Ref:

S L’gﬁite Horse | Vale of White Hor§e Local Pla_n _Part One:
District Council Strategic Sites and Policies
Publication Stage Representation Form (For official

use only)

Name of the Local Plan to which this representation relates:

Vale of White Horse Local Plan

Response form for the Vale of White Horse strategic planning policy document, the Local Plan Part
one. Please return to Planning Policy, Vale of White Horse District Council, Benson Lane, Crowmarsh,
Wallingford, OX10 8ED or email planning.policy@whitehorsedc.gov.uk no later than Friday 19
December 2014 by 4.30 pm precisely.

This form has two parts —
Part A — Personal Details
Part B — Your representation(s). Please fill in a separate sheet for each representation you wish to make.

Part A

1. Personal Details* 2. Agent’s Details (if applicable)
*If an agent is appointed, please complete only the Title, Name and Organisation
boxes below but complete the full contact details of the agent in 2.

Title B || wr
First Name [ | [ cay
Last Name | || Lees
Job Title B | | Director

(where relevant)

Clowes Developments (UK) Ltd /
Graftongate Developments Ltd

Organisation Pegasus Group

(where relevant)

Address Line 1 | | [ Unit4 The Courtyard ]
Line 2 | | | Church Street

Line 3 | | | Lockington

Line 4 B | | Derbyshire

Post Code | | | DE7a2sL

Telephone Number | | | 01509670 806

E-mail Address B | | Garylees@pegasuspg.co.uk

(where relevant)




Part B — Please use a separate sheet for each representation

Name or Organisation : Pegasus Group on behalf of Clowes Developments/Graftongate Developments

3. To which part of the Local Plan does this representation relate?

Paragraph 4,36 Policy | 16 Proposals Map
4. Do you consider the Local Plan is :
4.(1) Legally compliant
Yes No
4.(2) Sound (Positively Prepared,
Effective and Justified) Yes No X
4 (3) Complies with the Duty to co- Yes No
operate




5. Please give details of why you consider the Local Plan is not legally compliant or is unsound or
fails to comply with the duty to co-operate. Please be as precise as possible. If you wish to support
the legal compliance or soundness of the Local Plan or its compliance with the duty to co-operate,
please also use this box to set out your comments.

Core Policy 16 proposes the allocation of land at Didcot A Power Station to provide a high quality mixed-use
development. In broad terms, the allocation of this site is supported, however amendments are needed to make the
policy sound.

Pegasus Group on behalf of Clowes Developments is currently preparing an outline planning application for the site,
and it is envisaged that this application will be submitted early in 2015. Technical studies have been prepared in
support of the planning application which demonstrate that the site is sustainable and deliverable. A design
workshop has been undertaken with key stakeholder and a Design and Development Principles Document
produced and agreed at officer level; this is attached for information.

It is agreed that the site will provide for a mixed use development comprising residential, Class B1/B2/B8
employment units, Class A1 retail units, a Class C1 hotel and a Class A3/A4 pub/restaurant. The proposed
development description for the forthcoming planning application is:

‘Outline Planning Application for mixed use redevelopment comprising up to 400 dwellings, 110,000m? of Class
B2/B8 units, 25,000m? of Class B1 units, 13,000m? Class A1 units (includes 1,500m? convenience food store), 150
bed Class C1 hotel and 500m? of Class A3/A4 pub/restaurant, including related open space, landscaping, access
and drainage infrastructure, together with that part of the proposed Science Bridge and related link road within the
site.’

As this is broadly agreed at officer level it is important to ensure the policy allocation is formulated to not frustrate
these redevelopment proposals. To ensure the policy is going to be effective and justified, amendments are
required.

The reason why the policy is not presently effective or justified is as follows:

First, as part of our previous submissions we outlined our concerns in relation to the draft policy’s emphasis on B1
uses. Itwas, and still is, considered that a more flexible approach to employment uses as part of a mix of uses is

appropriate to comply with the NPPF and the achievement of sustainable development. It is disappointing that the
emphasis on B1 use has not changed in the present draft policy and it therefore remains our submission that Core
Policy 16 should be amended to allow for a more flexible approach to development at this site.

The NPPF at paragraph 21 states “Policies should be flexible enough to accommodate needs not anticipated in the
plan and to allow a rapid response to changing circumstances”. This approach is exemplified in the present policy
approach at Milton Park, where the saved Local Plan Policy E5 allocates the site for B1, B2 and B8 uses with no
emphasis on a particular use. There is no reason why a similarly flexible approach could not be applied to the
Didcot A site. It is also important to note that the agreed proposals at officer level will not result in a scheme that is
‘predominantly B1” as the draft policy presently states.

Second, there is agreement at officer level for the site to accommodate a retail park. Reference to bulky goods
retailing in the policy is welcomed as this acknowledges the appropriateness of the site for retail park development
in policy perms, having regard to Core Policy 32. However, this acknowledgement conflicts with the term ‘ancillary’
in the policy wording and, as a result, makes the policy unclear and ineffective. As such, the inclusion of the word
“ancillary” preceding the word ‘retail’ in the policy is overly restrictive and would not facilitate the development
proposals as formulated in agreement with officers. It should therefore be deleted.

On a related matter, paragraph 4.36 of the Spatial Strategy requires amendment as this acknowledges the need to
work closely with South Oxfordshire under the Duty to Cooperate to ensure the cumulative retail needs of Didcot
are going to be met. At present, the paragraph considers this “can be delivered through the continued expansion of
the Orchard Centre in the town centre and through the new district centre at Great Western Park”. Reference to
the Didcot A Power Station site also delivering some of the wider Didcot area retail needs over the plan period is
necessary to ensure that the Plan will be effective. It is thus suggested the following sentence be added to end of
the paragraph: It is anticipated that bulky goods retailing that cannot be accommodated at these locations will be
provided for as part of the mixed use development of Didcot A Power Station Site (Core Policy 16).




6. Please set out what modification(s) you consider necessary to make the Local Plan legally compliant
or sound, having regard to the test you have identified at 5 above where this relates to soundness. (NB
Please note that any non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why this modification will make the Local Plan legally compliant or
sound. It will be helpful if you are able to put forward your suggested revised wording of any policy or
text. Please be as precise as possible.

It is proposed that a Statement of Common Ground will be entered into with the LPA to confirm agreed modifications
to Policy CP16 and paragraph 4.36 in advance of the examination hearing sessions.

Please note your representation should cover succinctly all the information, evidence and
supporting information necessary to support/justify the representation and the suggested
modification, as there will not normally be a subsequent opportunity to make further
representations based on the original representation at publication stage.

After this stage, further submissions will be only at the request of the

Inspector, based on the matters and issues he/she identifies for

examination.

7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of
the examination?

8. If you wish to participate at the oral part of the examination, please outline why you consider this to be
necessary:

X Yes, | wish to participate at the
oral examination

No, | do not wish to participate at the
oral examination

Clowes Developments (UK) Limited has interests in Didcot A Power Station at Didcot (Core Policy 16). Itis
therefore important that they take part in the examination to address any issues in relation to the site should
they feel that this is necessary.

Please note the Inspector will determine the most appropriate procedure to adopt to hear those who have
indicated that they wish to participate at the oral part of the examination.

Date: 14.172 IWJ

Signature:






