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iIntroduction

This design and access statement has been
prepared for Countryside Properties (Bicester) Lid,
hencefarth referred to as Countryside, in supporl
of their applicatian for cutline planning permission
for 1,585 new homes, new schools, a mixed-use
local centre, commercial developments, healthcare
uses and public open space on land al Whitelands
Farm south-wesl of Bicester, Qxfordshire,

The site is located to the south weslt of Bicester
It is bounded to the east by the A41 Oxford Road,
to the north by the B4030 Middleton Stoney
Road and to the west by the A4095. The narthern

armendad design and accass statement South West Bicester

boundary and part of the eastern boundary

abut the built-up edge of Bicester. The southem
boundary of the site is open fields that abut Gagle
Brook to the north of Chesterten village. The
application area extends to some 117.6 ha. It is
gently undulating and contains three small copses
and is crossed by two public footpaths, Pingle
Brook runs across the north-east corner of the site.

At the centre of the site are the buildings of
Whitelands Farm. From this point, the Bicester
town centre is around 1.5Kkm to the north-east, and
to the south-west is the small village of Chestertan.
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1.2

1.2.1.

Scope and content
of design and access statement

This stalement explains and justifies the master
plan. The proposed design of, and access ta, the
new guarter are explained through a description
of the assessment and evaluation of the site and
surroundings, how public involvement has taken
place and how these factors have informed the
design of the master plan. The design process
included the following steps:
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Assessment and evaluation

This stage assessed the physical, social,
economic and policy context, Both the immediate
surroundings and the wider context were
considerad. The information aof the site was then
evaluated and the opportunities and constraints
identified. This is set oul in Section 2 of this
statement.

Community engagement

The consultation undertaken included consultation
with the local community and with local planning
and transport officers, How the findings of the
consultation have been taken into account and
how this part of the design process has informed
the master plan is set out in section 3 of this
statement

BICESTER CPT,
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Design and access

The process then began to halance the various
conflicting issues and starled to formulate the
vision and design principles for the development
This stage took the results of the assessment and
evaluation stage and produced the master plan.
The understanding of the immeadiate and wider
context obtained earlier was vital to producing a
robust design and access strategy. The vision for
Bicester and the design principles underpinning
the masler plan are set out on section 4. Section
5 describes the design of the master plan, and
section 6 highlights the ease of access considered
far the area,

The Whitelands Farm complex in the centre of the site

128
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Other technical documents deal with wider

issues, such as planning policy (the planning
statement), the enviranmental impact assessment
[ElA) process, the environmental statement (ES)
and detailed issues associated with access and
movement (the transport assessment). These
documents are referanced throughout this
slatement as and when further technical details
are considered to be useful in the understanding of
the proposals

Market Square and the e¢hurch tower, Bicester
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2.1
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Physical context

The assessment coverad the site and s
surroundings, Bicesler and surrounding villages
This analysis contributes to the understanding of

the nature of Bicester and surrounding

aiming o inform the appropriate aesigr
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principal historic routes, which bisect at the town's

market sguare, Along these main routes, the urban
form has primarily consisted of terraced builldings
rich in detall and using a wide range of materials
including rendar, brick and stona The continuity

of building form creates an intimate sen:

enclosure along thesa mam roules

E ster has a network of secondary r tes
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2.1.4

2.1.5

The history of Bicester goes back to Saxon times.
Itz origins are as a market town which grew up

at the junction where the Banbury, Londan and
Oxford roads met. For much of the last 300 years,
Bicester remained a small market town with little
change in its size or scale. However, the town has
experignced rapid growth over the last 50 years,
without the commensurate growth in services and
facilities. The town centre is much the same size
today as it was 300 years ago. yel the size of the
setllement is much greater. This rapid growth is
shown in the sequence of diagrams.

The proposed development al south west Bicester,
while expanding the town further still, is an
oppaortunity to redress this balance and provide a
range of services (o benefit the whaole town,

The assessment of Bicester revealed the fallowing
positive featuras, primarily found in the older parts
of lown, that the master plan has drawn on for
inspiration:

An area rich in detail and character

A diverse range of building lypes crealing
continuous frontage

A clear distinction between public and private
space

A good definition of space generally
A network of views and vistas

Good visual mix comprising built-form, stang walls
parks, green open space

Squares overlocked, good places to watch the
world go by

Different types of space — informal and grean;
farmal, triangular and paved

Clear gateways that create a sense of arrival

Anintimate sense of enclosure formed by narrow
lanes

Wider expanses of green space on the edge giving
a feeling of open country

ZE

2.1.8

2.1.10

The assessment also revealed the following
negative features, predaminantly found in the
more recent parts of town, The master plan
strives to avoid these features in the design:

Foor conneclions batween the suburbs and
the centre

Poor internal connections within the suburkan
areas

Indirect pedestrian routes that do not fesl safe
ar secure

Pockets of incidental or uncared for left-over’
space

Poor quality edges that ‘tumn their back’ to
open country

Wide fast roads thal are difficult for pedestrians
Lo cross

Housing which fails to face the streel, instead
leaving backs on display

Lack of gateways to define entrances and
arrival points

A general visual monotony due o lack of variety in
colour, texlure and appearance

Layouts that accommaodate the car al the expense
of other users

Lack of visual landmarks and views to aid
arientation

Analysis of the different forms of developmeant in
Bicesler show that the more historic parts provide
a betler guality living environment,

Development in the last 30 years is mainly in the
form of cul-de-sacs, while older parts of Bicesler
are made up of a series of cannected strests and
spaces.

This assessment of the lown has assisted

the master planning process by capluring the
essence of different parts of town and providing
an easily identifiable guide to the sorl of place
that should be created by the south-west urban
exlansion.
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- Roman Road to Oxford to Buckingham

Raman Road London to Banbury

Figura &

| Growth of Bicester

Successive expansion
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davalopmants. The new gquarter neads 10 lggrm Trom t idiopt the |

- Building frants, providing positive definition
of space and a good sense of enclosure

Building backs, crealing a poor guality
environment and negative public realm
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—— Streets and roads
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Woodiand

Parkiand/ informal
recreation

Sports pitchad/
school grounds

Allolments
Key public car parks

Key private car parks
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Church Street vanes inowidth, with a ‘pinchpomt’ beforo it opans up
Inte thia fown square (left) The slreet is not alwavs edaged by b Hdings
Frivata gardens and a church yard enclose the streal oo, with walls

ind ranlings at the boundaries {right)

Mt vith 8 constantly changmg alignimant that creates 3 senies ol shor vieys
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Analysis of Church Street
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2.1.12

2113

tiddleton
Stoney Road

The site and its immediate surroundings

The site itself has several distinctive
characteristics, all of which have influenced the

final form and layout of the proposed developmant,

The site primarily consists of arable fields,
divided by native hedgerows. The: site falls gently
from 82m AOD in the north-west to G5m ACQD

in the south-east. The southern section of the
site falls more noticeably down to Gagle Brook.
Following the profile of the brook, a 'shoulder

af land” prevents views across the site from the
valley bottom. The narth-weslerm part of the site
iz particularly open, the absence of vegatation
allowing expansive views across the farmland.

