RESERVED MATTERS APPLICATION: STRATEGIC LANDSCAPING SCHEME FOR THE WHITELANDS FARM INFORMAL OPEN SPACE

KINGSMERE, SW BICESTER.
SUPPORTING PLANNING, DESIGN AND ACCESS STATEMENT

Background

Countryside Properties (Bicester) Ltd was granted outline planning permission (06/00967/OUT) for the development of Kingsmere, South West Bicester, Oxfordshire, on 27 June 2008. 

Permission was granted for (description of development):
Up to 1585 no. dwellings; health village to include health and employment uses and elderly persons nursing home; B1 and B2 employment uses; local centre comprising of shops, a pub/restaurant, a children’s day nursery, offices and a community centre;  2 no. primary schools (although final approval was for 1 primary school) and 1 no. secondary school; a hotel; a sports pavilion; formal and informal open space; a link road between A41 and Middleton Stoney Road/Howes Lane junction; associated new roads, junctions, parking, infrastructure, earthworks and new accesses to agricultural land.
The reserved matters planning application hereby submitted is for the landscape scheme for an area of informal open space within the Kingsmere site, referred to within the 06/00967/OUT Section 106 Agreement as the Whitelands Farm informal open space. Please refer to the location plan (red line boundary) on plan drawing number DFD/BIC/L19 Rev L submitted with this application. The application is submitted pursuant to Condition 1 of Outline planning permission 06/00967/OUT (landscaping was one of the matters reserved for future consideration).
The overall site area is 5.39 ha (53,878 square metres).
The landscaping scheme is shown on drawing DFD/BIC/L19 Rev L, submitted with this application.

The open space includes a LEAP and NEAP. Details of these play areas are shown on plans SL15 Whitelands Farm NEAP Play space and SL15 Whitelands Farm LEAP Play space.
We also submit plan drawing 1903-SK-131-A which shows cross sections of the proposed ditches provided within the open space as part of the wider drainage system serving the Kingsmere site.

Previously submitted landscape schemes
Pursuant to Clause 16.1 of the Section 106 Agreement, Countryside Properties (Bicester) Ltd was required, prior to implementation of the (Outline) Planning Permission, to submit and obtain approval in writing for a scheme of landscaping for this informal open space.
Via  e-mail dated 1 April 2010, CDC’s landscape officer confirmed that the scheme submitted at that time, as shown on plan drawing number SL15 ‑ DFD/BIC/L19 Rev G, was considered acceptable (for the purpose of meeting the requirements of this clause). 
Via letter of 29 September 2011, we submitted to the Council detailed schemes for the LEAP and NEAP, as well as an updated landscape scheme (Rev H). 

Following this letter/submission, we received comments from the Council via letter dated 8 November 2011. We also discussed changes to the landscape scheme at a site meeting, on the 10th of November 2011. The scheme now submitted is in response to the comments received regarding layout, design and access on the 8th and 10th of November.

Comments on the Landscaping Scheme
The plans now submitted show the adjacent spine road, as requested in the letter of 8 November.

The open space is adjacent to residential land parcels (northern boundaries). At the time of writing, no layouts have been submitted for those parcels. However, land parcel KM 12 has been sold to David Wilson Homes. We await a layout for us to consider.

Bridge details (crossing the ditch/swale) are now shown on the submitted landscape plan. CDC officers requested via the 8 November letter the addition of a 3rd bridge connecting KM 12 to the LEAP/NEAP. Unfortunately this request came after the land parcel had already been sold to David Wilson Homes, and was not required or identified in any previous landscape schemes submitted to the Council for this open space. Neither was a link proposed between the LEAP/NEAP and KM 12 in the adopted Kingsmere Design Code (July 2008).This means that in the transfer of land to David Wilson Homes, there is no requirement to link their land parcel into any bridge at this location. 
Notwithstanding this, we have however shown an additional bridge (no.3) on the landscape scheme submitted with this application. We will inform David Wilson Homes of this addition, but it will be up to the Council to seek David Wilson’s co-operation in providing a pedestrian link to the bridge via consideration of any future Reserved Matters application for the residential layout for parcel KM 12. We will obviously only provide bridge 3 if a link from KM 12 to this bridge is approved/to be provided.
As requested, sections of the ditch have been submitted.
The planting schedule is included on the submitted plan. Some of the planting species included are not listed in the approved Design Code. However, these alternative species have been suggested by local planning authority officers.

Details of proposed design and location of litter bins, as well as bench seat details, are all shown on the submitted landscape scheme.
The previous landscape schemes had shown meadow or wildflower within the open space. Following officers requests, this has now been deleted, with the exception of long meadow grass alongside KM 12, north of the existing hedgerow. Existing grass will be left to grow long, with a close mown corridor running lengthways through the open space. The existing ridge and furrow will be retained within this area, and only lost where the LEAP and NEAP are to be placed.
Existing hedgerow/trees along the boundaries of the open space will be retained, as required previously in the approved tree protection plan for the Kingsmere site. However, some dead and dying trees and hedgerows will be removed and replaced along these boundaries where agreed with the Council’s arboriculturalist. Local planning authority officers have also suggested the removal of a section of hedge and trees in the middle of the open space (by the swale and bridge 2), to assist in providing views (vista) to Whitelands Farmhouse from the south and east. This is shown on the landscape plan.

Changes to the landscape scheme have been made to the eastern end of the open space by the spine road. The layout of trees and use of different species are shown (following officers comments) to again enhance the vista to Whitelands Farmhouse. We have suggested wrought iron entrance gates off of the spine road, but are happy to consider other alternatives at this site entrance.
Details of proposed estate railings to run along the spine road boundary of the site are shown on the landscape plan.

The Council required (via 8 November letter) details of lighting on the footpath/cycleways within the open space. At the time of writing, all such details had not been agreed with Oxfordshire County Council. I submit for information a plan produced by the County Council which shows lighting proposed on key routes within the Kingsmere development (lighting columns 57 to 62 being within this application site boundary). Details of lighting and areas of adoption for the whole of the Kingsmere site are being considered at a meeting (with CDC and OCC officers) on 10 January 2012. If final details are not approved before the Council’s determination target in regards to this application, we would request that lighting details are conditioned as part of any reserved matters approval, as we do not believe that the approval of such details should hold up the determination of this application. The County Council plan hereby submitted should not form part of any approval, it is submitted for information only/is not our plan.
Comments on the Play Areas
· The LEAP and NEAP areas have now been joined together (as requested 8 November)

· The hedgerow that was bordering the play area(s) has now been removed as requested

· Our landscape consultant has discussed officer’s suggestion of higher fences to the MUGA with the play equipment providers (Playdale). They have confirmed that they do not provide higher fencing and that the details shown meet relevant safety standards

· Gates open outwards
· The ramp to the aerial slide must remain as shown, as this is what the manufacturers provide. They have informed us that the ramp meets ROSPA standards, and that a mound will not.
Compliance with the Design Code

The design and access principles for this open space have already been considered via the Outline Planning Application and approved Kingsmere Design Code (July 2008). An illustrative design for the Whitelands Farm open space is shown within the Design Code, at appendix 1, page xiv. Refer to figure App 1.14 “illustrative layout for Whitelands Park”.
The landscape scheme complies with the general requirements set out within the Design Code except where identified in the above text e.g. no wildflower, changes in species used, additional link to KM 12 development, loss of some previously “to be retained” trees and hedgerows by bridge 2/the swale, loss of 1.2m high native hedge enclosing the play area etc. which have all been asked for by the local planning authority.
Associated submissions

Details of the surface water drainage arrangements for the southern part of the Kingsmere development site, submitted pursuant to condition 49 of planning permission 06/00967/OUT, have been approved by CDC, OCC and the EA. This includes the nature and design of the swale within this open space.
Implementation
The Section 106 Agreement specifies that this open space, and the children’s play areas within it, should to be laid out/landscaped by no later than the occupation of the 500th dwelling.
Notwithstanding this requirement, our current intention is to start laying out and landscaping the open space (or at least the majority of it) as soon as we obtain Reserved Matters approval (we hope in February/March  2012, weather conditions permitting, and assuming of course that approval is granted for this REM application by  February 2012. 
Details subject to conditions/further consideration
Commuted sums: Whilst our initial estimation of commuted maintenance sums were passed onto CDC officers pursuant to Clause 16.7 of the Section 106 Agreement, these will have to be revisited now that the landscape scheme and play areas have obtained Reserved Matters approval. Once approval is granted for this REM application, we will submit to both CDC and OCC our revised calculations for commuted maintenance sums. We will liaise with Council officers during the period within which this application is under consideration. 
Public Art: It is expected that some form of public art will be provided within this open space. 
We have shown on the plans that public art could be located at the entrance to the site (Spine Road), by the main footpath entrance to the NEAP/LEAP (similar to that identified within the Design Code), or on bridge 2. However, the location and design of any artwork will need to be determined via the SW Bicester (Kingsmere) Public Art Steering Group and Public Art Panel, and could take another form or location.
At the time of writing, no detailed consideration had been given to such art, the next Steering group meeting being scheduled for 19 January 2012. We would not wish to see the determination of this REM held up by extensive discussions over the nature of art in this location, so would suggest therefore that details of public art within this open space be approved pursuant to condition attached to any decision notice for this Reserved Matters submission. The timing of provision of the public art can also be agreed in writing with CDC/OCC. 
Maintenance Access: We suggest that the location and details of access points into the informal open space for maintenance vehicles/machines be agreed with both CDC and OCC officers pursuant to further discussions (this can be covered by condition if necessary).

Consultation
The application accords with those key principles which have already been subject to consultation via the outline planning application process.

Landscape principles have also been the subject of further consultation via the Design Code process.
Consultation will be completed via the Council’s notification/consultation regarding this application.
Conclusion
The submitted proposals accord with the design principles contained within the adopted Design Code for Kingsmere (except those changes suggested by the local planning authority). The landscape scheme has already received approval pursuant to clause 16.1 of the Section 106 Agreement, although further changes have been made since then to respond to CDC/OCC officer comments. The NEAP/LEAP details have also been amended to reflect officer advice.

We hope therefore that the amended landscape scheme, including play areas, meets officer requirements, and that this application will receive favourable consideration.
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