areas. At this stage it is not known in detail which, if any of these
species is within the vicinity of the eco-town location or the alternatives
proposed. However mapping provided by the local authority identifies a
number of locally protected species from the Thames Valley Environmental
Records Centre and notable species record.

2.6.3

Figure 2 illustrates the environmental constraints for all of the locations
proposed.
Weston Otmoor

2.6.4

As shown in Figure 2 the biodiversity value of this part of Oxfordshire is
primarily associated with the patches of woodland dotted throughout
the landscape. Many are classified as being ancient and semi-natural and
of these many are designated as either a SSSI or as a Local Wildlife Site
(LoWS). Two designated areas of ancient woodland fall within the boundary
of the Western Otmoor proposal. These are known as Weston Wood and
Wormough Copse. These woods have increased significance because
Oxfordshire is one of the least wooded counties in the south-east.

2.6.5

Wendlebury Meads and Mansmoor Closes SSSI is located east of and partly
within the proposed location. Natural England states that this SSSI is “one
of the best examples of unimproved grassland SSSIs in England with an
exceptionally diverse flora.”11 The SSSI is divided into eight units by Natural
England, comprising separate natural grassland areas. It extends to 73.2ha
and is generally in a favourable condition (as at 1 June 2008).

2.6.6

To the north west of the location is Western Fens SSSI. This covers 13.0ha
and is a small, species-rich, calcareous fen bordering a fast-flowing stream,
together with adjacent willow carr, hazel woodland, limestone grassland
and marshy grassland habitats. The site is of particular interest for the
flowering plant communities associated with the wetland habitats, and
for its invertebrate fauna, which includes several rare beetles. This area is
identified as being in a favourable condition. The SSSI is also designated a
Conservation Target Area for Oxfordshire. Conservation Target Areas cover
considerable areas within 5km of the proposed eco-town location.

2.6.7

To the south of the site is Otmoor SSSI. This covers 211.6 ha and is a
substantial bowl of land in the floodplain of the River Ray. It forms an
extensive wetland of botanical, invertebrate and ornithological interest.

11

Comments on draft SA from Natural England, October 2008
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2.6.8

The nationally threatened brown and black hairstreak butterflies are found
in the area12. Also within both the SSSIs, barn owls and brown hares have
been identified on records held by the County Council.
Shipton

2.6.9

The Shipton site includes parts of the Shipton-on-Cherwell and Whitehall
Farm Quarries geological SSSI; this covers 27.65ha. The Shipton-onCherwell Quarry currently exposes a section from near the base of the
White Limestone (including the type section of the Shipton Member)
up to the Lower Cornbrash; it is one of the most important sections
in Oxfordshire for displaying the typical local Mid to Upper Bathonian
lithostratigraphic succession13. Inspections by Natural England reveal that
the site is in poor condition overall, with 98 per cent of the area identified
as ‘unfavourable, declining’14. This is partly a result of previous quarrying
and tipping activities which have obscured geological exposures.

2.6.10 The Oxfordshire Wildlife and Landscape Study identifies that the quarry
as particularly important for “birds and has one of the richest diversity of
nesting species in Oxfordshire. These include turtle dove, which is a national
priority species due to the rapid decline in its UK population. Terns and
little ringed plover nest on islands amongst the pools. Recently ravens have
attempted to nest here which would have been the first time in Oxfordshire
since the mid 19th century.” The quarry is a County Wildlife Site and is
within a County Conservation Target Area.
2.6.11 It also notes that “Grassland wildflowers found here include the uncommon
wild liquorice. In the marshy areas marsh orchids can be seen while the
uncommon mare’s-tail is found in the pools. Butterflies present include
marbled white and small heath. A number of nationally scare insects have
been recorded here including the blue-tailed and white-legged damselflies.”
Oxfordshire County Council has designated the site a County Wildlife Site.
2.6.12 The River Cherwell and Oxford Canal are popular destinations for walkers,
cyclists and boaters, a frequently used set of footpaths.
North West Bicester
2.6.13 Within the immediate vicinity of this location there are no significant
landscapes or ecological constraints. The location is characterised by
agricultural fields, classified as Grade 315. To the south west of the B4030
is Bignall House a designated locally ecological important landscape. In
the wider area, as illustrated in Figure 2 there are a number of ancient
woodlands, the Ardley Cutting and Quarry SSSI.

18

12

BBOWT statement: Eco-Town Weston Otmoor, April 2008

13
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Climate change adaptation and flood risk
2.6.14 The UK Climate Change Impacts Programme (UKCIP) predicts that the rise
in mean annual temperature across the South-East is expected to be close
to the global average. By the 2080s annual temperatures are expected to
be 2.8 – 3.2°C warmer than the 1961-90 average. The spring season is
expected to show the least warming (2.6°C), while summer and autumn
show the most (2.7 – 3.6°C). The increase in mean annual rainfall is
expected to be quite modest so that by the 2080s the annual rainfall total
is expected to be 2 – 5 per cent greater. However, this small change is as a
result of a combination of wetter winters and drier summers: an increase
of about 20 per cent in winter rainfall is expected by the 2080s at the same
time as a 16 – 24 per cent decrease in summer rain. Spring and autumn
show small increases. The daily rainfall intensity is expected to increase in
the winter season, but with little change in summer16.
2.6.15 Cherwell Council monitors the permissions granted for renewable
energy installations across the district, in 2007 there were 15 installations
permitted including solar, biomass and wind17.
2.6.16 Cherwell District Council is in the process of producing a joint SFRA with
West Oxfordshire.
2.6.17 There are no source protection zones identified in the areas of the three
Cherwell locations.
Weston Otmoor
2.6.18 Information from the Environment Agency flood zone maps indicate
Flood Zone 2 and 3 cover a small area along the western boundary of the
proposed location and in the south of approximately 26ha18. The majority of
the surrounding land is within Flood Zone 1.
2.6.19 A small brook runs through this location which the EA would require to
be protected and enhanced. It is the land adjacent to this brook which is
designated as Flood Zone 2 and 3.
Shipton
2.6.20 To the north and east of the quarry is the River Cherwell and the Oxford
Canal. These water courses follow a meandering path around the quarry’s
perimeter The Environment Agency maps indicate that the land adjacent to
these water courses is at a low risk of flooding (1:200 years) and this does
not extend far into the site boundary.
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www.ukcip.org.uk/images/stories/Pub_pdfs/SE_tech.pdf
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Cherwell District Council AMR 2007
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North West Bicester
2.6.21 A small brook runs through the Lords Lane section of this potential location,
the immediate land surrounding the brook is defined as Flood Zone 3 but is
thought to be of medium risk.19
Climate change mitigation
2.6.22 The following table (see) illustrates an estimate of energy consumption and
CO2 emission in Cherwell and the South East region in 2005.
Table 2: Energy consumption and CO2 emissions (2005)19
Energy consumption and CO2 emission

Cherwell

South East

Total final energy consumption/Capita (kWh)

38,700

28,900

Total domestic energy consumption/ household (kWh)

21,810

23,240

Total domestic energy consumption/ capita (kWh)

8,940

9,660

Total domestic electricity Consumption/meter point. (kWh)

5,390

4,890

Total domestic gas consumption/consumer (kWh)

17,810

18,990

Total industrial and commercial energy consumption/
employee (kWh)

26,800

22,200

Total vehicle consumption/capita (tonnes of fuel)

1.3

0.7

CO2 emmissions/Capita (tCO2)

12.1

8.2

2.6.23 The table shows that total final energy consumption per capita is
considerably higher in Cherwell that the south east average, however the
domestic energy consumption is lower within Cherwell than the south east.
The total CO2 emissions per capita are slightly higher than the south east as
is the vehicle consumption per capita.
2.6.24 No studies have been undertaken at the local or county level with regard
to future energy uses. The draft South East Plan has provided sub-regional
targets as an indication of the relative potential for development of
different resources at sub-regional level. This illustrates that the distribution
and potential across the whole region (South East) is reasonably even, with
significant opportunities for the deployment of all major resources – wind,
biomass and solar. In particular, the Thames Valley and Surrey have the
greatest potential for biomass fuelled electricity generation, reflecting the
existing woodland resource and the potential for coppice.
Landscape and historic environment
2.6.25 The Oxfordshire Wildlife and Landscape study (2000) identifies twentyfour separate Landscape Types within the county, made up of individual
19

www.berr.gov.uk/files/file44826.xls
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landscape units with a similar pattern of geology, topography, land use and
settlements. Cherwell District comprises a variety of landscape character
types, influenced by factors such as topography, geology, land use and
historical development. Across the District the highest land occurs in the
west, while to the east the land is much lower as it descends to the River
Ray floodplain. In the south the geology becomes dominated by Oxford
Clays and Corallian Beds. The River Cherwell bisects the District. Weston
Otmoor falls within the Clay Vale and Alluvial lowlands.
2.6.26 Clay Vale is defined as a low-lying vale landscape associated with small
pasture fields, many watercourses and hedgerow trees and well defined
nucleated villages. The key characteristics are20:
• A flat, low-lying landform
• Mixed land uses, dominated by pastureland, with small to medium-sized
hedged fields
• Many mature oak, ash and willow hedgerow trees
• Dense, tree-lined streams and ditches dominated by pollarded willows
and poplars
• Small to medium-sized nucleated villages.
2.6.27 The Alluvial Lowlands is restricted to lowland areas, associated with
alluvium drifts, adjacent to the main river corridors of the upper and lower
Thames, the lower Cherwell and the rivers Ray and Ock. This landscape
type includes flat landscapes of lowland river valleys, associated with alluvial
soils. It is characterised by a regular pattern of medium-sized hedged fields
with permanent pasture and arable cropping. The key characteristics are21:
• Broad alluvial plains
• Mixed farming pattern with regular fields with both arable cropping and
pasture
• Densely scattered hedgerow trees of ash and willow
• Dense willow corridors bordering a large number of ditches
• Sparsely settled.
2.6.28 The District is divided into eight broad Landscape Character Areas, namely:
• The Upper Cherwell Basin
• The Cherwell Valley

22
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• The Lower Cherwell Floodplain
• The Ironstone Hills and Valley
• The Ironstone Incised Plateau
• The Upper Heyford plateau
• The Oxfordshire Estate Farmlands and
• The Otmoor Lowlands.
Weston Otmoor
2.6.29 Weston Otmoor falls within the Otmoor Lowlands landscape character
area.
2.6.30 Oxfordshire County Council has developed the ‘Biomap’, this is a measure
of the variation in bioscores across the county and these, in turn, are a
reflection of the range and type of habitats associated with each landscape
unit. The bioscores have been grouped into broader biobands. A bioband
which is classified as very high tends to support a wider range of wildlife
habitats including some which may be of national or international
importance. The broad Bicester location is identified to be of ‘very high’ to
‘high’ score.
2.6.31 The County Council has also produced the ‘biolandscape’ map, this is
a combination of the landscape types map and biomap. It highlights
the variation in bioscores both within and between different landscape
types. The landscapes within the eco-town location are defined on the
biolandscape map as of ‘very high’ significance.
2.6.32 Weston Otmoor is not located within an Area of Outstanding Natural
Beauty and is not within a defined area of High Landscape Value.
2.6.33 The spatial distribution of listed buildings can be a useful indicator of
historic character. Across Cherwell there are over 2,400 listed buildings,
approximately 32 are within Weston on the Green. A Conservation Area,
designated in 2000, covers a significant proportion of the village. To the
south east of the village is Otley Grange Scheduled Ancient Monument.
The airfield is listed on English Heritage’s National Monument Record
(July 08). To the north and north west of the site are two registered historic
parks and gardens.
2.6.34 The land within the proposed location and the surrounding area is
predominantly agricultural land of Grade 2 quality.
2.6.35 Approximately 30 per cent of the site is within the Oxford Green Belt.
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Shipton
2.6.36 The Oxfordshire Wildlife and Landscape Study identifies this location as
within the Estate Farmlands landscape. The study identifies that “Disused
quarries often support habitats which are rare in the surrounding farmed
countryside and this is an outstanding example. In the quarry bottom spring
fed shallow pools and marshy habitat has developed. There are areas of
limestone grassland and wildflowers have colonised the exposed limestone
surfaces in abundance. These habitats are national priorities for nature
conservation. There are also areas of scrub at the top of the quarry faces.”
2.6.37 The Greenfield land on the site has a relatively low agricultural land quality,
being graded as predominantly either grade 3 or 422.
2.6.38 The site falls within the Cherwell Valley Area of Landscape Importance.
2.6.39 To the NNW of the site there is evidence of a prehistoric landscape with
a scheduled long barrow and two other barrows. To the south are the
Hampton Grey and Shipton-on-Cherwell Conservation Areas.
North West Bicester
2.6.40 There are no listed buildings or conservation areas within the immediate
vicinity of this location. There are Registered Parks and Gardens at
Middleton Park and Kirtlington Park both listed as grade II. There are a
number of scheduled ancient monuments (SAMs) in the wider area.
2.6.41 Land to the north and north west of Bicester is defined by the Cotswold
regional character area. The landscape type for this location is identified as
‘wooded estate lands’. This is characterised by:
• Rolling topography with localised steep slopes
• Large blocks of ancient woodland and mixed plantations of variable
sizes
• Large parklands and mansion houses
• A regularly shaped field pattern dominated by arable fields
• Small villages with strong vernacular character.
Waste
2.6.42 Cherwell District Council in 2005/06 collected 440.4kg of household waste,
this compares with 480.9kg across the whole of Oxford County. The district
recycled 22.37 per cent of waste and composted 21.67 per cent.
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2.6.43 There are no identified sites of significant contamination within the district.
2.6.44 Shipton Quarry was used for the extraction of minerals as far back as the
1930s. Extraction operations ceased in the late 1980s/ early 1990s. No
comprehensive restoration work has ever been carried out within the quarry
area and the site is now derelict. There is potential for contamination.
Water resources and water quality
2.6.45 Weston on the Green is currently connected to a very small Sewage
Treatment Works. Initial examination by the Environment Agency indicates
that a hundredfold increase in sewage treatment capacity will be required
at this location.
2.6.46 This area is identified as an area of ‘serious’ water stress. The water
source zone for this location is the Swindon and Oxford (SWOX). It is
currently sufficiently supplied, however, the Environment Agency states
that cumulative growth beyond 2020 is likely to require a significant new
resource23.
2.6.47 River water quality within Cherwell can be summarised as 54 per cent of
good quality, 40 per cent fair quality and 5 per cent poor quality24. This is a
combination of biological and chemical quality.

Community infrastructure
2.6.48 Weston on the Green and Shipton on Cherwell are small villages with little
local employment Bicester is one of two main towns within Cherwell and
one of the largest towns in the County outside Oxford. Bicester has been
identified as a preferred location for employment development through
the central Oxfordshire sub-regional strategy and the draft South East Plan,
endorsed by the EIP Panel.
2.6.49 Cherwell is generally an affluent district; however it does have areas of
deprivation mainly within Banbury but also certain areas of Bicester. The
district is ranked 276 out of 354 authorities nationally fro deprivation where
1 is the most deprived.
2.6.50 The Education Development Plan25 for the County, 2002-2007 records that
outside Oxford, new Primary Schools are being built or planned in Witney,
Banbury, Carterton, Upper Heyford, Didcot and Bicester. At Secondary
level the need for a new school in Didcot has been agreed by members,
whilst discussions continue on how best to cater for anticipated growth
23
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in Bicester. Currently across the County there are 34 Secondary Schools,
234 Primary Schools, 14 Special Schools and 12 Nurseries. The County
provides 500 early year and childcare settings and 345 venues for adult
learning. Across the County, 33.4 per cent of the working age population
have achieved NVQ level 4 and above (equivalent to an University degree
or higher) this compares to 30.3 per cent across the south-east region and
27.4 per cent nationwide.
2.6.51 Cherwell Council has adopted a Recreation Strategy (2007-2012) with the
vision to make the District a place where recreation is central to people’s
living and where opportunities for participation embrace the heritage of the
area, celebrate local tradition and foster a modern healthy lifestyle26. The
County Council’s Social and Community Services Plan states that it intends
to increase the number and range of cultural activities provided at times
and in places that are convenient for local communities. Within Cherwell
there are currently 4 leisure centres containing a variety of facilities
including, swimming pools, squash courts, sports halls and gyms. Cherwell
has contracted out the management of three of their leisure centres to
Parkwood Leisure Ltd.
Community wellbeing
2.6.52 Generally the health of people in Oxfordshire is better than the England
and regional averages. However, life expectancy in Oxfordshire is lower
at 79.8 years than that of the South East Region. In the 2001 Census,
3.0 per cent of working age people declared themselves as permanently
sick or disabled – just over 3000 people. 13.8 per cent of the population
declared a limiting long-term illness. Both of these figures are below the
England and Wales average. Death rates from heart disease and stroke
have declined over the past ten years and are now at the same rate as the
England average. Death rates from cancer are close to the England average
and show a similar fall over the past ten years.27
2.6.53 Oxfordshire has 19 small geographical areas in the 20 per cent most
deprived in England in terms of child poverty. Most of these lie within the
City of Oxford with two in Cherwell (Banbury) and one in the Vale of the
White Horse (Abingdon area). Five of these areas in Oxfordshire fall within
the 10 per cent most deprived in England and one of these is in the top 5
per cent.28
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Decent and affordable homes
2.6.54 In 2004/05, Cherwell District delivered 10.3 per cent of all new housing
completions as affordable units29. To date, the Council has made
considerable contributions to affordable housing through the development
of urban extensions around Banbury and Bicester where most of the
affordable housing need within the district is concentrated30. The whole
of Oxfordshire is an area of extreme housing pressure and severely short
of affordable housing. Residents of Cherwell have identified affordable
housing as the third priority for improvement in the local area in 2003/4.31
The average house price in Cherwell was £237,721 (April-June 2008). This
is the lowest average across Oxfordshire.
2.6.55 A small number of houses and farms are located within each location
boundary.
Transport and accessibility
2.6.56 Road infrastructure in the area north of Oxford, particularly the A34 and
M40 corridors, is already under serious stress. The A34/M40 junction which
currently serves the Weston location is already severely congested.
2.6.57 The Oxford Local Transport Plan (April 2006-March 2011) (LTP) sets out a
vision for transport in Oxfordshire. It focuses on five priority areas:
• tackling congestion
• delivering accessibility
• safer roads
• better air quality
• improving the street environment.
2.6.58 Within Cherwell, the A34/ M40 to Oxford is identified within the LTP to
have a capacity of over 65,000 vehicles per day which use this two-lane
dual carriageway section of the A34. At its worst, queues of over five
kilometres can build up south of junction 9 of the M40 causing severe
delays to all road users. The congestion results in major reliability problems
and delays for a number of bus services, including:
• Cross County Express services between Bicester and Oxford (4 services
per hour)
• Local services between Bicester and Oxford (six services per hour)
29
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2.6.59 The LTP identifies that the predominant cause of the congestion on the
northbound carriageway is insufficient capacity at junction 9 of the M40,
where the A34 and M40 meet. For southbound traffic the major source of
congestion is the difficulty for traffic to leave the trunk road onto congested
parts of the Oxford local road network. The Transport Networks Review
suggests that the road itself may be running at close to capacity through
the day and possibly at capacity during peak periods. This information is
confirmed by the HA in its response to this eco-town consultation.
2.6.60 The LTP proposes that the County Council continue to work in partnership
with the Highways Agency to develop schemes to relieve congestion on the
A41/A34 corridor.
2.6.61 During this LTP plan period, schemes could include: capacity enhancements
at M40 Junction 9, including the provision of bus priority; Bicester Premium
Bus Route/Real Time Passenger Information and potential enhancement of
the Bicester to Oxford rail services. The Highways Agency also has plans to
increase the capacity of the slip roads and roundabout at junction 932.
2.6.62 The residents of Cherwell have identified traffic congestion as the first
priority for improvement in the local area in 2003/4, as identified by the
Audit Commission33. The majority of residents in Cherwell travel to work by
motor vehicle (68.8 per cent) compared to only 6.7 per cent who currently
use public transport. This reflects the rural nature of the district.
Employment and economy
2.6.63 Bicester is identified as a preferred location for employment development
within the Central Oxfordshire sub-region. A high proportion of residents of
Cherwell travel within Oxfordshire for employment.
2.6.64 Across Oxfordshire, 82.7 per cent of the population is economically
active, of those 79.2 per cent are in employment, 11.0 per cent are self
employed and 3.6 per cent are unemployed. This is better than the regional
and national situation. The number of economically inactive residents is
significantly lower than the national picture, 17.3 per cent compared to
21.4 per cent.
2.6.65 The highest proportion of Cherwell residents are employed in the service
sector, with residents working equally within the hotel and restaurant,
finance, IT, Admin, education and health employment categories.
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Spatial issues
2.6.66 In terms of wider planning objectives, there is concern as to the relationship
between the Weston and Shipton eco-town proposals and the spatial
patterns established in current plans where the emphasis is on urban
extensions. The North West Bicester proposal represents a response to this
concern.
2.6.67 Previous residential growth in Bicester has not always been reflected
in increases in employment and services. There is also concern that
development at Weston or Shipton might divert investment from Bicester
and inhibit the town’s further development.
2.6.68 Congestion on the A34 and especially at Junction 9 on the M40 present
challenges for all the proposals.

2.7

What will be the situation without the eco-town?
(the ‘business-as-usual’ option)

2.7.1

If the Weston proposal does not proceed the current mixture of land uses is
likely to prevail.

2.7.2

If the Shipton proposal does not proceed, it is still likely that there will be
commercial development within the quarry and probably a new railhead.

2.7.3

If the North West Bicester proposal does not progress, it is likely there will
still be a substantial urban extension in the area but it will lack the qualities
of an eco-town.

2.8

What will be the situation with the eco-town?
Introduction

2.8.1

In this section we consider the sustainability of the proposed locations and
development at Weston Otmoor, Shipton and North West Bicester. The
discussion is structured around the sustainability issues derived from the
earlier scoping work.

2.8.2

The appraisal draws on information derived from:
• The Faber Maunsell scoping studies
• The developer’s proposals
• Discussions with the site promoters Parkridge
• Information provided by Kilbride Properties
• Discussions with Cherwell District Council
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• Site visits to Weston Otmoor and Shipton
• The comments of statutory agencies (eg English Heritage, the
Environment Agency, Natural England, and the Department of
Transport) and other consultation responses received.
• Discussions with Communities and Local Government.
Biodiversity and green infrastructure
Weston Otmoor

30

2.8.3

The Habitat Regulations Assessment is set out in detail in Section 3 of this
chapter. In summary, two Natura 2000 sites (Oxford Meadows SAC and
Cothill Fen SAC) were included in the assessment. It did not prove possible
to say with confidence that the development at Weston Otmoor under
the Draft PPS will not lead to adverse effects on Oxford Meadows SAC
or Cothill Fen SAC (as a result of recreational pressure) without further
amendments to the PPS and these are detailed in Section 3.

2.8.4

The site principally comprises agricultural land bounded by hedgerows
of variable quality. An ecological survey has been undertaken by the
developers which has identified the key interests on and around the site.34
A Green Infrastructure Strategy has also been prepared which seeks to
“protect existing assets …and create a new accessible multi-purpose
landscape.”35

2.8.5

Natural England considers that the proposal presents “a significant risk”
to Wendlebury Meads SSSI, Weston Fen SSSI and Otmoor SSSI.36 This risk
relates partly to potential urban and recreational impacts on Wendlebury
Meads SSSI and Weston Fen SSSI such as trampling, dog fouling and flytipping. It also relates to potential hydrological impacts on Wendlebury
Meads SSSI, Weston Fen SSSI and Otmoor SSSI. Natural England has
concerns regarding groundwater flow, groundwater quality, and surface
water drainage to and from the Wendlebury Meads SSSI because the
existing flora is heavily dependant on current water levels. Similar concerns
relate to the groundwater and Weston Fen SSSI. In the case of Otmoor SSSI,
Natural England is concerned about the impact of increased and prolonged
flooding arising from runoff from an extended area of hard surfacing at
Weston Otmoor. Such flooding may lead to increased sedge and rush beds
that makes the site less attractive to breeding waders.

2.8.6

The developers have sought to mitigate the impact on the SSSIs in various
ways as part of their Green Infrastructure Strategy. The two SSSIs on or
adjacent to the site will be protected by buffer zones dedicated to wildlife

34

Weston Otmoor Eco-town Ecology Assessment, fpcr, August 2008

35

Weston Otmoor Green Infrastructure Strategy, fpcr, August 2008

36

Comments on the draft SA by Natural England, October 2008
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conservation “with no access other than for the purposes of conservation
management.” The developers have also commissioned and published a
Water and Drainage Assessment37 including a Water Cycle Study. Although
the report refers to the SSSIs it does not specifically address Natural
England’s concerns.
2.8.7

The Weston Otmoor Green Infrastructure Strategy provides for a diverse
range of landscapes and habitats including broadleaf woodland, willow
carr, species-rich grasslands, fen marshlands, watercourses, wetlands and
swamp. There will also be provision for sport, common land, allotments and
market gardening.

2.8.8

The Green Belt will form part of the green infrastructure which comprises
40 per cent-50 per cent of the site area.
Shipton

2.8.9

The development involves both brownfield land in the form of the quarry
and adjacent former cement works and greenfield land to the north and
south.

2.8.10 The developer has had discussions with Natural England regarding the
geological SSSI and has reached agreement on a programme which
includes increasing the number and visibility of exposures.
2.8.11 One of the existing lakes on site is to be retained and there is to be a
parkland/ wetland area associated with river and canal. Much of the Green
Belt land is proposed for open space and nature conservation.
2.8.12 Nevertheless, Shipton Quarry is designated as a Country Wildlife Site in its
entirety and contains a range of Biodiversity Action Plan (BAP) habitats.
North West Bicester
2.8.13 As stated in the baseline section this location is agricultural grade 3 land
bounded by hedgerows of variable quality.
2.8.14 Each of the sites lies within the Upper Thames policy unit of the Thames
Catchment Flood Management Plan.
Climate change adaptation and flood risk
Weston Otmoor
2.8.15 Gallows Brook runs through this location with the flood plain identified to
be Flood Zones 2 and 3, however the majority of this area falls within Flood
Zone 1: low risk.
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2.8.16 The Environment Agency (EA) has provided the following comments in
response to the Weston Otmoor proposal.
• A site specific Flood Risk Assessment should be prepared in accord
with PPS 25 to assess all forms of flooding (fluvial, surface water and
groundwater) to include a surface water drainage strategy
• It is recommended that an integrated Water Cycle Study should be
commissioned
• Modelling to assess the impact of this development on the Water
Resource Zone (SWOX) supply-demand balance should be undertaken.
This could be incorporated as an element of the Water Cycle Study (to
ensure an integrated approach to water management).
2.8.17 The EA view flood risk as significant. The developers have commissioned a
Flood Risk Assessment38 which concludes that SUDS could be used to drain
the site and to avoid an increase in flooding.
Shipton
2.8.18 The River Cherwell and Oxford Canal run along the northern and eastern
boundary of the proposed location, Flood Risk Zone 3 and 2, however a
large proportion of the site is within Flood Zone 1 (low risk). Considerable
discussions have taken place between the developers and the Environment
Agency to consider the implications of raising the level of the quarry to
produce a development platform. These discussions have covered the
potential impact on the floodplain of the Cherwell.
North West Bicester
2.8.19 A stream runs through ‘Area 3: Lords Lane’ but the majority of the site is
low risk of flooding.
Climate change mitigation
Weston Otmoor
2.8.20 The developers Final Bid Presentation39 sets out how it is proposed to go
“Beyond Zero Carbon” and exceed “present and future governmental
expectations.” This will be achieved via a six step process as follows:
• Best practice masterplanning and site layout
• Exceeding Building Regulations
• On-site power generation
• Renewable energy and low carbon technologies
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Weston Otmoor Flood Risk Assessment, Waterman Civils, July 2007
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Weston Otmoor, Final Bid Presentation, Non Technical Summary, Parkridge, August 2008
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• Low embodied carbon in construction
• Community Carbon Fund.
2.8.21 In relation to energy, the overall goal is to be self-sufficient, that is to
require no net input from the grid. Technologies being examined include:
• Wind turbines
• Combined heat and power (CHP) plant utilising locally generated waste
• Small scale biomass boilers
• Photovoltaics on south facing roofs
• Solar water heating on south facing roofs.
Shipton
2.8.22 The Shipton proposal states that all residential and other buildings are
designed to accord with current and anticipated legislation to deliver zero
carbon principles. Energy consumption will be minimised by design and
include heat pump technology. Power will be generated both from local
renewable agricultural sources and waste from the development. The
developers propose harvesting the rainfall on site and will delivering this to
the local aquifer to enable recycling.
North West Bicester
2.8.23 No details are yet available.
Landscape and historic environment
Weston Otmoor
2.8.24 The location comprises predominantly open agricultural land, which is
relatively flat. Hedgerows and woodland provide some screening. The
Weston Otmoor Green Infrastructure Strategy contains a landscape analysis
which concludes that the site generally lacks key features of landscape
significance but that those that do exist can form the basis for a new
landscape structure.
2.8.25 There are no scheduled ancient monuments (SAMs) on the site, but there is
a SAM within close proximity to the south of the site. There are a significant
number of listed buildings in Weston on the Green which is a Conservation
Area. It is not thought likely that there will be direct effects on the historic
core of this village.
2.8.26 English Heritage has identified “no direct impacts although archaeological
potential as evidenced by proximity to site of nearby Roman Alchester
SAM.”
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Shipton
2.8.27 Whilst development in the quarry will generally be inconspicuous in
the landscape, development to the north on the plateau will be more
prominent although partly screened by existing vegetation. The site is in
close proximity to two conservation areas.
North West Bicester
2.8.28 The landscape is generally open, although abutting the edge of Bicester,
and development would be relatively conspicuous.
Waste
Weston Otmoor
2.8.29 The Final Bid Presentation Non-technical Summary sets out the aspirations
for waste management at Weston. Key features of the emerging strategy
will be public education and awareness, an on-site anaerobic digester
and on-site composting, tram-based waste transportation and minimising
construction waste.
Water resources and water quality
2.8.30 The EA has identified water resources and water quality as highly significant
issues. All three locations are in an area of ‘serious’ water stress and
demand management measures and new supplies will be necessary.
Thames Water’s current preferred option of a new reservoir in the Upper
Thames, if accepted, is not likely to be operational until the 2020s.
Weston Otmoor
2.8.31 The developers have set out their intention to reduce per capita water
consumption from the outset by installing water-saving devices and by
providing treated wastewater for non-potable uses and, possibly, aquifer
recharge.
2.8.32 It is proposed to provide a new sewage treatment plant in the southern
corner of the site.
Shipton
2.8.33 The site lies in a quarry where there are existing groundwater issues. For the
site to be developed there is a requirement for significant infilling with inert
waste which will require licensing and monitoring of groundwater.
2.8.34 Serious concerns have previously been raised by the EA over waste water
treatment. New local provision will be required and the developer has
discussed an on-site STW with the Environment Agency.
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2.8.35 Potable water supply is currently proposed to come from existing
groundwater. The site falls within the SWOX water resource zone where
significant new resources are required to meet the continued cumulative
growth, new provision is unlikely to be deliverable until 2020. However,
the site benefits from water extraction licences and has two operational
boreholes.
North West Bicester
2.8.36 No location specific impacts are known at this stage.
Community infrastructure
Weston Otmoor
2.8.37 Current proposals for service provision include:
• Three secondary schools
• Eight primary schools
• Employment
• Retail
• A Sports Village
• Health care
• Built Community Uses
• 40 per cent-50 per cent of the site is proposed for Green Infrastructure
including woodlands, formal and informal open space, allotments and
new wetland habitat
• New stations at Weston and North Oxford on an extended OxfordMilton Keynes railway line
• A Park and Ride facility
• An on-site tram system
• Extended bus services.
2.8.38 The aim of this eco-town is to encourage mixing, meeting and involvement
in events and activities for residents of all ages by the careful planning and
location of facilities.
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Shipton
2.8.39 Current proposals for service provision include:
• Two Primary Schools
• One Secondary School
• Healthy Living centre
• Sports and Fitness Centre
• Health centre (Doctors surgery)
• Hotel
• Police, Fire and Ambulance Stations
• Local Shops and Retail (including local farmers market)
• Environmental Performance Centre
• New bus services
• A new station on the Birmingham-Oxford line.
North West Bicester
2.8.40 There are no detailed proposals at this time.
Community wellbeing
2.8.41 The location of the Weston site and its proximity to Weston on the
Green has provoked a vocal local opposition although the development
is supported by Oxford City Council. The Shipton proposal has attracted
support from the neighbouring village of Shipton-on-Cherwell. The North
West Bicester proposal is too new to have attracted significant public
comment although the potential for development in this area has previously
been identified.
2.8.42 Development at Weston and, or Shipton would also provide access to
new and different employment opportunities, services and facilities for
neighbouring communities. However, their development might detract
from the development of employment and facilities in Bicester. The North
West Bicester proposal could contribute to the further development of the
town whilst also providing a secondary employment and service centre.
2.8.43 At Weston Otmoor it is proposed to develop a Trust, with an initial
endowment, to own, manage and maintain key community facilities.
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Decent and affordable homes
Weston Otmoor
2.8.44 The developers are proposing to provide a full mixture of tenures and types
of housing. At least 30 per cent of the homes will be affordable40 and all
new houses are built to highly sustainable designs. The 5000 affordable
homes will make a significant contribution to the extreme housing need
identified across Oxfordshire.
Shipton
2.8.45

The developers state that Shipton provides the opportunity to create a
good mix of tenure and mix across the site. Initial density calculations
provide for 5000 units on site, delivered as a mix of two-thirds housing
and one-third apartments. The developers ‘aspire’ to deliver 40 per cent
affordable housing across the site in a good mix of tenures and size of
homes. All properties will have direct access to open space and apartments
access to balconies and a communal courtyard.
North West Bicester

2.8.46 Future development at this location will deliver affordable housing and high
quality new homes in area experiencing considerable demand for housing
development.
Transport and accessibility
2.8.47 A key objective of eco-towns is to achieve a significant reduction in need to
use private cars.
Weston Otmoor
2.8.48 The proposal seeks to realise this objective by ensuring the implementation
of the East-West Rail link between Oxford and Milton Keynes. A new
railway station is proposed with services to Oxford, Bicester, Milton Keynes
and London. It is also proposed to deliver an ‘on-site’ tram service which
will be ‘fast, free and frequent’ and will extend to a new North Oxford Halt,
Oxford and Bicester. No dwelling or workplace will be more than 300m
from a tram stop and most will be within 100m.
2.8.49 The developers are also proposing a rail-based Park and Ride for journeys
into Oxford and other destinations. The intention is to limit the further
growth of traffic on the A34. The use of the Park and Ride will be
facilitated by the rebuilding of Junction 9 on the M40.
2.8.50 Walking and cycling will be encouraged by providing a network of
dedicated routes. Car use will also be discouraged through management
40

Weston Otmoor Final Bid Presentation, Non-Technical Summary, Parkridge, August 2008
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measures including holding traffic lights at red for vehicles leaving Weston
Otmoor particularly at peak times and applying a variable toll for cars
entering or leaving the eco-town.
Shipton
2.8.51 A new railway station is proposed on the Southampton/ Birmingham line
which runs adjacent to the site. This will provide opportunities for travel by
train, not only into Oxford but to other destinations both local and further
afield. The implementation of a rail branch into the site will facilitate a
railway station which would then create the opportunity to provide a fast,
high quality, high occupancy, public transport link to the City centre. A
half hourly shuttle service is proposed to serve the site, a journey time of 9
minutes into Oxford. The rail proposals have been discussed with Network
Rail, pathing studies undertaken and “possession” booked for the works.
2.8.52 Park and ride is proposed leaving at 10 minute intervals to Oxford city
centre.
2.8.53 The existing ‘premium’ bus network will be extended to serve this site and
bus lanes, bus gate features and real time electronic information boards
will be incorporated. It is envisaged that the bus journey time will 2025 minutes to Oxford. An area wide travel plan will be implemented for
the scheme, with local targets, setting out how it intends to achieve and
maintain a significantly higher proportion of journey’s on foot, by cycle and
by public transport than comparably sized developments. The developers
propose to provide new rail and bus links from day one to encourage
sustainable behaviour from the outset.
2.8.54 In terms of road traffic, DfT has commented that both the A4260 and
A44 have congestion problems whilst the A4260 through Kidlington is
unsuitable for through traffic.
North West Bicester
2.8.55 Transport proposals have not been developed but the area is served by
existing bus routes and the site is crossed by a railway line.
Employment and economy
Weston Otmoor
2.8.56 The proposal is to provide sufficient jobs within the eco-town for 12,000
people. The developers point out that this ambitious target will contribute
to reducing the need to commute to work. They believe that the strategic
location of Weston Otmoor, within the Oxford-Cambridge arc, and its
transport links will attract employers and enable significant job provision.
However, providing such a significant level of employment at Weston
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Otmoor may prejudice current plans for employment growth in Bicester by
diverting investment.
Shipton
2.8.57

The developers are proposing to create 2,500 new jobs and construct
40,000 sq m of employment space. A key feature of this proposal is
the development of a ‘Business Forest’. This is intended to attract not
only medium to large businesses but also to encourage small scale
entrepreneurial development. It aims to support, guide and stimulate the
potential that exists within the local community.
North West Bicester

2.8.58 No detailed proposals have been prepared.
Spatial issues
2.8.59 The Central Oxfordshire sub-region is identified as a regional hub and
an area for growth and regeneration. The Oxford-Cambridge Arc is an
identified growth area for high tech industries and economic development,
contributing significantly to the UK economy. The RES recognises that
there is scope for further enhancement of the knowledge based economy
in Central Oxfordshire. However, the development of an eco-town is not
currently recognised within the local or regional planning framework.
2.8.60 In principal SEEDA recognises that an eco-town in Cherwell could provide a
mixed community which can deliver high quality employment development
alongside housing and thus help to deliver the RES aims for the Diamond
and Inner South East41.
2.8.61 The existing local infrastructure for all locations is poor and sufficient only
to serve the existing small villages but not considerable redevelopment.
The A34 and M40 are identified as being heavily congested and strong
concerns have been raised by the Highways Agency and County Council as
the Transport Authority.

2.9

How can we mitigate/enhance effects?
Weston Otmoor

2.9.1

The key strengths of the location from a sustainability viewpoint are:
• The provision of affordable and commercial housing in an area of
extreme housing pressure
• The proximity to the Oxford-Milton Keynes railway.

41

SEEDA Eco Town response 30th June 2008
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2.9.2

The key weaknesses of the location from a sustainability viewpoint are:
• Almost entirely green field
• 30 per cent of the site falls within the Oxford Green Belt
• High grade and versatile agricultural land (grade 2)
• The site incorporates Ancient Woodland, and parts of two SSSIs.
A further SSSI (Otmoor) could be affected
• The area is identified as an area of ‘serious’ water stress
• It is close to Bicester and has the potential to prejudice current
development plans for the town
• It is close to a congested road junction on the M40 and A34 which may
both encourage commuting and exacerbate congestion.

2.9.3

The key strengths of the development from a sustainability viewpoint
would be, subject to verification of their feasibility and further
development:
• Its relatively large size and significant employment provision which may
facilitate self-sufficiency, containment and sustainability
• The internal transport and movement proposals
• The contribution to the reopening of the Oxford-Milton Keynes railway
and to highway improvements at Junction 9 on the M40
• The provision of Green Infrastructure in a manner which seeks to
safeguard the Green Belt and the areas of nature conservation interest

2.9.4

Issues which require further consideration and elaboration are:
• The traffic impacts on the strategic road network
• Network issues with the railway proposals
• Employment and economy impacts on the development of Bicester
• More developed proposals for energy conservation and renewable
energy generation
• A further developed water cycle strategy that addresses the hydrological
impacts on the three SSSIs
• An access management strategy to protect the SSSIs
• A further developed strategy for waste minimisation, recycling and
waste management
• A study of the impacts on the wider community particularly Weston on
the Green and Bicester.
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Shipton
2.9.5

The key strengths of the location from a sustainability viewpoint are:
• The provision of affordable and commercial housing in an area of
extreme housing pressure
• The proximity to the Southampton-Birmingham railway
• Regeneration of a disused quarry, defined as previously developed land.

2.9.6

The key weaknesses of the location from a sustainability viewpoint are:
• The proposed location contains a geological SSSI, although 98 per cent
is described as unfavourable, declining condition and measures have
been agreed to enhance the SSSI through further rock exposures.
• The ecological importance of County Wildlife Site (although
development affecting the site has already been agreed)
• A significant proportion of the site falls within the Oxford Green Belt but
the acceptability of development in the quarry, within the Green Belt,
has been accepted.
• The area is identified as an area of ‘serious’ water stress.
• It is close to Bicester and has the potential to prejudice current
development plans for the town.

2.9.7

The key strengths of the development from a sustainability viewpoint would
be, subject to verification of their feasibility and further development:
• The new rail station
• The provision of Green Infrastructure in a manner which seeks to
safeguard the Green Belt and the areas of nature conservation interest.

2.9.8

Issues which require further consideration and elaboration are:
• The traffic impacts on the strategic road network
• Employment and economy impacts on the development of Bicester
• More developed proposals for energy conservation and renewable
energy generation
• A water cycle strategy
• An innovative strategy for waste minimisation, recycling and waste
management
• Detailed Landscape Assessment
• Ecology surveys.
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North West Bicester
2.9.9

The key strength of the location from a sustainability viewpoint are:
• The location is not constrained by environmental designations or high
quality agricultural land.

2.9.10 The key measures of the location from a sustainability viewpoint:
• The fact that the site is adjacent to Bicester will mean that it is less
separate and distinct that if it were more removed. This may lessen
infrastructure innovation (easier to use existing systems), lessen
behavioural change (Bicester is on the doorstep) and make the creation
of a distinct community more difficult.
2.9.11 The development has not yet been detailed to the extent at which a
reasonable assessment may be made of its strengths.

2.10

Summary

2.10.1 The sustainability of the Weston location is further assessed in table 3
below. The table uses a series of 23 indicators, derived from the appraisal
criteria, to provide an objective summary of the strengths and weaknesses
of the location from a sustainability viewpoint. These have then been
assessed as positive (green), negative (red), neutral (orange) or not known
or not material (blank). On this basis, Weston Otmoor has been assessed as:
C – Location only likely to be suitable for an eco-town with
substantial and exceptional innovation.
Table 3: Sustainability of Weston Otmoor as an eco-town location
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SA Issue

Site Specific Issues

Indicators

Comment

Biodiversity
and green
infrastructure

Conserve and enhance
biodiversity
Protect and enhance
priority habitats and
species
Increase and enhance
green infrastructure

SSSIs within or
adjacent to the site

Yes – Wendlebury
Meads and Mansmoor
Closes SSSI is located
approximately 1km east
of the site location
Western Fens SSSI is
just northwest of the
site location

Presence of priority
habitats/species

Yes – the nationally
protected Brown
and Black hairstreak
butterflies are found
on the SSSI and in the
surrounding area
Also locally protected
species identified by
TVERC42

TVREC – Thames Valley Enivronmental Record Centre
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Table 3: Sustainability of Weston Otmoor as an eco-town location
(continued)
SA Issue

Site Specific Issues

Indicators

Comment

Climate change
adaptation and
flood risk

Avoid development in
areas of high flood risk
Avoid exacerbating
flooding in the vicinity
of the site

Area of flood risk 3
within site

Yes – small part of the
site is within FZ3, the
majority of the site is
FZ1

Area of flood risk 3
adjacent to the site

Yes

Climate change
mitigation

Maximise use of
renewable energy

Potential of the site for
renewable energy

Not known

Landscape
and historic
environment

Protect and enhance the
landscape
Protect and enhance
heritage assets and their
settings

Designated landscapes
across or adjacent to
the site

No

Listed buildings/ancient
monuments within or
adjacent to the site

No, but the adjacent
village of Weston on
the Green is designated
a Conservation Area
and contains 32 listed
buildings
To the SE is Otley
Grange SAM

Water resources
and water quality

Minimise impacts on
water resources and
water quality

Water supply status

Aquifer fully committed

STW capacity

New STW required

Community
infrastructure/
wellbeing

Utilise existing
infrastructure within its
capacity
Complement broader
planning policies/
objectives

Will contribute to
retaining character of
higher order centre

Yes – Oxford

Will facilitate
regeneration

No – may prejudice
development of
Bicester

Within or adjacent
to Air Quality
management Area
(AQMA)

2 NO2 AQMAs
including a number
of roads in Oxford
City centre and the
area encompassing
the Green Road
Roundabout at
Headington

Demand for housing

Yes – the whole of
Oxfordshire is an area
of extreme housing
pressure

Demand for affordable
housing

Yes – delivery of
affordable housing is a
big issue for the local
authority

Decent and
affordable homes

Meet housing need
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Table 3: Sustainability of Weston Otmoor as an eco-town location
(continued)
SA Issue

Site Specific Issues

Indicators

Comment

Transport and
accessibility

Provide easy access to a
higher order centre
Provide easy access to a
railway station
Discourage long
distance commuting
Proximity to area of
poor air quality

Proximity to higher
order centre (distance)

Oxford c.11km
(7 miles)
Bicester c.5km
(3 miles)

Proximity to railway
station (distance)

Bicester c.5km
(3 miles)
A new railway station
is proposed as part of
the proposal, providing
connection to Oxford,
Bicester, London and
Milton Keynes

Proximity to existing
sources of employment
(scale/distance)

Oxford c.11km
(7 miles)
Significant employment
is proposed for Bicester
through the emerging
regional and local
planning guidance

Proximity to motorway/
strategic road network
(distance)

Adjacent to the M40
and bisected by the
A34
The proposal puts
forward rebuilding J9
of the M40, car access
to the site will be
strictly controlled
J9 currently suffers
from severe capacity
issues

Area of previously
developed land within
the site

Limited

Area of grade 1/2
agricultural land within
the site

No – Grade 3

Area of contaminated
land

No significant areas of
contamination within
the site or district
Some old landfill sites
fall within the location
boundary

Part or all of site within
Green Belt

Yes, approximately
30 per cent

Within growth area

No

Spatial issues

Use brownfield land
wherever possible
Reduce the loss of and
damage to the most
versatile agricultural
land
Reduce the quantity of
contaminated land

Key:
Positive
44

Not known

Potential Negative

Negative
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2.10.2 The sustainability of Shipton as a potential eco-town location is further
assessed in table 4. The table uses a series of 23 indicators, derived from
the appraisal criteria, to provide an objective summary of the strengths and
weaknesses of the location from a sustainability viewpoint. These have then
been assessed as positive (green), negative (red), neutral (orange) or not
known or not material (blank). On this basis, Shipton has been assessed as:
B – L ocation might be suitable for an eco-town subject to meeting
specific planning and design objectives.
Table 4: Sustainability of Shipton as an eco-town location
SA Issue

Site Specific Issues

Indicators

Comment

Biodiversity
and green
infrastructure

Conserve and enhance
biodiversity
Protect and enhance
priority habitats and
species
Increase and enhance
green infrastructure

SSSIs within or
adjacent to the site

Yes, but a geological
SSSI based on rock
exposures

Presence of priority
habitats/species

No, but habitat of local
importance

Climate change
adaptation and
flood risk

Avoid development in
areas of high flood risk
Avoid exacerbating
flooding in the vicinity
of the site

Area of flood risk 3
within site

No

Area of flood risk 3
adjacent to the site

No

Climate change
mitigation

Maximise use of
renewable energy

Potential of the site for
renewable energy

Not known

Landscape
and historic
environment

Protect and enhance the
landscape
Protect and enhance
heritage assets and their
settings

Designated landscapes
across or adjacent to
the site

Yes – adjacent to the
Cherwell Valley Area of
Landscape Importance

Listed buildings/ancient
monuments within or
adjacent to the site

No, but Conservation
Areas within local
villages

Minimise impacts on
water resources and
water quality

Water supply status

Aquifer fully committed

STW capacity

New STW required

Water resources
and water quality
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Table 4: Sustainability of Shipton as an eco-town location (continued)
SA Issue

Site Specific Issues

Indicators

Comment

Community
infrastructure/
wellbeing

Utilise existing
infrastructure within its
capacity
Complement broader
planning policies/
objectives

Will contribute to
retaining character of
higher order centre

Yes – Oxford

Will facilitate
regeneration

Yes – the site

Within or adjacent
to Air Quality
management Area
(AQMA)

2 NO2 AQMAs
including a number
of roads in Oxford
City centre and the
area encompassing
the Green Road
Roundabout at
Headington

Demand for housing

Yes – the whole of
Oxfordshire is an area
of extreme housing
pressure

Demand for affordable
housing

Yes – delivery of
affordable housing is a
big issue for the local
authority

Proximity to higher
order centre (distance)

Oxford c.10km
(6 miles)
Witney c.16km
(10 miles)

Proximity to railway
station (distance)

A new railway station
is proposed providing
connection to
Oxford, Banbury and
Birmingham

Proximity to existing
sources of employment
(scale/distance)

Oxford c.13km
(8 miles)
Banbury c.25km
(15.5 miles)

Proximity to motorway/
strategic road network
(distance)

A34 c.8km (5 miles)
M40 c.16km (10 miles)

Decent and
affordable homes

Transport and
accessibility
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Meet housing need

Provide easy access to a
higher order centre
Provide easy access to a
railway station
Discourage long
distance commuting
Proximity to area of
poor air quality
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Table 4: Sustainability of Shipton as an eco-town location (continued)
SA Issue

Site Specific Issues

Indicators

Comment

Spatial issues

Use brownfield land
wherever possible
Reduce the loss of and
damage to the most
versatile agricultural
land
Reduce the quantity of
contaminated land

Area of previously
developed land within
the site

Major part of site is
brownfield and derelict

Area of grade 1/2
agricultural land within
the site

No

Area of contaminated
land

Yes, but small

Part or all of site within
Green Belt

Yes

Within growth area

No

Key:
Positive

Not known

Potential Negative

Negative

2.10.3 Table 5 uses a series of 23 indicators, derived from the appraisal criteria,
to provide an objective summary of the strengths and weaknesses of the
location from a sustainability viewpoint. These have then been assessed
as positive (green), negative (red), neutral (orange) or not known or not
material (blank). On this basis, North West Bicester has been assessed as:
B – L ocation might be suitable for an eco-town subject to meeting
specific planning and design objectives.
Table 5: Sustainability of North West Bicester as an eco-town location
SA Issue

Site Specific Issues

Indicators

Comment

Biodiversity
and green
infrastructure

Conserve and enhance
biodiversity
Protect and enhance
priority habitats and
species
Increase and enhance
green infrastructure

SSSIs within or
adjacent to the site

No

Presence of priority
habitats/species

Not known

Climate change
adaptation and
flood risk

Avoid development in
areas of high flood risk
Avoid exacerbating
flooding in the vicinity
of the site

Area of flood risk 3
within site

No – the majority of
the site is FZ1

Area of flood risk 3
adjacent to the site

No

Climate change
mitigation

Maximise use of
renewable energy

Potential of the site for
renewable energy

Not known
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Table 5: Sustainability of North West Bicester as an eco-town location
SA Issue

Site Specific Issues

Indicators

Comment

Landscape
and historic
environment

Protect and enhance the
landscape
Protect and enhance
heritage assets and their
settings

Designated landscapes
across or adjacent to
the site

No

Listed buildings/ancient
monuments within or
adjacent to the site

No

Water resources
and water quality

Minimise impacts on
water resources and
water quality

Water supply status

Aquifer fully committed

STW capacity

Not known

Community
infrastructure/
wellbeing

Utilise existing
infrastructure within its
capacity
Complement broader
planning policies/
objectives

Will contribute to
retaining character of
higher order centre

Yes – Oxford

Will facilitate
regeneration

Yes – Bicester

Within or adjacent
to Air Quality
management Area
(AQMA)

2 NO2 AQMAs
including a number
of roads in Oxford
City centre and the
area encompassing
the Green Road
Roundabout at
Headington

Demand for housing

Yes – the whole of
Oxfordshire is an area
of extreme housing
pressure

Demand for affordable
housing

Yes – affordable
housing is a significant
issue for the authority
and the South East

Proximity to higher
order centre (distance)

Oxford c.17km
(10.5 miles)
Adjacent to Bicester

Proximity to railway
station (distance)

Bicester c.2km
(1.2 miles)

Proximity to existing
sources of employment
(scale/distance)

Significant employment
is proposed for Bicester
through the emerging
regional and local
planning guidance
Oxford c.17km
(10.5 miles)

Proximity to motorway/
strategic road network
(distance)

M40 c.6km (4 miles)

Decent and
affordable homes

Transport and
accessibility
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Meet housing need

Provide easy access to a
higher order centre
Provide easy access to a
railway station
Discourage long
distance commuting
Proximity to area of
poor air quality
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Table 5: Sustainability of North West Bicester as an eco-town location
SA Issue

Site Specific Issues

Indicators

Comment

Spatial issues

Use brownfield land
wherever possible
Reduce the loss of and
damage to the most
versatile agricultural
land
Reduce the quantity of
contaminated land

Area of previously
developed land within
the site

Not known

Area of grade 1/2
agricultural land within
the site

None

Area of contaminated
land

Not known

Part or all of site within
Green Belt

No

Within growth area

No

Key:
Positive

Not known

Potential Negative

Negative

2.10.4 The table below compares the Weston Otmoor development with the draft
standards for eco-towns set out in the Progress Report published in July
2008 (which were available to the proponents prior to their final submission
at the end of August).
Table 6: Weston Otmoor and eco-town criteria
Progress Report
Draft
eco-towns
Criteria

Indicators

Performance of Weston Otmoor
Development

Master planning
and Sustainability
Action Plans

All eco-towns proposals must be
accompanied by a detailed masterplan and a sustainability action plan
that will show how the overall target
to reduce CO2 emissions by 80 per
cent and any other targets such as
those on transport and jobs will be
achieved and sustained.

The Final Submission includes a
Sustainability Action Plan with a
strategy for going “beyond zero
carbon.” This is ambitious although
some of the proposals remain
aspirational. However, clear targets
have been set and significant work
has been undertaken into methods
to realise the targets.

Core services that underpin the
delivery of CO2 targets such as public
transport infrastructure and services
must be delivered and be operational
when the first residents move in.
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Table 6: Weston Otmoor and eco-town criteria (continued)
Progress Report
Draft
eco-towns
Criteria

Indicators

Performance of Weston Otmoor
Development

Governance

Proposals must be accompanied by
long term governance proposals for
the development to ensure that:

The masterplan proposal states
that mechanisms will be put into
place to ensure monitoring and
continued community engagement.
There is an articulated proposal for
a Weston Otmoor Trust which will
receive an initial endowment, and
will own, manage and maintain key
community facilities.

• there is engagement and
consultation with existing
neighbouring communities;
• targets are met and maintained;
• future development continues to
meet the minimum criteria;
• there is continued community
involvement and engagement;
• community assets are maintained.
Zero Carbon

Proposals must demonstrate that
over a year the net carbon dioxide
emissions from all energy use within
the buildings on the development
are zero or below (excludes
embodied carbon and emissions
from transport)

A commitment has been made to
achieve this and proposals have been
and are being developed.

Transport

Proposals must demonstrate
that they will achieve significant
reduction in the need to use private
cars and that modal share should
reflect the very best European
examples where over 50 per cent of
trips are by other modes.

It is planned to achieve a significant
reduction in the use of private cars
by providing fast, free and efficient
public transport in the form of trams
and trains.

All homes should be within a 10/15
minutes walk of core services (such
as schools, local shops, health
services and sports facilities) and of
a frequent and high quality public
transport service linking business
and residential areas and the wider
transport network.

50

The proposal will provide core
services which will be within the
required walking distances.
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Table 6: Weston Otmoor and eco-town criteria (continued)
Progress Report
Draft
eco-towns
Criteria

Indicators

Performance of Weston Otmoor
Development

Homes

As well as being zero carbon, homes
in eco town proposals:

It is likely that this development can
meet these criteria.

• must all achieve Building for Life
Silver Standard and Level 4 of the
Code for Sustainable Homes at a
minimum (unless higher standard
set elsewhere)

The developers are committed
to achieving the governments
‘eco’ requirements for the whole
development.

• must all meet lifetime homes
standards and English Partnerships
space standards
• must all have real time energy
monitoring and high speed
broadband access with real time
public transport information

Employment

• at least 30 per cent must be
affordable (which includes social
rented and intermediate housing)

At least 30 per cent of the
development is proposed for
affordable housing at this stage.

It is important to ensure that eco
towns are genuine mixed use
communities and that unsustainable
commuter trips are kept to a
minimum. Therefore proposals
must ensure that there is significant
provision for the creation of
employment opportunities within the
town. In addition proposals must be
accompanied by an economic strategy
that demonstrates how targets for
access to jobs will be achieved. As a
minimum this should be:

It is planned to provide 12,000 new
jobs on-site.

• the provision of one job or
employment opportunity per new
dwelling that is easily accessible by
foot, cycling or public transport.
Service Provision

Proposals must include a good level
of provision of services within the
eco town that is proportionate to the
size of the development. This must
include facilities for retail, leisure,
health, education, arts and culture,
sport, play etc. [The provision of
services within the eco-town should
enable those who choose to live as
part of a community with a degree
of self-containment to do so.]

The proposals are likely to meet this
criterion.
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Table 6: Weston Otmoor and eco-town criteria (continued)
Progress Report
Draft
eco-towns
Criteria

Indicators

Performance of Weston Otmoor
Development

Water efficiency
and drainage

Eco-town proposals should aspire
to achieve water neutrality for the
wider area around them and in
particular they must:

The long term aim for Weston
Otmoor is to achieve water
neutrality. Current proposals
include seeking to reduce per capita
water consumption through water
efficient devices and using treated
wastewater for non-potable uses.

• achieve level 6 of the water
element of the Code for
Sustainable Homes;
• have Sustainable Drainage
Systems (SUDS)
Green
Infrastructure and
Biodiversity

40 per cent of the town’s total
area must be allocated to green
infrastructure of which at least 20
per cent must be public and consist
of a network of well managed, high
quality green/open spaces which is
linked to the wider countryside.

At least 40 per cent of the total
area has been allocated for green
infrastructure.

Waste

Eco-town proposals must set out
how they will surpass the 2007
National Waste Strategy targets for
2020 and in particular:

It is likely that this development can
meet these criteria.

all homes must achieve the
maximum 4 points in the Code for
Sustainable homes for storage of
non-recyclable waste and recyclable
household waste.
all non-residential buildings
to achieve BREEAM/CEEQUAL
standards
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2.10.5 Table 7 below compares the Shipton Development with the draft standards
for eco towns set out in the Progress Report published in July 2008.
Table 7: Shipton and eco-town criteria
Progress Report
Draft
Eco-Towns
Criteria

Indicators

Performance of the Shipton
Development

Master planning
and Sustainability
Action Plans

All eco-towns proposals must be
accompanied by a detailed masterplan and a sustainability action plan
that will show how the overall target
to reduce CO2 emissions by 80 per
cent and any other targets such as
those on transport and jobs will be
achieved and sustained.

A detailed Sustainability Action Plan
has not yet been produced.

Core services that underpin the
delivery of CO2 targets such as public
transport infrastructure and services
must be delivered and be operational
when the first residents move in.
Governance

Proposals must be accompanied by
long term governance proposals for
the development to ensure that:
• there is engagement and
consultation with existing
neighbouring communities;

The masterplan proposal states that
mechanisms will be put into place
to ensure monitoring and continued
community engagement.

• targets are met and maintained;
• future development continues to
meet the minimum criteria;
• there is continued community
involvement and engagement;
• community assets are maintained.
Zero Carbon

Proposals must demonstrate that
over a year the net carbon dioxide
emissions from all energy use within
the buildings on the development
are zero or below (excludes
embodied carbon and emissions
from transport)

This proposal will achieve deliver
a zero carbon development in
accordance with the Government’s
targets. Details of how this will be
achieved are within the proposal bid
and will be developed further.
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Table 7: Shipton and eco-town criteria (continued)
Progress Report
Draft
Eco-Towns
Criteria

Indicators

Performance of the Shipton
Development

Transport

Proposals must demonstrate
that they will achieve significant
reduction in the need to use private
cars and that modal share should
reflect the very best European
examples where over 50 per cent of
trips are by other modes.

The proposal will provide core
services which will be within the
required walking distances.

All homes should be within a 10/15
minutes walk of core services (such
as schools, local shops, health
services and sports facilities) and of
a frequent and high quality public
transport service linking business
and residential areas and the wider
transport network.
Homes

As well as being zero carbon, homes
in eco town proposals:
• must all achieve Building for Life
Silver Standard and Level 4 of the
Code for Sustainable Homes at a
minimum (unless higher standard
set elsewhere)
• must all meet lifetime homes
standards and English Partnerships
space standards
• must all have real time energy
monitoring and high speed
broadband access with real time
public transport information
• at least 30 per cent must be
affordable (which includes social
rented and intermediate housing)
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It is planned to achieve significant
reduction in the use of private cars.
Links to existing public transport
networks are to be created and a
new railway station is proposed onsite.

As/if the detail design progresses
further detail of the achievement of
CSH levels and other standards will
be realised.
All residential units will be lifetime
homes.
The development will meet the
building for life – lifetime homes
gold criteria.
At least 30 per cent of the
development is proposed for
affordable housing at this stage.
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Table 7: Shipton and eco-town criteria (continued)
Progress Report
Draft
Eco-Towns
Criteria
Employment

Indicators

It is important to ensure that eco
towns are genuine mixed use
communities and that unsustainable
commuter trips are kept to a
minimum. Therefore proposals
must ensure that there is significant
provision for the creation of
employment opportunities within the
town. In addition proposals must be
accompanied by an economic strategy
that demonstrates how targets for
access to jobs will be achieved. As a
minimum this should be:

Performance of the Shipton
Development

The proposal puts forward the
creation of 2,500 new jobs in
accessible locations. A total of
40,000 sq m of commercial floor
space will be delivered. This currently
does not meet the minimum
standard.

• the provision of one job or
employment opportunity per new
dwelling that is easily accessible by
foot, cycling or public transport.
Service Provision

Proposals must include a good level
of provision of services within the
eco town that is proportionate to the
size of the development. This must
include facilities for retail, leisure,
health, education, arts and culture,
sport, play etc. [The provision of
services within the eco-town should
enable those who choose to live as
part of a community with a degree
of self-containment to do so.]

The proposal includes a wide range
of services.

Water efficiency
and drainage

Eco-town proposals should aspire
to achieve water neutrality for the
wider area around them and in
particular they must:

The proposal includes an exemplar,
totally self sufficient arrangement by
the use of the local aquifer taking
the principles of water recycling to a
higher level than the requirements of
CHS6 star.

• achieve level 6 of the water
element of the Code for
Sustainable Homes;

Green
Infrastructure and
Biodiversity

• have Sustainable Drainage
Systems (SUDS)

Full water reduction and recycling
measures are to be incorporated into
the design of buildings to maximise
the use of the delivered water.

40 per cent of the town’s total
area must be allocated to green
infrastructure of which at least 20
per cent must be public and consist
of a network of well managed, high
quality green/open spaces which is
linked to the wider countryside.

It is unknown if 40 per cent will be
allocated for green infrastructure,
however a considerable proportion is
illustrated on plans and a landscape
framework has been developed.
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Table 7: Shipton and eco-town criteria (continued)
Progress Report
Draft
Eco-Towns
Criteria

Indicators

Performance of the Shipton
Development

Waste

Eco-town proposals must set out
how they will surpass the 2007
National Waste Strategy targets for
2020 and in particular:

Little detail is available regarding
waste.