The setting of Chesterton and its conservation
area has been an important cansideration in
design of the proposals, Much of the conservation
area is inward looking and its setting 1o the north
is primarily defined by the woodland naorth of
Chesterton Lodge and along Gagle Brook, To
the west of the conservation area, views from
the village across the site are more extensive
and apan. The landscape setting 1o the village is
limited by a combination of topography. built form
and vegetatian,

Bignell Park s

Whitelands
Farm

Bignell Park
Hotel

Chesterton

Site context

LY et

21.14

2.1.15

2.1.16

ded design and access sialemen! South West Bicester

In the centre of the site, Whitelands Farm is a
prominent and pasitive landmark in the landscape.
The farm's setfting is important, in particular in
views from the south and east where there is

a fine vista to the front of the farmhousze. The
combination of the view lo the farmhouse, a
localized valley and the hedgerow patterns make
the fields immediately east of the larmhouse mare
intimate and attractive. The southern edge of the
site is also enclosed in character with pleasant
views of Gagle Brook.

For the most part, hedgerows are of poar guality,
containing a limited number of species and

often including large sections of dead elm. The
combined effect of the hedgerows and the three
copses, is to defuse views across the site. The
network of hedgerows, trees and copses positively
contribute to the landscape character of the site.
The maost significant copses is Foxey Leys Copse,

The majority of the site is used for arable farming
and as a consequence its ecological interest is
limited, Pingle Brook to the north is a positive
landscape feature and of ecological interest and
has polential {o be a significant asset for the new
quarter.

o Shakespeare
‘ Dirive

Bicester
Town Centre

Fingle
Recreation
Ground

Bicester
Willage
Retail Park

Ad(T)

Watar
treatment
works
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2117 On the northern edge of the site, beyond the
Middleton Stoney Road, is a predominately
residential area, much of which is accessed from
Shakespeare Drive. Many of the houses along this
edge back onto the Middieton Stoney Road

21.18 To the north-zast of the site lies the town centre
with shops, offices, workshops. restaurants, pubs,
hotels, churches and leisure uses, including a
youth arls centre, Civic functions, such as the
library, courl rooms and the police station, are
located on the westemn fringe of the lown cenlre.
To the south of the town centra, is the Bicester
Village Retail Park (a faclory-oullel centre) and a
Tesco superslore. This is separated from the town
by the Fingle recreation ground

Topography

Shetitder of land as viewsd from thé lane leading 1o Che

Moyl "Ei from the bridge over the
fhiid i

2.1.19 There are a varety of routes belween the town
cenlre and the site, including small lanes which
are often pedesinan-only. The Piggy Lane route is
the most direct link, leading 1o Church Streel and
the Market Square al the heart of Bicester

2120 To the west of the sile lies Bignell Park. which has
extensive mature lree cover within the grounds
This provides a backdrop to the western adge of
the site. The Bignell Park Holel, close to the Gagle
Brook, marks the westemn edge of Chesterton
village

A

i & i i i i i B B B B




® @ © @

63

® 9 @

L]

O

2121

21.22

To the south of the sile, bayond Gagle Brook,
lies Chesterton village The historic core of the
village, including the church and pub, has been
designated as a consarvation area. The church
tower is visible from Whitelands Farm.

The northern edge of Chesterton is characterised
by domestic gardens and private lanes running
downhill, towards Gagle Brook Two public rights
of way cross the site, connecling the village

to Bicester town. The village has an attractive
appearance and a sensilive relationship with the
countryside
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21.23

& sialemer] South West Bicester

Land 1o the easl of the A41 is agricultural land but
is identified (In the local plan?) for employment
uses. The Ad1 (Aylesbury Road) forms the
northern edge of this area and Is elevated alang
much of this boundary. The eastern boundary

is defined by the exient of the flood plain of

the Pingle Brook, The waler treatmenl works

and garden centre form the south-eastern and
southemn boundaries lo the sile.

Public footpaths
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21.24

The wider context

Caulcott
e e

Bletchingdon

Figure 274 Village location plan,
showing the villages locked at during
the analysis work

As well as understanding of the site in its context
and learning from Bicester, nearby villages where
also analysed. Widely regarded as having positive
and altractive qualities, these villages have
influenced the master plan to achieve a beller
edge between lown and country, The lessons
learned from the villages are described here.

Bletchingdon

A limited range of materials and a restricted palette
of colours

Parkiand and recreation spaces form the
transitional areas between the development edge
and agricultural land and open countryside

The limitad range of building types, which is
restricted to two and two and a half storeys, to
create a strong sense of unity

Caulcatt

The use of cne te lwo and a half-storeyed
buildings with breaks in sighl lines along the

main road creates an intimmate scale and sense of
informality

The breaks in the sight lines allow for views oul Lo
the wider countryside

2.1.25

2.1.26

Chesteron

Gaps in the built form open up views out to the
wider countryside

The village green is located around key movement
carridor

The use of predominantly two, two and a half and
three storey buildings creates an intimate scale
and a sense of informality

A general uniformity of materials and colours
Kirllington

A sequence of 'village greens’ located along a key
maovement corridor and focused around important
junctions

A curving street patiern with short sightlines and
varying widths with mainly two, two and hall and
three-storey buildings to create an intimate scale
and sense of infarmality

Again, parkland and recreation spaces for the
transilional areas between the development edge
and agricultural land

These villages provide a series of important
principles showing how an approach to built form,
spaces, landscape and transport can produce
allractive and successful living enviranments. They
pravide clues to the way in which the developmeant
at Whiltelands Farm can be arranged to create an
attractive extension to Bicester,

Whitelands Farm presents an opportunity to creats
a new edge an the south-west side of the lown,
one that can make the transition from an urban ta
a rural environment mare successfully than othar
recent extensions o Bicester.
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Open space analysis
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2.2.1

222

223

Amendsr

Social and Economic situation

Local amenities and services in Bicester include
nine primary and two secandary schools (all

except one with capacily predicted for 2011), five
general practice surgeries, seven dentists (only one
accepting new NHS patients without restrictions),
three opticians and four pharmacies

The Bicester Community Hospital, located on

the west of the lown, is operated by the East
Oxfordshire Mational Health Service Primary Health
Care Trust (FCT). The PCT is currently praposing
to modernise and enhance the services available,
through the construction of a new hospital and

the ability to rent health provision as and when
necessary lo better meet demand

2.2.4

There are two main retail areas, Bicester town
centre and the Bicester Village Qutlet Shopping
Area to the south of the lown centre, The town
centre provides local services and amenities

statement South West Bicester

i design and acoess

including banks, a post office, supermarket, a
variety of independent provisioning shops, some
high slreet chain stores and a number of pubs and
restaurants. There are no deparlment slores or any
of the larger chain stores in the town centre. The
Bicester Village Outlet Shopping Area has 90 retai
stores (offering end of lines or previous season
stock) and three restaurants

Bicester has two hotals and there are a further
four in the surrounding area. There are a range of
lzisure options for the residents of the Cherwell
district, including nature conservation, countryside
walks, 8 museum, a multimedia arts venue and
three public leisure centres, however, there is

a shortfall in formal outdoor sports provision in
Bicester.

Bicester High Streat

s e e
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Site outline

Flgure 2 20 Zones of archaeological interest

24

Froposed link road layout

FProposed archasalogical
avaluation area

Evaluation tranch
Archasological zone

Geophysical anomalies
i Stratascan 2006)

Aerial Photo features (C.Cox
2005}

Riclge and furrow

Phased features:
Early Bronze Age

Late Iron Age

Romano-British

Saxon

Medieval

Fost-medieval'modearn

Undated
Small find

Ofard Archasclogy 2002 aib
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2.3
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2.35

Cultural heritage

A detailed cultural herilage assessment was
undertaken for the proposed development.
This invalved aerial photography analysis, a
geophysical survey and targeted evaluation
trenching.

There are no scheduled ancient monuments
(SAMs), listed buildings or conservalion areas
within the sile, but there are examples in close
proximity. The largest concentration of listed
buildings is in the village of Chestarton, which is a
designated conservation area.

Certain areas along the eastern side of the

site have been the subject of archaeological
evaluation. There are eight archaeological
sites/findspots listed within the boundary of the
proposed development. Investigations in the
north-gastern area uncovered evidence of a late
Iron Age/Romanac-British farmstead setllement of
local or county importance. A settlement of similar
date and size, which may be an exlension of this
farmstead, was uncovered immediately to the east
during pre-construction investigations at Bicester
Village Outlet Shopping Area. The immediate area
has a rich archasolegical heritage, with the SAM
of the Roman Town and Fort of Alchester silualed
700m to the south-east of Whitelands Farm.

The geophysical survey highlighted evidence of
ring ditches, which are the ploughed out below
ground remnants of Bronze Age ring barrow
monuments. Wessex Archaeology successfully
uncavered the remains of both ring ditches, which
as a consequence of their excellent state of
preservalion are considered waorthy of preservation
in situ. A& 50m buffer around these two sites was
proposed to ensure no infrastructure warks take
place that would damage these remains of natianal
importance.

Based upon recommendations by Oxford County
Council Archasologist, the associated playing
fields for the adjacent primary school are now
proposed to overlie these burial manuments,
thareby ensuring an extensive area of managed
green space.

Amended design and access statement South West Bicester
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24.1

242

243

Policy context

I this seclion. the national and local policy context
is considerad,

National policy context & best practice

According to government best praclice guidance
as contained in 'Design Review', (CABE, London
2002) a well-designed place should:

Have ils awn identity

Be where public and privale spaces are clearly
dislinguished

Have attractive and successful outdoor areas
valued by people who use them

Be easy o reach and move through

Have a clear image and be easy to understand
Easily change if required

Hawve variely and choice

Be where the users feel safe and are as safe as
possible

Have an appropriate and high quality services
infrastructure

The gualities of character, continuity and
enclosura, quality of the public realm, ease of
mavemenl, legibility, adaptability, diversity, security
and services are the basis for all good places.
They are reflected in numerous other national
guidance documents, including By Design, Urban
design in the planning system - fowards beller
practice (CABE/DETR, London 1999). These
principles are the starting point for the design of
the south-west Bicester urban extension and this
staternent will explain how these gualities have
been interpreted and applied within the local
context particular to this site.

The key principles behind a master plan can be
found in Creating Successful Master plans (CABE,
London 2003) and in the Urban Task Force report,
Towards an Urban Renalssance (ODPM, London
19899). These are set out below, together with
brief axamples of how these principles have been
adopled in this application.
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2.4.5

246

247

24.8

A master plan has an overall vision,
captured in a combination of words and
diagrams, plans and illustrations. How?
This statement, with numerous illustrations and
drawings, is evidence that this approach has been
taken.

A master plan establishes the principles

of development in three dimensions and
sets down the different layers of proposed
physical change — buildings, open

spaces, streets, public transport and other
infrastructure such as utilities, telecoms,
drainage. How? While there is one overall master
plan. it is a result of a layers of complementary
data that all have a good 'fit' with ane another. The
series of diagrams in this statement separate the
differant elements of the master plan to show how
these work together.

A master plan seeks to show how an area
can exploit its distinctive features fo give

it a character of its own. How? Extensive
analysis of the site and the wider locality, including
the town of Bicester and other settiements, has
informed the master plan to ensure it is locally
distinctive.

A master plan expfores, addresses and
reconciles different requirements of

key stakeholders and interest groups,
which may have conflficting yet legitimate
concerns. How? The engagement process
encouraged concerns to e raised and potential
design responses to be tested, all in a public
forum.

A master plan should be visionary; it
should raise aspirations and provide

a vehicle faor consensus building and
implementation. How? The master planning
process involved the extensive consideration of
the character of Bicester and nearby villages,
learning from the best parts and ensuring that the
mistakes of the past are nol repeated. Integral

ta the process have been various community
engagemeant events.

2449
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A master plan should be flexible,

providing the basis for negotiation and
dispute resolution, and be the result of a
participatory process, providing all the
sfakeholders with the means of expressing
their needs and priorities. How? The master
plan has been arrived at following consultation and
engagement. |t has been the vehicle for adjusting
thinking and ideas in response to issues raised by
both the local community and council officers

A master plan should be fully integrated
into the land use planning system,

while allowing new uses and market
opportunities to exploit the full
development potential of a site. How?
Working with the local authority, Countryside has
produced a design & development framewark
(DDF) that has been endorsed as local planning
guidance. This framewaork enshrines the principle
of good design on this site within the local planning
system. yel remains flexible enaugh to allow for
the: design and layout to evolve as the project
moves towards the detailed design phase and
implementation,

A master plan should be deliverable, it should take
inte account likely implementation and delivery
routes. How? The layout and design of the master
plan allows for a phased delivery and minimal
disruption to the nearby communities during the
construction phase.

In addition to this, the design and accass
statament has been prepared in accordance with
current Government guidance, as set out in the
ODPM's second consultation paper, 'Changes

lo the Planning System’, March 2005, as well as
more recent publications from the Department
for Communities and Local Gavernment, Circular
01/2006 and CABE's document: 'Design and
Access Statements: How Lo write, read and use
them'.

e A N
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Local policy context

Ag this statement makes clear, the design of the
master plan meets the aims of objectives set aut in
the Design and Development Framework for land
south- west of Bicester, as endorsed by Cherwell
Digtrict Council in March 2006, The framework

is based upon policy H13 and olher associated
policies found within the unadopted Cherwell local
plan. Countryside considers that the proposals
submitted for oullineg planning permission are in
accordance with both the framework document
and lacal planning policy.

See the planning statement for further details on
how the proposal meels national, regional and
local planning policy.

Amended design and access stalement South West Bicester







Countryside believes that the engagement process
has helped deliver a master plan that is responsive
to the needs of the wider community. The master
plan was prepared with the invalvement and
participation of the local community, membears

and officers of the local authorities and
representatives of local interest groups. These
various groups were engaged through a series of
events organised and facilitated by Kevin Murray
Associates:

3.2

3.2.1

salermenl South West Bicester

29 June 2005 workshop ‘Growth of Bicester'

This daytime workshop included a shert discussion
about the growth of Bicester so far and its
consequences, a site visit, a town planning
exercise and a design session examining the
strengths and weaknesses of transport, housing
community facilities and open space provision in
the town. A public meeting followed in the evening
at which attendees could view the results fram

earier in the day and add their comments and
ideas
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34.2

18 July 2005 workshop with the Bicester
Chamber of Commerce

Members of the Bicester Chamber of Commerce
identified key issues of concern, including
business life, traffic, the identily and image of
Bicester, its location and strategic importance and
growth and expansion.

19 July 2005 design workshop
‘Growing Bicester'

Al this design workshop. altendees were split into
four groups 1o develop design principles for the
movemenl structure, housing (density, tenure and
layout), community and employmenl uses, open
space. leisure, wildiife and water and drainage for
tha site. Key issues and objeclives were outlined
before possible design solutions were drawn

up. As with tha pravious event, a public meeling
foliowed in the avening al which attendeas could
view the resulls from earlier in the day and add
their comments and ideas,

A summary report, produced by Kevin Murray
Associates and avallable from Cherwell District
Counclil, entitled 'Growing Bicester: Planning for
a Sustainable Future' gives more details on the
community engagement events, It sets out the
concermns and the possible design responses that
wera discussed, The masler plan draws on these
ideas lo ensure lhe proposal s responsive to the
local community

figure 0 The options produced by the working
groups at community events on 19 July 2005
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Amalgamation of three options presented to final community event on the evening of 19 July 2005
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4 Vision for South West Bicester

41  Vision “The development must be
4.1.1  The lessans from the first parts of the design fuﬁf n tEgratEd n IfG fhE.' life of
process (assessment, evaluation and consultation) Bicester, harmonise with the best
informed the evolution of the overall vision for the characteristics of the town and
development. This vision has acted as a guidance the wider area. and pmwde a
i i =Th : 5 S
tgo_l for thelremalnder of the design .prDEGSS = sustainable and enjoya ble pface
vision provides a target towards which all the L, i .
design principles should aim, for hwng,_ Wor, kmg, lear ning
and playing”
4.2  Design principles
The vision for South West Bicester
4,21  Inorder lo meet this vision, the master plan is

based on a series of design principles:

1 Integrated

Mew housing, shops, schools, sport and
recreational facilities successfully integrated with
one anolher and with the town of Bicestar

2 Robust

A community that is planned and designed in a
way that accommodales both present and future
needs.

3 Diverse

A development that delivers a mix of house types
and a range of activities to meet the needs of a
variety of social groups.

4 Beneficial

A development that adds value to the area through
the delivery of new services and facilities for all the
residents of Bicester o use.

5 Harmonious

A built form that reflects the character of Bicester
and the surrounding villages creating a distinctive
place thal relates to its Oxfordshire location.

6 Accessible

A place that encourages walking and cycling
through the design and layoul of the buildings and
streels, so reducing reliance on the private car.

7 Connected

Clear and direct physical links 1o the surreunding
communities, allowing existing residents to benafil
fram the facilities in this new place,

8 Inspiring
A place that responds lo its context, creating
distinct areas of different character.

9 Sensitive
A place that respects its neighbours and its
landscape setting.

10 Legible

A place that is easy to move around and is
easily understood by those that live or work
there or visit.

11 Sustainable

A place that embraces designs, processes and
materials that are resource efficient and reduce
pollution

12 Public
& serles of attractive public streets and spaces
that encourage positive social inleraction.

13 Vibrant

A local centre that is lively and vibrant,
comprising a mixture of complementary uses
which create a heart for the community and a
focus for activity.

14 Quiet
Residential areas that are peaceful, safe and
attractive for all.

15 Safe & seciire

A clear distinction between public and private
spaces and a local centre with residential uses
above ground floor uses such as cafés, shops.
offices and community uses.
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The master plan

Intraduction 5.2

The master plan is at the heart of this statemeant.
In essence, il is the proposed development
captured in plan form. The master plan for which
planning permission is sought has been subject to
an environmental impact assessmant (EIA]

521

The precise nature of the EIA master pian, while
necessary for assessment purposes, often fails lo
convey a ‘sense of place’ or the tangible qualities
of a new neighbourhood, The sketch master plan
has therefore been prepared. When considered
together, the ELA master plan and the sketch
master plan perform the fellowing functions within
this statement:

5.2.2

They show how Lhe streets, squares and open
spaces are to be connacted

They set cul suggested relationships between
buildings and spaces

They determine Lhe distribution of activities and 523
uses

They identify the network of movement patierns
for people moving by fool, bicycle, car or public
transport

They set out the basis for infrastructure, such as

services and utilities
524

They relale physical form to the socio-economic
and cultural context and to stakeholder interests

They allow an understanding of how the
development is integrated with the surrounding
context and natural environment

The overall development proposal is explained
further in the sequence of diagrams. These
‘unpack’ the master plan into its development
components to demonstrate the responsivengss
of the design strategy. The description and design
rationale of the master plan are sel out in terms
of use, scale and guantum of developmenl,
landscape structure, access and movement and
appea rance,

Response to context
Proximity to Bicester fown centre

The north-east corner of the site is around 500m
(or a 5-6 minute walk) from Bicester's High Street,
bus interchange and railway stations, This part of
the site is physically closer to the town centre than
many of the existing residential areas around the
lown,

It is therefore appropriale and reasonable for

the development to exhibit some distinctly

urban characteristics, particularly lowards this
carner of the site. This includes a tighter street
pattern, a more continucus street frantage, a
more enclosed form of streetscape and a greater
density of development per hectare. However,
this is balanced against the need to protect and
retain Pingle Brook and the associated waterside
environment. Open areas of green space are
retained.