• all homes must achieve the
maximum 4 points in the Code
for Sustainable homes for storage
of non-recyclable waste and
recyclable household waste.
• all non-residential buildings
to achieve BREEAM/CEEQUAL
standards

2.11

How should we monitor sustainability impacts?

2.11.1 The sustainability impacts of eco-towns could be monitored partly through
regional and local monitoring frameworks. Both the Regional Planning Body
and Local Planning Authorities are required to monitor the implementation
of their spatial policies – as set out in RSSs and LDFs – and report their
findings in an annual monitoring report (AMR). Both RPBs and LPAs could
therefore include indicators for monitoring the sustainability performance
of eco-towns in their region/district or borough within their AMRs. In light
of the appraisal, we consider that indicators should include a particular
focus on transport and employment – two of the most challenging issues
associated with eco-towns and two of the most important determinants
of their overall sustainability. Indicators could include, for example, the
proportion of the resident eco-town population who travel to work by
public transport, walking and cycling and the number of eco-town residents
employed within the town itself.
2.11.2 However, it will also be important that the wider ‘lessons learned’ in
the planning, development and occupancy of eco-towns are effectively
captured and disseminated. This will require gathering a wider range of
information including on issues such as funding and partnership working
and essentially telling the story of how the town was developed, the
obstacles encountered and how these were negotiated. Inspiration could
be taken from the Lessons from Cambourne43, an evaluation of a new
settlement 10 miles west of Cambridge and the insights this provides.
Further SA
2.11.3 The SA has been undertaken at a strategic level and is therefore necessarily
43

56

Platt, S. (2007). Lessons from Cambourne [online] available at: http://www.inspire-east.org.uk/FileAccess.
aspx?id=744 (accessed 15 August 2008

Weston Otmoor and Cherwell

broad in its assessment, conclusions and recommendations. It constitutes
the first of a series of successive assessments that will be undertaken
for each of the eco-towns that are taken forward. As each tier of the
planning system is negotiated and the eco-town proposals are further
developed, a new and more detailed assessment will be required. For
example, where the eco-town is included in a LDF, the proposal will be
subject to SA and reappraised in the light of more detailed information that
may be available and further mitigation measures may also be suggested.
Planning applications for eco-towns will also need to include a detailed
Environmental Impact Assessment (EIA) which will, in turn, also suggest
detailed mitigation measures.
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3

Habitats Regulations Assessment

3.1

Introduction – Weston

3.1.1

This section sets out the Appropriate Assessment component of the
Habitats Regulations Assessment (HRA) of the shortlisted eco-town location
and associated development proposal at Weston Otmoor. Part I should
be referred to for details of the assumptions and principles underlying this
assessment.

3.1.2

European sites were scoped into each Appropriate Assessment using the
distance criteria set out in the Introduction to the Draft PPS or (particularly
when considering water resource and quality issues) as a result of the
identification of a pathway linking the eco-town with a European site.

3.1.3

The European sites that have been scoped into consideration for this
eco-town are:’
• Oxford Meadows SAC, approximately 10km to the southwest; and
• Cothill Fen SAC, approximately 20km to the southwest.

3.2

Appropriate Assessment
Urbanisation

3.2.1

Given that the Weston Otmoor site lies 10km from the nearest European
site, it can be said that the settlement will not lead to adverse effects upon
European sites as a result of the general ‘urbanisation’ impacts (eg arson,
fly-tipping, car dumping etc) that can be suffered by those sites that lie very
close to substantial settlements.
Recreational pressure
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3.2.2

We have not been able at this stage to obtain accurate data on the
recreational catchment for Oxford Meadows SAC or Cothill Fen SAC, but
the most recent England Day Visits survey indicated that recreational users
would typically travel 17.2km to visit a ‘countryside’ site for the day, a
distance within which both sites lie in relation to the Weston Otmoor site.

3.2.3

Given this, it is entirely possible that the new settlement will contribute
cumulatively with the 2,090 dwellings per annum to be provided elsewhere
in Oxfordshire via the South East Plan (Proposed Changes) and other
initiatives to an overall increase in visitor pressure on these two European
sites and will make the management of recreational pressure that much
more challenging to deliver.

Weston Otmoor and Cherwell

Local air quality
3.2.4

As discussed in the Introduction to the SA/HRA of the Programme, this
section confines itself to consideration of local air quality effects on
European sites that lie within 200m of those local roads (defined for the
purposes of this assessment as being those within 2km of the eco-town)
that can reasonably be expected to experience a substantial increase in
regular vehicle movements as a result of the general movements of the
population. Since the nearest European site is 10 km distant both from the
eco-town it can be concluded that there will be no such issues associated
with Weston Otmoor. The cumulative contribution of the Eco-towns to
diffuse pollution and local deposition on European sites elsewhere in the
region/country are dealt with as a separate pan-regional issue within the
Introduction to the SA/HRA of the Programme.
Water resources

3.2.5

The Weston Otmoor site lies within the Cherwell CAMS area, with the
River Cherwell and River Ray being the nearest major surface watercourses.
The River Ray is a tributary of the Cherwell, while the Cherwell drains to
the River Thames at New Hinksey, approximately 4km downstream of
the Oxford Meadows SAC. It is not certain at this stage how the Weston
Otmoor Eco-Town would receive freshwater, but it is likely that any supply
strategy would involve increased abstraction from the River Thames as
this is the main source of raw water for the area. However, Thames Water
have commented in their draft 2008 Water Resource Management Plan
that without a new reservoir or transfer from outside the catchment
there are insufficient resource options available in Swindon and South &
North Oxfordshire (SWOX) to meet future demands. The principal solution
appears to be the construction of a new reservoir at Abingdon, known
as the Upper Thames Major Resource Development (UTMRD). Thames
Water would take water from the upper River Thames at periods of high
flow to top up the reservoir, and release it back into the river to supply
London, downstream. The abstraction point would be several kilometres
downstream of the Oxford Meadows SAC and therefore adverse effects on
this watercourse due to reduced water levels are unlikely.

3.2.6

The River Thames contains one European site – the Thames Estuary &
Marshes SPA & Ramsar site. This site lies well within the tidal section of the
Thames and, as such, changes in water levels as a result of tidal excursion
are likely to dwarf any impacts of altered freshwater inputs from the River
Cherwell, approximately 140km to the west.

3.2.7

Assuming that the water supply for Weston Otmoor would come from
the mechanisms identified above, no adverse effects on European sites are
expected at this stage as a result of increased abstraction.
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Water quality
3.2.8

The nearest Sewage Treatment Works (STW) to which the Weston Otmoor
development is most likely to be connected discharge to tributaries of the
River Cherwell (including the River Ray).

3.2.9

Although the Cherwell does therefore provide an indirect hydraulic
connection to the Thames Estuary, the dilution factors experienced by any
wastewater discharged to the Wey (and ultimately into the River Thames)
on its way to the Estuary will be substantial. Moreover, the Environment
Agency have commented on previous occasions44 that, while nutrient levels
within the Thames Estuary are high, this does not result in the smothering
macroalgal growth that is having an adverse effect upon other European
marine sites (such as The Solent), due to a combination of tidal energy and
erosion. As a result, it is considered that the Thames Estuary & Marshes SPA
is not vulnerable to adverse effects as a result of an increase in nutrients in
the Estuary.

3.2.10 Therefore, any increase in the volume of treated sewage effluent
discharged into the Thames Estuary as a result of the Weston Otmoor
Eco-Town is not predicted to have a significant effect upon the qualifying
features of the SPA.
Coastal squeeze
3.2.11 Not applicable, since the site is 140km from the nearest coastal European
site (Thames Estuary & Marshes SPA and Ramsar site).

3.3

Conclusion

3.3.1

It is not possible at this stage to say with confidence that the development
that may be delivered at Weston Otmoor under the Eco-Towns Policy
Statement will not lead to adverse effects on Oxford Meadows SAC or
Cothill Fen SAC (as a result of recreational pressure).

3.3.2

Additional measures are therefore required within the PPS to provide
sufficient direction (in terms of both scope and detail) to enable Ecotowns to deliver the detailed site-specific measures necessary to avoid or
mitigate an adverse effect. With these recommendations for mitigation
and avoidance measures it is essential to bear in mind that these are
recommendations for a policy in a PPS. As such they are constrained by
the fact that individual policies cannot be tailored to specific Eco-towns
but must be sufficiently general to cover all the Eco-towns and any future
developments that will seek to acquire the ‘Eco-town’ label.

44
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3.4

How can we mitigate effects?
Recreational pressure

3.4.1

It has not been possible (largely due to an absence of accurate data on
recreational catchments) to conclude with confidence that the Weston
Otmoor Eco-Town would not lead to adverse effects on Oxford Meadows
SAC and Cothill Fen SAC as a result of recreational pressure, when
considered in combination with all other developments promoted by
the Regional Spatial Strategies and other initiatives, without additional
measures being included within the Policy Statement. These measures are
given below.

3.4.2

There is a policy in the draft PPS that states:
“Forty per cent of the town’s total area should be allocated to green
space of which at least half should be public and consist of a network of
well managed, high quality green/open spaces which are linked to the
wider countryside. Planning applications should demonstrate a range of
types of green space, for example community forests, wetland areas and
town squares. The space should be multifunctional, eg provide for play,
recreation, wildlife, urban cooling and flood management.”

3.4.3

The scale of greenspace provision required (at least 40 per cent of the
total area) and the reference to habitats of potential biodiversity value (eg
community forests) could reduce the extent to which residents are likely to
visit European sites and thereby minimise any potential increase in visitor
pressure.

3.4.4

Due to the limitations of the assessment tools and data available at this
time (and in particular the inability to quantify the number of residents of
each Eco-town that will be making use of the European sites in question
and what proportion of the total cumulative load this represents), coupled
with the need for any standards within the Draft PPS to be generally
applicable, it is not possible to specify an exact quantity of alternative
natural greenspace that will need to be provided for individual Eco-towns
in order to absorb recreational visitors to such an extent that they will not
materially contribute towards recreational pressure on the European sites in
question.

3.4.5

While specific standards for the provision of open space have been
developed for the Thames Basin Heaths SPA (known as Suitable Accessible
Natural Greenspace or SANGs), it is acknowledged that they are not
necessarily universally applicable. However, Natural England’s more
general Accessible Natural Greenspace Standards (ANGSt) provide a set
of benchmarks for ensuring access to places of wildlife interest and were
specifically developed to provide size and distance criteria to provide natural
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spaces that will contribute most towards sustainable use of recreational
resources. While the criteria were not developed with the specific intention
of mitigating for adverse impacts on European sites, they were intended to
specify a level of semi-natural greenspace provision that would meet the
needs of a development’s population.
3.4.6

In many cases natural greenspace provision to the ANG Standard should
serve to minimise the need for recreational resources further afield (ie
European sites) to receive an unsustainably large influx of visitors provided
that they are delivered within a timescale linked to that of the development
and will fulfil a function similar to that of the European site in question
(ie dog walking and appreciation of nature rather than more formal
recreational activities). For these reasons, we have selected the Natural
England ANG standards as the criterion for semi-natural greenspace
provision that the Draft PPS should require Eco-towns to meet in order to
ensure that sufficient recreational space is provided to minimise adverse
effects on the identified European sites.

3.4.7

It is therefore recommended that the following additions to the recreation
Policy are incorporated in order for it to provide a more detailed
specification:
• As a minimum, new areas of natural (as opposed to more formal)
greenspace created as part of the 40 per cent area allocation indicated
above should be provided in alignment with the Natural England
Accessible Natural Greenspace Standard (ANGSt), which would require
the provision of a natural greenspace (as opposed to a more formal
park) of at least 2 hectares in size, no more than 300 metres from the
houses it is intended to serve, and new statutory Local Nature Reserves
at a minimum level of one hectare per thousand population. If, after the
project-level Appropriate Assessment for the eco-town, it is considered
that the ANGSt level of provision will be inadequate to reduce the
recreational pressure on a European site then a higher level of provision
should be made, in line with the conclusions of the project assessment;
• Where the Eco-town proponents intend to include existing areas of
publically accessible semi-natural greenspace within their allocation
in order to meet these standards, they would need to demonstrate
that sufficient capacity remained within these sites to absorb the new
population from the eco-town;
• The relevant greenspace would need to be provided in advance of
occupation of the Eco-Town and will need to serve a similar recreational
function to the European sites from which it is intended to draw
recreational users (eg dog-walking and appreciation of nature);
• It is acknowledged that there are some European sites which have an
intrinsic appeal that is sufficiently great that the provision of alternative
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greenspace is unlikely to result in a material reduction in recreational
pressure. In these cases the developer would need to liaise with
stakeholders in the European site to assist in the development and
long-term delivery of an appropriate Site Management Plan, particularly
addressing any changes in management that would be necessary to
respond to increased visitor numbers or to constrain or manage such an
increase. Precise details of measures to be implemented and the actual
scale of any contribution would need to be agreed with Natural England
and other stakeholders at the project-level Appropriate Assessment
but these may need to include car park closures, fencing and moving
of footpaths informed by data on visitor behaviour patterns on the
European site in question.