The proximity of the site to the town centre

also means il is feasible to walk between the
development and the town centre, The introduction
of multiple crossing points over the brook for
pedestrians and cyclisls creates an environment
that does not present a barrier to movement
between the lown centre and the new guarter,

It has also been possible to maintain or create
visual links between the site and the town centre,
thereby emphasising its proximity and reinforcing
the connection. The church tower in Bicestar town
centre is a visible landmark which orientates the
sile with the town,

Gr}vhn-ﬂill_ﬂ’: '

Flowre 51 Distance from town centre

iz
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Proximity to Chesterton

The south-western boundary of the development
is approximalely Tkm (two thirds of a mile) from
the village street al the cenlre of Chesterion The
Gagle Brook marks the ouler imil of the village,
but its setling extends into the site and has been
considered as part of the master planning process,

Chesterton and ils immediate surrounding area
hawve a rural ambience, Maintaining this quality
and outlook is important Lo preserving the village's
integrity.

are some altracbive landmark bulldings, bath an the sne

thal halp orle

pbility. The

© Q

6 Whitelands Farm

. Chesterton @

Church

9.2.7

i close by, Together, these make a sequent

roposed devalapment will respect

Key landmarks on the site and immediate surroundings

Yiews to and from Chesterton from the residential
areas within the proposed development will be
limited. This will preserve lhe separation of the
wo setllements and is achieved in part due o
the existing landscape. A gentie undulation in

the landform creates a shoulder of land between
Chesterdon and the new development that

limits the number of visual connections that can
be made. The design and layout of the new
devalopment makes the most of this natural
fealure, by placing the new development north of
this shaulder of land. See the landscape sectian of
this statement for further details

e of key buldings

these landmorks and easure that thes status with the

Bicester Church
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Figure &0 Existing context

jure 5o The proposed response
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The axistng contaxt, to which a response
is regulrad, s summarisad by this
diagram. The site lles ciose fo the south
wasl of he lown cantre, batwean two
signdficant areas of landscape, Bignell
Park and Graven Hill. While neither of
Ihesa areas are publicly accessible, they
are bolh important structural landscape
elements in Ihe wider area. The town
consists of a varely ol characler areas
the more successiul of which found in
and around the centre, The attractive
vilage ol Chesterion kes 10 the south
wesi of the sile, The site contains a

riur pses and s crossed in the
yner by Pingle Brook

bear of ¢

norh-easli C

B Town centre
Inner residential areas
Cuter residential
Commercialfinduatrial uses
@ Rallway slation

The proposal. which responds (o the
contexl. ts summarised by this diagram
The proposal maximisas the opportunity
presentad by the proximity 1o the town
cenlres by "pushing up’ into the north cast
cormer of tha site rather than detach ng
ilsell from the site edges. This aliows a
green comdor (o bo established linking
Bignal Park and Graven Hill. within
which a pefimeter road with ‘country lane
charactenstics, sits. This grean comidos
also provides a landscapa satting for
Chesteron and allows the viliage o
rstain its identity. The master plan has
adopted the design principles behind the
more successful parts of Bicester and
refains and integrates the copses and
Pingle Brook
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5.3

531

532

533

534

535

Use, scale and quantum of development

The proposal makes a positive response to the
social and economic context of Bicester. The
development includes a diversily of house types
for different household types and sizes, a range
of sports and recreational facilities far the whole
lewn to use and a complementary mix of uses
lincluding employment, education, health andg
community uses), The layvout and distribution of
the uses ensures that the new guarter will not ba
in competition with other local centras and will
support the town centre. The following pages
describe in further detail the use, scale and
quantum of development proposed.

Residential development

The master plan provides for the development

of up to 1,585 dwellings on the site. In order

lo comply with the objectives of sustainable
development and promote the efficient use of

the land, an average density of approximalely 34
dwellings per heclare is proposed across the site.

The density of development will vary across the
site (as shown in figure 5.8), with higher densities
provided in more sustainable locations, such as
adjacent to the local centre, along main public
transport spines and close Lo the town centre,
Within these areas densities will average 35-45
dwellings per hectare. Medium and lower densitios
of developmenl will be provided towards the open
edges of the site. Within these localions average
densities of 30-35 dwallings per hectare will be
achieved.

Arange of dwelling types and sizes will be
provided across the site lo ensure that a mixed
community develops. This will include apartments
af various sizes, houses ranging from two-bed to
five-bed, and an element of housing for people
with disabilitics and older peaple. This will be a
matter for the design code and consideration later
in the planning process.

Affordable housing will be provided as an integral
part of the residential development. Far further
details on affordable housing, please see the
planning statement lhat accompanias the outling
planning application,

Local centre

536 This centre will provide local facilities for the

i
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residents of south-west Bicester and will not be
in competition with the retail and other facilities
offered within the town centre.

Application boundary {11760 ha)
Othar land in apphicant’s ownership (74 00 ha)

Residantial {4677 ha}
Employment (2.00 ha)

Health willage & employiment uses (7 65 ha)

Local centra (comprsing retail, community uses,
nursery, residential & employment) (1.6 ha)

Fublic squares for local centre and school {0022 ha)
Frimary school building and hard standing (1.25 ha)
Frmary school playing field area {1 .22 ha)
Potential fand for prmary school {1.31 ha)
Secondary school (bullidings & hard standing (314 ha)
Hotel {1.00 ha}

Pavillon {0.35 ha)

Primary road infrasticturs (508 hal

Perimeter road infrastruciure (2,37 ha}

Proposad siratage footpaths/oyole ways

Water courses

Existing public rights of way

Existing hedperowsizopse/woodlandirees
Froposed hedgerows/copseiwondland planting
Froposed tree planting within open spaca

Formal open space
{including existing and proposed planting) (17,28 ha)

Informal epen space’chiidren’s play
(including existing and proposed planting) (14 88 ha)

Balancing pond

Vehicular access poinls

Residential cormeclors

Possible future site for park and ride

Mew access o existing agriculural land

S0m buffer zone arourd Bronze Age barmows

ME Flanting included in Deth informal and
farmal open space figures
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537  Arange of facilities will be provided to support the
local nelghbourhood, providing an opportunity to
reduce residents rellance on the private car by
providing day-lo-day facilities within easy walking
distance. This centre will combine facilities such
as shops, a community centre, a public house/
restaurant, children's day nursaery and offices,
parking and residential uses with be located on
upper floors.

Floure 5.0 The ELA master plan

Amended design and access statement South West Bicester

53.8 The community centre will be a multi-functional
Building, acting as a youth cenire and a main
community facility, This building will be within
the local centre, thereby providing an accessible
facility within the heart of the new development,
within easy access (o s residents. Land will be
reserved for the other elements of the local centre,
which will then be markeled. The arrangements
for this will be the subject of negotiations on the
legal agreemenl
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5.3.10

53N

5.3.12

5313

The primary school will be provided next {o the
local centre, This means that a variety of uses
are clustered together 10 ensure the local centre
is busy, vibrant and economically viable. Living
above the shop will be encouraged lo provide
natural surveillance,

The local centre will be located al the intersection
of the three primary roads through the
developmeant so the facilities can benefil from
capturing the polential of ‘passing trade’ from
people travelling by car and bus. It will also be
highly accessible o pedesinans and cyclists, with
its location within 5 minutes walk of the majority af
the development.

Siting the local centre in Lhis localion avoids
significant overlap with the walking catchments of
ather local shops, including those al Shakespeare
Drive, Kings Croft and in the town centre. The
design encourages easy links 1o the surrounding
areas to iImprove the accessibility and integration
of the new guarter into the rest of the town,

Employment

In order to create a balanced and suslainable
community. 2 heclares of employment land is
provided as part of the overall planning applicalion.
This is located immedialely lo the west of the A41
so that it can better relate to the new residential
development and helps provide a variety of
employmenl opportunities for the residents of the
new community. Il also allows for the creation of
a positive and altractive ‘commercial galeway’

1o Bicesler when amving from the south. as land
immediately east of the A41 is also identified for
employment uses This location allows these
bigger buildings to shield the remainder of the
development from traffic noise from the A41.

Health village

A health village complex, comprising a numbar

of different health uses, such as a GP surgery
and madical centre, a community hospital, a
diagnostic clinic, a nursing home and possibly
complementary medical services, will be located in
the north-east part of the site. Its exact make-up
will be considered in more detail al a later stage
in the planning process. For further details on this
element of the scheme, please see the planning
statemenl thal accompanias the cutling planning
application.

5.3.14

53.15

53.16

0. 317

Education

A primary school of up to 2.47 heciares will be
provided as part of the local centre, as shown en
the master plan. In addition, approximately 1.31
hectares of land will be reserved for a second
primary school, if required,

Land will be reserved for a secondary school. The
secondary school will share the sports pitches

and facilities on the formal open space. This will
be to the south-eas! of the local centre, extending
towards Whilelands Farm. The site identified for
the schools bulldings. parking and hardslanding is
3.14 heclares in extent and provides sufficient land
for a B50-pupil school, with associated facilities.

The secondary school will take children from other
developments, such as Upper Heyford and future
developments in Bicester, as well as the new
south-west Bicesler guarler. Both schools will be
readily accessible from the residential areas of the
development and fram the lown, allowing pupils to
walk and cycle o school, The proposals also seek
lo ensure that the schools provided on the sile are
accessible by public transporl

The rationale for the location of the secondary
school is that

It does nol sit well ciose to a neighbourhood centre
as it requires a large area of land, and this can
frustrate pedestrian movemeni

It can be efficiently co-located with the formal
sports pitches 1o provide a single site solution

Most of the pupils for the new schoal will come
from Bicester and Uppear Heylord, not from within
the site, and so il needs lo be easily accessible to
the wider community, making a location close lo
the perimeter road and the A41 suilable

It is adjacent 1o loolpaths, cycleways and the main
bus raute through the site

The green space associated with the school will
help sofien the edge of the development
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Application boundary

Oiher tand in applicart s ownearship
Al - 45 units per fia

35 - &40 unds per ha

A0 - 35 urils per ha

g
2
3
=]
:
H

1] |

Aoplication bourdarny

Crther land in applicant's ownership

Upla 4 sloreys = maximum 14, 5m high

upio 3.5 storeys = maximam 11.5m high

uplo 2.5 sloreys = maximum 9m high

Primary school (building maximum Sm ghl
Secondary schocd (buiiding maximurm 11,5 high'

Paviliza (Buildirg maximurm 7m high}
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“lyure o 7 Building heights plan

41




5318 Upto 1 he

t South West Bicestear

clare of land will be reserved for a hotel
The hotel is shown on the northern side of the key
entry road from the A41, next to the employment
area. The use and locallon make the most of this
andmark opportunity and will complement the
employment uses adjacent to the site

Formal open space

5.3.19 The masler plan shows 17,29 hactares of formal

open space INCIUcIng existing and proposed
planting. Six heclares required fo meet the needs

_ the residents of this new quarter will be provige
south-east of the village centre and will consist of

formal sports facifities provision, as we

with lighting. This is the best location for these

particular uses as the I pitches will sit alongside
the A41, which is already lil, and therelore it will
have the least impact on existing residents of

Bicester and Chestarton, as well residents af the

prapasal

§.3.20 The additiona!l 10 hectares of formal open space

will be located o the south wost of the proposed
secondary school. The spors pliches for the

secondary school lorm part of the overall pitch

Provision

ding exisfing and proposaed planting which fink

throughout the site. This apen space wil

te 1o the existing spacas in the town. The
proposed layoul of informal open spaces conlinues
tha ribbon of connecled spaces in Bicestor

and integrates the buill environmant with the
andscape. L will provide aroas for a wide variety
of informal recreation activities and enhance Lhe
character and appearance of the new quartar

h

n

(%)

p

P

3.25

Pingle Brook is retained as part of this open space
strategy. and will be improved and enhanced to
creale an ecological and recreational asset for all
The existing access track to Whitelands Farm wil
be enhanced and planted to create a greenway,
linking Middleton Sloney Road o the southern
edge of the site. Along with the land that will create
the setting for Whitelands Farm, this will allow

easy access lo the secondary school

Hedgerows, trees and woodlands are o be
retained wherever possible. Combined with the

vanely of open space areas, the introduction

of ponds as part of the susl

Crairige '-_' the SHe and new

sympathetic

the development, this will significantly improve
the biodiversity of the area from that of a

commercial farm

The existing planting on and off site will be
strengthened where necessary, as shown on the
master plan, to minimise the visual impact of the
development for residents of Bicester, Chasterton
and the new quartar

i‘_“"l ldren's F-.:'_r!_ Space

Children's play space will be provided within the
developmeant and/or on the informal open space

This provision w

play, LAPs) will bea

planning stage
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Hon-resicharial developmant ares . NEAFLEAF combned
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LAPS in development [nob Bhown)

Figure 50 Children's play areas
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Layout

The following section outlines the strucluring
elements that male up the development, including |
the urban grain, views and landmarks, landscape
structure, movement network and access

Trea-lined avenue

approach from

Middleton Stoney

Road »

Land reserved lor a

second primary schoo

& "

¥
Whitelands Farm buildings retained 3,
|

as a working farm \:é ?

Dpporunity Tor equippod play
area for childran =

nal spors piches 15K 1
o the Desl praclice

r onentabon and

Agricultural land

This sketch master plan gives an idea about the sense
of place that can be created and gives a feel for type of
quality mixed-use quarter that can be delivered by the
master plan. It adds a layers of informal detail over a
base provided by the EIA master plan to give a better
understanding aboul what the masier plan is capable
of in terms of place-making. Planning permission is not
sought for this skelch master plan and it has not been
subject to EIA.

! Sketch master plan
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Land either side of Pingle Brook
kapt free of development to create
recraational opporunities {footpaths
(2] L] 1'II||.1II| e Dl I'II-'-I"""-.I|'3,' and

allow access o walercourse for
maintenance PUrpOSas

Health village uses, located 1o allow
for easy access from all residents In

Bicasler

Employment and commercial uses
fronting the A41 lo present an
altractive front on this key galeway
inlo the wown. Taller Bulldings will
aleo ahisld the site from traffic noise

Holel 1o present kay landmark at ona

of the entrancas (o the site

Primary school located close to

Saoondary schoal, co-located with
sparts tacililie
Tial ¥ [Pl B
il rack. |
i i
1l
T { onueE 8 nach

'3 Fond created for recreational

ppporunity and as part of the 0 250m 0

= susiainability drainage strategy
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Urban grain (blocks and frontages)

The development blocks establish a well-
connecled place that is convenient to move
through. Blocks have been designed to be of

a size thal can accommodate a suitable scale
of developmenl, together with the necessary
public and private open space and car parking,
but are nol so large as lo become an obsiacle fo
movement (ie requiring residents and visitors 1o
take circuilous routes in order lo move anound].
This diagram shows a high-leve! block structure.
A more delailed level is shown in the sketch
master plan

The proposed block structure allows different
edges to be given greater or lesser impaortance
in the overall development. Edges that are
immediately adjacent 1o the spine streets and
public spaces will have a more continuous and
even building line. crealing a stronger sense of
anclosure. They will also have a greater height
than surrounding buildings, even If this is only a
subtle diference, 1o allow lor an allraclive wide Figure
streel. which can accommodate tree planting.