3.5

Introduction – Shipton

3.5.1

This section sets out the Appropriate Assessment component of the
Habitats Regulations Assessment (HRA) of the shortlisted eco-town location
and associated development proposal at Shipton. Part I should be referred
to for details of the assumptions and principles underlying this assessment.

3.5.2

European sites were scoped into each Appropriate Assessment using the
distance criteria set out in the Introduction to the Draft PPS or (particularly
when considering water resource and quality issues) as a result of the
identification of a pathway linking the eco-town with a European site.

3.5.3

In practice, the gaps in the data regarding most European sites means that
precise differences in distance cannot easily be detected by the assessment
tools currently available particularly with regard to recreational pressure. For
example, distinguishing between the scale of recreational impact resulting
from a development situated 5km away from a given Natura 2000 site and
one situated 7km away would require very detailed site-specific visitor data
for the Natura 2000 site which we have not been able to source. For this
reason and because Weston Otmoor, Shipton and North-West Bicester are a
considerable distance from the European sites scoped into this assessment,
it has proven difficult to discriminate between the recreational impacts of
the three locations on European sites such that the assessment of the three
alternative locations is very similar.

3.5.4

The European sites that have been scoped into consideration for this
eco-town are:
• Oxford Meadows SAC, approximately 7km to the south.
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3.6

Appropriate Assessment
Urbanisation

3.6.1

Given that the Shipton site lies 7km from the nearest European site, it can
be said that the settlement will not lead to adverse effects upon European
sites as a result of the general ‘urbanisation’ impacts (eg arson, fly-tipping,
car dumping etc) that can be suffered by those sites that lie very close to
substantial settlements.
Recreational pressure

3.6.2

We have not been able at this stage to obtain accurate data on the
recreational catchment for Oxford Meadows SAC, but the most recent
England Day Visits survey (refer to Introduction to the SA/HRA of the
Programme) indicated that recreational users would typically travel 17.2km
to visit a ‘countryside’ site for the day, a distance within which the Oxford
Meadows SAC lie in relation to the Shipton site.

3.6.3

Given this, it is entirely possible that the new settlement will contribute
cumulatively with the 2,090 dwellings per annum to be provided elsewhere
in Oxfordshire via the South East Plan (Proposed Changes) and other
initiatives to an overall increase in visitor pressure on this European site
and will make the management of recreational pressure that much more
challenging to deliver.
Local air quality

3.6.4

As discussed in the Introduction to the SA/HRA of the Programme, this
section confines itself to consideration of local air quality effects on
European sites that lie within 200m of those local roads (defined for the
purposes of this assessment as being those within 2km of the eco-town)
that can reasonably be expected to experience a substantial increase
in regular vehicle movements as a result of the general movements of
the population. Since the nearest European site is 7km distant both
from the eco-town it can be concluded that there will be no such issues
associated with Shipton. The cumulative contribution of the Eco-towns to
diffuse pollution and local deposition on European sites elsewhere in the
region/country are dealt with as a separate pan-regional issue within the
Introduction to the SA/HRA of the Programme.
Water resources

3.6.5
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The Shipton site lies within the Cherwell CAMS area, with the River
Cherwell being the nearest major surface watercourse. The Cherwell drains
to the River Thames at New Hinksey, approximately 4km downstream of
the Oxford Meadows SAC. It is not certain at this stage how the Shipton
Eco-Town would receive freshwater, but it is likely that any supply strategy
would involve increased abstraction from the River Thames as this is the
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main source of raw water for the area. However, Thames Water have
commented in their draft 2008 Water Resource Management Plan that
without a new reservoir or transfer from outside the catchment there
are insufficient resource options available in Swindon and South & North
Oxfordshire (SWOX) to meet future demands. The principal solution
appears to be the construction of a new reservoir at Abingdon, known
as the Upper Thames Major Resource Development (UTMRD). Thames
Water would take water from the upper River Thames at periods of high
flow to top up the reservoir, and release it back into the river to supply
London, downstream. The abstraction point would be several kilometres
downstream of the Oxford Meadows SAC and therefore adverse effects on
this watercourse due to reduced water levels are unlikely.
3.6.6

The River Thames contains one European site – the Thames Estuary &
Marshes SPA & Ramsar site. This site lies well within the tidal section of the
Thames and, as such, changes in water levels as a result of tidal excursion
are likely to dwarf any impacts of altered freshwater inputs from the River
Cherwell, approximately 140km to the west.

3.6.7

Assuming that the water supply for Shipton would come from the
mechanisms identified above, no adverse effects on European sites are
expected at this stage as a result of increased abstraction.
Water quality

3.6.8

The nearest Sewage Treatment Works (STW) to which the Shipton
development is most likely to discharge to tributaries of the River Cherwell.
Although the Cherwell does therefore provide an indirect hydraulic
connection to the Thames Estuary, the dilution factors experienced by any
wastewater discharged to the Wey (and ultimately into the River Thames)
on its way to the Estuary will be substantial. Moreover, the Environment
Agency have commented on previous occasions45 that, while nutrient levels
within the Thames Estuary are high, this does not result in the smothering
macroalgal growth that is having an adverse effect upon other European
marine sites (such as The Solent), due to a combination of tidal energy and
erosion. As a result, it is considered that the Thames Estuary & Marshes SPA
is not vulnerable to adverse effects as a result of an increase in nutrients in
the Estuary.

3.6.9

Therefore, any increase in the volume of treated sewage effluent
discharged into the Thames Estuary as a result of the Shipton Eco-Town is
not predicted to have a significant effect upon the qualifying features of
the SPA.

45

Dave Lowthion, Environment Agency Supra-Area Marine Team Leader, Southern Region, personal communication
65

Sustainability Appraisal and Habitats Regulations Assessment of the Eco-towns Programme

Coastal squeeze
3.6.10 Not applicable, since the site is 140km from the nearest coastal European
site (Thames Estuary & Marshes SPA & Ramsar site).

3.7

Conclusion

3.7.1

It is not possible at this stage to say with confidence that the development
that may be delivered at Shipton under the draft PPS will not lead to
adverse effects on Oxford Meadows SAC as a result of recreational
pressure.

3.7.2

Additional measures are therefore required within the PPS to provide
sufficient direction (in terms of both scope and detail) to enable Ecotowns to deliver the detailed site-specific measures necessary to avoid or
mitigate an adverse effect. With these recommendations for mitigation
and avoidance measures it is essential to bear in mind that these are
recommendations for a policy in a PPS. As such they are constrained by
the fact that individual policies cannot be tailored to specific Eco-towns
but must be sufficiently general to cover all the Eco-towns and any future
developments that will seek to acquire the ‘Eco-town’ label.

3.8

How can we mitigate effects?
Recreational pressure

3.8.1

It has not been possible (largely due to an absence of accurate data on
recreational catchments) to conclude with confidence that the Shipton
Eco-Town would not lead to adverse effects on Oxford Meadows SAC as
a result of recreational pressure, when considered in combination with all
other developments promoted by the Regional Spatial Strategies and other
initiatives, without additional measures being included within the Policy
Statement. These measures are given below.

3.8.2

There is a policy in the draft PPS that states:
“Forty per cent of the town’s total area should be allocated to green
space of which at least half should be public and consist of a network of
well managed, high quality green/open spaces which are linked to the
wider countryside. Planning applications should demonstrate a range of
types of green space, for example community forests, wetland areas and
town squares. The space should be multifunctional, eg provide for play,
recreation, wildlife, urban cooling and flood management.”

3.8.3
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The scale of greenspace provision required (40 per cent of the total
area) and the reference to habitats of potential biodiversity value (eg
community forests) could reduce the extent to which residents are likely to
visit European sites and thereby minimise any potential increase in visitor
pressure.
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3.8.4

Due to the limitations of the assessment tools and data available at this
time (and in particular the inability to quantify the number of residents of
each Eco-town that will be making use of the European sites in question
and what proportion of the total cumulative load this represents), coupled
with the need for any standards within the Draft PPS to be generally
applicable, it is not possible to specify an exact quantity of alternative
natural greenspace that will need to be provided for individual Eco-towns
in order to absorb recreational visitors to such an extent that they will not
materially contribute towards recreational pressure on the European sites in
question.

3.8.5

While specific standards for the provision of open space have been
developed for the Thames Basin Heaths SPA (known as Suitable Accessible
Natural Greenspace or SANGs), it is acknowledged that they are not
necessarily universally applicable. However, Natural England’s more
general Accessible Natural Greenspace Standards (ANGSt) provide a set
of benchmarks for ensuring access to places of wildlife interest and were
specifically developed to provide size and distance criteria to provide natural
spaces that will contribute most towards sustainable use of recreational
resources. While the criteria were not developed with the specific intention
of mitigating for adverse impacts on European sites, they were intended to
specify a level of semi-natural greenspace provision that would meet the
needs of a development’s population.

3.8.6

In many cases natural greenspace provision to the ANG Standard should
serve to minimise the need for recreational resources further afield (ie
European sites) to receive an unsustainably large influx of visitors provided
that they are delivered within a timescale linked to that of the development
and will fulfil a function similar to that of the European site in question
(ie dog walking and appreciation of nature rather than more formal
recreational activities). For these reasons, we have selected the Natural
England ANG standards as the criterion for semi-natural greenspace
provision that the Draft PPS should require Eco-towns to meet in order to
ensure that sufficient recreational space is provided to minimise adverse
effects on the identified European sites.

3.8.7

It is therefore recommended that the following additions to the recreation
Policy are incorporated in order for it to provide a more detailed
specification:
• As a minimum, new areas of natural (as opposed to more formal)
greenspace created as part of the 40 per cent area allocation indicated
above should be provided in alignment with the Natural England
Accessible Natural Greenspace Standard (ANGSt), which would require
the provision of a natural greenspace (as opposed to a more formal
park) of at least 2 hectares in size, no more than 300 metres from the
houses it is intended to serve, and new statutory Local Nature Reserves
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at a minimum level of one hectare per thousand population. If, after the
project-level Appropriate Assessment for the eco-town, it is considered
that the ANGSt level of provision will be inadequate to reduce the
recreational pressure on a European site then a higher level of provision
should be made, in line with the conclusions of the project assessment;
• Where the Eco-town proponents intend to include existing areas of
publically accessible semi-natural greenspace within their allocation
in order to meet these standards, they would need to demonstrate
that sufficient capacity remained within these sites to absorb the new
population from the eco-town;
• The relevant greenspace would need to be provided in advance of
occupation of the Eco-Town and will need to serve a similar recreational
function to the European sites from which it is intended to draw
recreational users (eg dog-walking and appreciation of nature);
• It is acknowledged that there are some European sites which have an
intrinsic appeal that is sufficiently great that the provision of alternative
greenspace is unlikely to result in a material reduction in recreational
pressure. In these cases the developer would need to liaise with
stakeholders in the European site to assist in the development and
long-term delivery of an appropriate Site Management Plan, particularly
addressing any changes in management that would be necessary to
respond to increased visitor numbers or to constrain or manage such an
increase. Precise details of measures to be implemented and the actual
scale of any contribution would need to be agreed with Natural England
and other stakeholders at the project-level Appropriate Assessment
but these may need to include car park closures, fencing and moving
of footpaths informed by data on visitor behaviour patterns on the
European site in question.
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3.9

Introduction – North West Bicester

3.9.1

This section sets out the Appropriate Assessment component of the
Habitats Regulations Assessment (HRA) of the shortlisted eco-town
location and associated development proposal at North-West Bicester.
Part I should be referred to for details of the assumptions and principles
underlying this assessment.

3.9.2

European sites were scoped into each Appropriate Assessment using the
distance criteria set out in the Introduction to the Draft PPS or (particularly
when considering water resource and quality issues) as a result of the
identification of a pathway linking the eco-town with a European site.

3.9.3

In practice, the gaps in the data regarding most European sites means that
precise differences in distance cannot easily be detected by the assessment
tools currently available particularly with regard to recreational pressure. For
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example, distinguishing between the scale of recreational impact resulting
from a development situated 5km away from a given Natura 2000 site and
one situated 7km away would require very detailed site-specific visitor data
for the Natura 2000 site which we have not been able to source. For this
reason and because both Weston Otmoor, Shipton and North-West Bicester
are a considerable distance from the European sites scoped into this
assessment, it has proven difficult to discriminate between the recreational
impacts of the two locations on European sites such that the assessment of
the two alternative locations is very similar.
3.9.4

The European sites that have been scoped into consideration for this
eco-town are:
• Oxford Meadows SAC, approximately 17km to the southwest.