Residantial streets can have a more discontinuous

frontage, with detached and semi-detached

proparties and sides of propertias fronting the

slreel on occasion,

AL

Fof

A

J Urban blocks
B Vvoodland copses -
IS Public square

1 1 Block structure

Slrong continuous
frontage providing posiive
enclosure 1o main sireels
Less continuous lronlages

that still provides atiractive
aspact 1o secondary strecls

|| Development edges
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Views ang fandmarks

To aid with legibility, the master pian has been
designed to creale a series of fandmark spaces
and bulidings throughout the public reaim. These
landmarks are celebraled by structunng the
layoul 1o allow views and vistas from within the
development and surrounding areas. Importantly,
axisling landmarks, most noticeable the churches
al Bicester and Cheslerion and Whilelands Farm
have remain important prominent features in views.
The galeways inlo the development have also
been carefully designed o create a strong sense
of arrival and a clear transition from rural to urban
Figure 512 below illustratas the key galeways,
landmarks and views

Views and landmarks

Amended desingn ancl A

LW E

de Whitaelands

S

g slalement South West Bicester

Copsas

Public squara
Informal open space
Agricultural land

Views 10 axisting and now
landmarks

Existing landmark
(Whitelands Farm buildings.
churches)

Proposed new landmarks
al gateway locations

Gatoways to the site with
landmark building/ar
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5.5

551

552

Landscape structure

The landscape strategy for the new quarter has
evolved from detailed landscape analysis of the
site and its contexl, and through infarmation
gathered as part of extensive consultation with the
local authority, local groups and stakeholders,

While the site is relatively flat whan viewed from
the edges or the centre, there are sublle changes
in level thal the master plan has responded o,
The site falls gently from north west to south

east, with a more significant drop towards the
Gagle Brook valley near Chesterton, There is a
‘shaulder of land’ between the Gagle Brook and
the area of proposed development. There are
three plateau areas and a gentle valley that runs
from the A41 Oxfard Road towards the Whilelands
Farm buildings. This valley plays a majaor part

in providing the farm compiex with an attraclive
selling and the master plan has strived to preserve
this impartant feature.

© 17 Landecape structure

5.53

The proposed landscape structure works with the
existing features to create a framework that will
effectively accommaodate the development within a
wider landscape setting. The landscape structure
is also an integral part of the other elements of
the master plan, such as the block structure, the
access and movement patlerns and character
arzas. Key streats will be tree-lined to emphasis
their importance, the copses will be relained and
embedded within the block structure and the
development edges will pasitively address (he
wider landscape. Additional structural landscape
works will help assimilate the perimeter road into
the landscape.

H Footpath and cycle link
g’sﬁ Bignell Park
Agricultural land

Footpath along edge of
development

i ‘I"I

doop Main avenuetoulevard streets

derem Green lanes/grecmways
Whitelands Farm

Formal recreational land

Informal recreation and setting for
Whitelands Farm

Brook/ponds

.. Perimetar road
ithis road is not tree-lined)

i
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554 The key objectives of the landscape strategy
are to!

. Ensure that the new south-west quarter for
Bicester is successfully integrated into the
landscape, being both sensitive, and responsive
to, the landscape character and its setting

. Frovide strategic new areas of formal and informal
open space that is successfully connected with
Bicesler to ensure that both the existing and new
community benefit from this major new recreation

resource

. Protect the setting of Chesterton and Whitelands
Farm

. Frotect existing landscape and ecological interast

on the site, and where possible, achieve significant
enhancement

. Provide a network of green spaces, including
linear spaces such as foolpaths and tree-lined
AVENUES

. Ensure that a landscape and management

framework is established that will deliver a major
recraalion asset for future generations

Figure 514 Landscape structure
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55,5

5586

The development of the site affords the potential
to extend and enhance the existing strategic
apen space netwaork of Bicesler. This has been
an important consideration in determining the
structure of landscape proposals for this sile.

The open space strategy incorporates Pingle
Brocok, extends the strategic network of spaces
into the site, then continues southwards along the
greenway 1o the infarmal and formal open space
and secondary school at the south of the site.

The new farmal recreational area comprises 16
hectares. This will be jointly used by the secandary
school. Recreational uses thal require lighting will
be |located along the eastern edge, next to the
Ad41. In addition to the farmal recreation, the two
large fields immediately easl of the farmhouse
will be turned into a large public park including
infarmal open space and children’s play areas. As
al the villages of Kitlington and Bletchington, this
recreational open space will provide a significant
green area between the development and
agricultural land.

I Pingle Brook {before and after)

55.7

658

The two existing public rights of way have been
incorporated within the development struclure and
additional foolpaths and cycleways are proposed
to provide a comprehensive network through the
development and the open space.

The three copses and majority of the hedgerows
are retained. The existing landscape network has
been the basis for the new planting. Importantly,
the primary objective of mitigation planting has
been not to screen the development, but rather Lo
establish an enhanced landscape structure that
allows framed views of the development edge.

il
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5.6.2

56.3
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Access and movemeant 564

The site is well-positioned for pedestrian

accessibility to Bicester's centrally located

facilities. It is also close to the large Tesco 565
superstore and mulliple retailers at Bicester

Village Retail Park. Safe and easy pedestrian

access from the new quarter to both facilities

will be achieved through new pedestrian-friendly

crossings on the Ad1.

For the remainder of the site, pedestrian access
is a core design principle, reflected for instance
in the retention and incorporation of the existing
footpaths across the site, These are incorparaled 566
into the layoul without the need for realignment,

The development is served by three main access
points, two from the 441 and one from Middleton
Stoney Road, The larger of the two on the A4
will join with an outer perimeter road that will help
connections in the south-western quadrant of

the town. A new secondary access off Middleloen
Stoney Road will serve the dwellings north of
Pingle Brook. A further access from Middleton
Stoney Road will serve the nursing home
element af the health village, as it will generate
lower traffic levels.

o 506 Access and movement strategy

The existing track to Whitelands Farm will
be closed to vehicular traffic but will provide
pedestrian and cycle access ta the site,

The access and movement proposals seek

te reduce the amount of through traffic using
Middleton Stoney Road and Queens Avenue
through the town centre. This will assist in
encouraging walking and cycling between the new
and existing communities. A hierarchy of streels
will be designed to accommodate different types of
vizhicular movement. Streets will be designed for
slow traffic speeds.

As well as providing quick and direct finks to the
M40 and Oxford, the A41 creates problems of
noise and severance. Noise from the road must be
addressed, and this is done through a combination
of a landscape works that are integral to the whole
development and the use of boundary buildings
thal can protect the rest of the new quarter from
traffic noise. The commercial part of the new
quarter has been designed with this in mind.