3.10

Appropriate Assessment
Urbanisation

3.10.1 Given that the North-West Bicester site lies 17km from the nearest
European site, it can be said that the settlement will not lead to adverse
effects upon European sites as a result of the general ‘urbanisation’ impacts
(eg arson, fly-tipping, car dumping etc) that can be suffered by those sites
that lie very close to substantial settlements.
Recreational pressure
3.10.2 We have not been able at this stage to obtain accurate data on the
recreational catchment for Oxford Meadows SAC, but the most recent
England Day Visits survey (refer to Introduction to the SA/HRA of the
Programme) indicated that recreational users would typically travel 17.2km
to visit a ‘countryside’ site for the day, a distance within which the Oxford
Meadows SAC lie in relation to the North-West Bicester site.
3.10.3 Given this, it is entirely possible that the new settlement will contribute
cumulatively with the 2,090 dwellings per annum to be provided elsewhere
in Oxfordshire via the South East Plan (Proposed Changes) and other
initiatives to an overall increase in visitor pressure on this European site
and will make the management of recreational pressure that much more
challenging to deliver.
Local air quality
3.10.4 As discussed in the Introduction to the SA/HRA of the Programme, this
section confines itself to consideration of local air quality effects on
European sites that lie within 200m of those local roads (defined for the
purposes of this assessment as being those within 2km of the eco-town)
that can reasonably be expected to experience a substantial increase in
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regular vehicle movements as a result of the general movements of the
population. Since the nearest European site is 7km distant both from the
eco-town it can be concluded that there will be no such issues associated
with North-East Bicester. The cumulative contribution of the Eco-towns to
diffuse pollution and local deposition on European sites elsewhere in the
region/country are dealt with as a separate pan-regional issue within the
Introduction to the SA/HRA of the Programme.
Water resources
3.10.5 The North-West Bicester site lies within the Cherwell CAMS area, with the
River Cherwell being the nearest major surface watercourse. The Cherwell
drains to the River Thames at New Hinksey, approximately 4km downstream
of the Oxford Meadows SAC. It is not certain at this stage how the NorthWest Bicester Eco-Town would receive freshwater, but it is likely that any
supply strategy would involve increased abstraction from the River Thames
as this is the main source of raw water for the area. However, Thames
Water have commented in their draft 2008 Water Resource Management
Plan that without a new reservoir or transfer from outside the catchment
there are insufficient resource options available in Swindon and South &
North Oxfordshire (SWOX) to meet future demands. The principal solution
appears to be the construction of a new reservoir at Abingdon, known
as the Upper Thames Major Resource Development (UTMRD). Thames
Water would take water from the upper River Thames at periods of high
flow to top up the reservoir, and release it back into the river to supply
London, downstream. The abstraction point would be several kilometres
downstream of the Oxford Meadows SAC and therefore adverse effects on
this watercourse due to reduced water levels are unlikely.
3.10.6 The River Thames contains one European site – the Thames Estuary &
Marshes SPA & Ramsar site. This site lies well within the tidal section of the
Thames and, as such, changes in water levels as a result of tidal excursion
are likely to dwarf any impacts of altered freshwater inputs from the River
Cherwell, approximately 140km to the west.
3.10.7 Assuming that the water supply for North-West Bicester would come from
the mechanisms identified above, no adverse effects on European sites are
expected at this stage as a result of increased abstraction.
Water quality
3.10.8 The nearest Sewage Treatment Works (STW) to which the NorthWest Bicester development is most likely to discharge to tributaries of
the River Cherwell. Although the Cherwell does therefore provide an
indirect hydraulic connection to the Thames Estuary, the dilution factors
experienced by any wastewater discharged to the Wey (and ultimately into
the River Thames) on its way to the Estuary will be substantial. Moreover,
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the Environment Agency have commented on previous occasions46 that,
while nutrient levels within the Thames Estuary are high, this does not
result in the smothering macroalgal growth that is having an adverse
effect upon other European marine sites (such as The Solent), due to a
combination of tidal energy and erosion. As a result, it is considered that
the Thames Estuary & Marshes SPA is not vulnerable to adverse effects as a
result of an increase in nutrients in the Estuary.
3.10.9 Therefore, any increase in the volume of treated sewage effluent
discharged into the Thames Estuary as a result of the North-West Bicester
Eco-Town is not predicted to have a significant effect upon the qualifying
features of the SPA.
Coastal squeeze
3.10.10 Not applicable, since the site is 140km from the nearest coastal European
site (Thames Estuary & Marshes SPA & Ramsar site).

3.11

Conclusion

3.11.1 It is not possible at this stage to say with confidence that the development
that may be delivered at North-West Bicester under the draft PPS will not
lead to adverse effects on Oxford Meadows SAC as a result of recreational
pressure.
3.11.2 Additional measures are therefore required within the PPS to provide
sufficient direction (in terms of both scope and detail) to enable Ecotowns to deliver the detailed site-specific measures necessary to avoid or
mitigate an adverse effect. With these recommendations for mitigation
and avoidance measures it is essential to bear in mind that these are
recommendations for a policy in a PPS. As such they are constrained by
the fact that individual policies cannot be tailored to specific Eco-towns
but must be sufficiently general to cover all the Eco-towns and any future
developments that will seek to acquire the ‘Eco-town’ label.

3.12

How can we mitigate effects?
Recreational pressure

3.12.1 It has not been possible (largely due to an absence of accurate data on
recreational catchments) to conclude with confidence that the North-West
Bicester Eco-Town would not lead to adverse effects on Oxford Meadows
SAC as a result of recreational pressure, when considered in combination
with all other developments promoted by the Regional Spatial Strategies
and other initiatives, without additional measures being included within the
Policy Statement. These measures are given below.
46

Dave Lowthion, Environment Agency Supra-Area Marine Team Leader, Southern Region, personal
communication
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3.12.2 There is a policy in the draft PPS that states:
“Forty per cent of the town’s total area should be allocated to green
space of which at least half should be public and consist of a network of
well managed, high quality green/open spaces which are linked to the
wider countryside. Planning applications should demonstrate a range of
types of green space, for example community forests, wetland areas and
town squares. The space should be multifunctional, eg provide for play,
recreation, wildlife, urban cooling and flood management.”
3.12.3 The scale of greenspace provision required (40 per cent of the total
area) and the reference to habitats of potential biodiversity value (eg
community forests) could reduce the extent to which residents are likely to
visit European sites and thereby minimise any potential increase in visitor
pressure.
3.12.4 Due to the limitations of the assessment tools and data available at this
time (and in particular the inability to quantify the number of residents of
each Eco-town that will be making use of the European sites in question
and what proportion of the total cumulative load this represents), coupled
with the need for any standards within the Draft PPS to be generally
applicable, it is not possible to specify an exact quantity of alternative
natural greenspace that will need to be provided for individual Eco-towns
in order to absorb recreational visitors to such an extent that they will not
materially contribute towards recreational pressure on the European sites in
question.
3.12.5 While specific standards for the provision of open space have been
developed for the Thames Basin Heaths SPA (known as Suitable Accessible
Natural Greenspace or SANGs), it is acknowledged that they are not
necessarily universally applicable. However, Natural England’s more
general Accessible Natural Greenspace Standards (ANGSt) provide a set
of benchmarks for ensuring access to places of wildlife interest and were
specifically developed to provide size and distance criteria to provide natural
spaces that will contribute most towards sustainable use of recreational
resources. While the criteria were not developed with the specific intention
of mitigating for adverse impacts on European sites, they were intended to
specify a level of semi-natural greenspace provision that would meet the
needs of a development’s population.
3.12.6 In many cases natural greenspace provision to the ANG Standard should
serve to minimise the need for recreational resources further afield (ie
European sites) to receive an unsustainably large influx of visitors provided
that they are delivered within a timescale linked to that of the development
and will fulfil a function similar to that of the European site in question
(ie dog walking and appreciation of nature rather than more formal
recreational activities). For these reasons, we have selected the Natural
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England ANG standards as the criterion for semi-natural greenspace
provision that the Draft PPS should require Eco-towns to meet in order to
ensure that sufficient recreational space is provided to minimise adverse
effects on the identified European sites.
3.12.7 It is therefore recommended that the following additions to the recreation
Policy are incorporated in order for it to provide a more detailed
specification:
• As a minimum, new areas of natural (as opposed to more formal)
greenspace created as part of the 40 per cent area allocation indicated
above should be provided in alignment with the Natural England
Accessible Natural Greenspace Standard (ANGSt), which would require
the provision of a natural greenspace (as opposed to a more formal
park) of at least 2 hectares in size, no more than 300 metres from the
houses it is intended to serve, and new statutory Local Nature Reserves
at a minimum level of one hectare per thousand population. If, after the
project-level Appropriate Assessment for the eco-town, it is considered
that the ANGSt level of provision will be inadequate to reduce the
recreational pressure on a European site then a higher level of provision
should be made, in line with the conclusions of the project assessment;
• Where the Eco-town proponents intend to include existing areas of
publically accessible semi-natural greenspace within their allocation
in order to meet these standards, they would need to demonstrate
that sufficient capacity remained within these sites to absorb the new
population from the eco-town;
• The relevant greenspace would need to be provided in advance of
occupation of the Eco-Town and will need to serve a similar recreational
function to the European sites from which it is intended to draw
recreational users (eg dog-walking and appreciation of nature);
• It is acknowledged that there are some European sites which have an
intrinsic appeal that is sufficiently great that the provision of alternative
greenspace is unlikely to result in a material reduction in recreational
pressure. In these cases the developer would need to liaise with
stakeholders in the European site to assist in the development and
long-term delivery of an appropriate Site Management Plan, particularly
addressing any changes in management that would be necessary to
respond to increased visitor numbers or to constrain or manage such an
increase. Precise details of measures to be implemented and the actual
scale of any contribution would need to be agreed with Natural England
and other stakeholders at the project-level Appropriate Assessment
but these may need to include car park closures, fencing and moving
of footpaths informed by data on visitor behaviour patterns on the
European site in question.
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The Eco-towns PPS
3.12.8 The Draft PPS sets the standards for eco-towns at a strategic level; as such,
it is important that it incorporates those mitigation and avoidance measures
identified as being necessary for all the potential eco-towns. Incorporating
these measures within the PPS will help ensure their implementation as
the eco-town proposals develop. With this in mind, the recommended
mitigation and avoidance measures identified in this section are reproduced
within the HRA of the Draft PPS itself (even though the need for the
measures arises from the specific eco-town rather than the Draft PPS).
Further HRA/AA
3.12.9 This HRA/AA has been undertaken at a strategic level and is therefore
necessarily broad in its assessment, conclusions and recommendations.
It constitutes the first of a series of successive assessments that will be
undertaken for each of the eco-towns that are taken forward. As each
tier of the planning system is negotiated and the eco-town proposals are
further developed, a new and more detailed HRA/AA will be required.
For example, where the eco-town is included in a Local Development
Framework, the proposal will be subject to HRA/AA and reappraised in
the light of more detailed information that may be available and further
mitigation or avoidance measures may also be suggested. Planning
applications for eco-towns will also need to include a detailed HRA/AA
which will demonstrate how the necessary mitigation measures will be
delivered on the ground.
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Glossary
Abbreviation
AA

Appropriate Assessment

AD

Anaerobic Digestion

AMR

Annual Monitoring Report

AONB

Area of Outstanding Natural Beauty

AQMA

Air Quality Management Area

AWCS

Automated Waste Collection Systems

CAMS

Catchment Abstraction Management Strategies

CHP

Combined Heat and Power

CNP

Campaign for National Parks

CPRE

Campaign to Protect Rural England

CRP

Community Reference Point

DEFRA

Department for the Environment, Food and Rural Affairs

DPA

Dwellings Per Annum

DPD

Development Plan Document

EIA

Environmental Impact Assessment

EiP

Examination in Public

EP

English Partnerships

FEH

Flood Estimation Handbook

GWMU

Chalk Groundwater Management Unit

HRA

Habitats Regulations Assessment

IMD

Index of Multiple Deprivation

ISET

Institute of Sustainable Energy Technology

LCAs

Landscape Character Areas

LDF

Local Development Framework

LNR

Local Nature Reserve

LoWS

Local Wildlife Site

LPA

Local Planning Authority
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MBC

Metropolitan Borough Council

MRF

Material Recycling Facility

MUSCO

Multi-Utility Supply Company

NNR

National Nature Reserve

ONS

Office of National Statistics

PDL

Previously Developed Land

PUA

Principal Urban Area

RDF

Refuse Derived Fuel

RPB

Regional Planning Body

RTR

Rapid Transit Route

SA

Sustainability Appraisal

SAC

Special Areas of Conservation

SAPs

Species Action Plans

SEA

Strategic Environmental Assessment

SEEDA

The South East England Development Agency

SFRA

Strategic Flood Risk Assessment

SINCs

Sites of Importance for Nature Conservation

SLA

Special Landscape Area

SNCI

Sites of Nature Conservation Importance

SOAs

Super Output Areas

SPA

Special Protection Areas

SRS

Sub-Regional Strategy

SSSI

Site of Special Scientific Interest

STW

Sewerage Treatment Works

SUDS

Sustainable Drainage Systems

SUE

Sustainable Urban Extension

UKCIP

UK Climate Impacts Programme

WRAP

Waste & Resources Action Programme

WRMU

Water Resource Management Units

WRZ

Water Resource Zone