Agricultural land
Formal open space
. Informal npen space
¥y Residential sireets
Ty Spine streats
¥ Middleton Stoney Road
®, 41 Oxford Road
“8ee Recreational routes
h Permeter Road
O Vehicular access points to the site
= pedestrian and cycle crossings

‘ Public square
== Public footpath
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Public transport, fooctpaths and cycleways

The development will link into the existing 5659
networks and create new routes ol ils own,

Positive links for buses, bicycles and pedestrians

will be promoted throughout the development

concentrated along the main spines, offering

access to the railway station. local and town

centras and to the Ad1

The development will retain the existing public
footpaths that cross the site. This will be done

in a positive way. wilth development designed

to overicok the roule as much as possible. The
development will also open up new ‘green rouies
that link open spaces, walercourses and woodland
areas. These will provide altractive leisure routes
through the areas and will complement the street
network

Chesterton rat-running

The propasals take into account the residents
of Chestertan, ILig known thal commulers drive
through Cheslerton as part of a rat-run and the
application proposals seek 1o limit this in the
future. The new roundabout at the junction of
the 44085, Middleton Stoney Road and Howes
Lane will not link directly fo the A42095, but will
send traffic down the new perimeler road. As the
perimeter road will provide a quicker and more
direct route to the A41, this will help reduce rat-
running through the village
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Perimeter road

5.6.10 As part of the proposed development, a western
perimeter road is proposed linking the A41 with the
A4095. The perimeter road will be a S0mph single
carriageway with no lighting except at junctions.
The development of 1,585 dwellings does not, in
itself, justify the provision of this road. However,
the county council has insisted on its provision
with this planning application.

Farmiland with longer grass Dirain Single carriageway
to fleld margin to enhance

bindiversity

3.5m 2.5m im 7.3m
Hedgerow Werge g Carriageway
Swiale
1.75 E
=
Figure 519 Typleal cross section of the perimeter road

Amerded desion and access slatement South West Bicester

5.6.11 The main purpose of the road is to remove

through-traffic from the town centre and re-route

it around the west of the town. It will also provide
access to the strategic employment area easl af
the A41 and to the secondary schoal for traffic
from outside Bicester. The alignment and design of
the perimeter road has been carefully selected so
that it:

Avoids long straight sections of road that
encourage overtaking

Closely follows the topography of the site to help
assimilate it with the fandform

Takes account of sensitive views in and around
Chesterton and Whitelands Farm

Aligns with existing hedgerows, copses and trees
to fit within the landscape

Minimises potential noise and light poliution.

2.5m 3m 4.5m
Verge  Cycleway Hedgarow Farmal
Swale  Footway with Recreation
intermittent
trees
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North west section

push road away from areas which can be viewad from the
properties along Middieton Stoney Road

avoid crossing the open plateau

align road Lo follow existing vegetation

South eastern section

push road away from central valloy to avoid degrading the
intimate landscape

align road between the two ridges and next to the existing
hedgerow fo reduce its visibility fram the north and south

Figure 5 20 Rationale for perimeter road

|

Central section

Overall proposed alignment

push road away from Chesterton and over the ridge
respects the selling of Whilelands Farm
align the road to follow the topography

align road in centre of main field to ratain useable fields
on either side

the alignment of the road closely follows the profile of
Gagle Brook and the general lopography of the site
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5.6.12 The alignment of the road was eslablished 5.6.14 The network of streets, roads and footpaths has

5.6.13

through detailed landscape analysis of the site
and its context. A series of diagrams explain the
landscape and visual factors that were considered
and the rationale for its alignment,

Tree planting along the road s limited so as not to
accentuate the road within the landscape. Instead,
the existing hedgerow network has been enhanced
with new copse and tree planting, which combine
lo provide a slrong landscape structure either side
of the perimeter road. For the most part, the road
will be al grade or in cutting,

been designed so that the new quarter is a place
that Is easy to move around. The predominant
movermant patterns are from north-wesl to south-
east (movement from the west of Bicester towards
the A41 Oxford Road) and from south-west to
narth-east (movemenl from within the development
towards the town centre). The streel patterns allow
for ease of movement in these directions and
provide safe residential environments. The two
public footpaths that currenily cross the site have
been incorporaled without need lor diversions.
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57 Appearance

This section axplaing how the development may Land ressrved lor a second primary schoo
look and feel. The illustralions are indicalive, their howle it bee required. Bolh primary school sites
main purpose being to halp explain the design -"“ !.I I-' I|- '“ || .I“|||F
principles set out earlier and 1o shown how some

of the key public spaces and building may appear

limmediate anvironmeenlal lBgriing resource

F e deveal I
overiaoking il | [ | 5

'.l
green Spaies 1
Panmealer road, w sefetiliona |

siructure planting o suppor]

115 assirmdaltion into e wad

Sports villa
sthietics tra
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=
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Three-dimensional model of the sketch master plan
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-
Mixed-use local centre
o comprnsing shops, & pub Fingle Brook and its wider setting,
commiunity uses and a primary — retained and enhanced as a recreationa
¥ schocl ground a tnangular- and environmental resource
shaped public space

Health village, comprising shellered

accommodation, employment uses
=z from Middleton and a sile reserved for a commun Iy

hospital and a GP surgery,

CWCIE Qoiess ||'-.'."'I'I
on Stoney Road

Existing patrol filing station

o arnd service area

Commercial uses guanar

comprising offices and workshops

Heotel, key landmark al secondary

— Secondary access from the 841 Oxlord Road
o a "-_'I-:Zl 1@ l-controtled |l."'| (iIn k)
=il
o
’ Mew lower speaed limit along
-] this-settion of rosd. for This three-dimensional computer generated mode| is |
“Ii.'_ -.-;--I i matabs e based on the two-dimensional sketch master plan
| ,__.f__u ! , avalc (see pages 44-45). It provides an aerial view of the

proposed development based on the informal sketch,
While the model is only hased on sketch details, the

heights shown are a reasonable approximation and

accord with the ElA work. Please note there is no roof
plan on this image and all buildings are shown ‘flat-tapped’
while the actual development will primarily consist of

- buildings with pitched roofs.
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Character areas

571 The development area is of sufficient size
to develop different character areas, These
seven suggested areas can develop particular
characteristics, in response to each specific
part of the site, the land uses proposed and the
adjacent land uses. For example, the ‘Pingle
valley' will have a serene characler. drawing on
its predorminantly residential uses, the larger
expanses of green space and the adjacent
wetlands. The “village heart' will be quite differant.
with a vibrant character, resulting from ils more
continuous building fronts and greater sense of
enclosure together with a liveliness from the mix of
uses and activities,
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Flowre 5 22 Character areas I

i'“j Village North
"~ "1 Pingle Brook

- Health Village

. Commercial Quarter

' Village Heart

. Sports and Education Village
‘ Countryside Edge
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Local centre

Food store, with landmark
feature on north-wastern

corner and active ground floo
uses (e.q. coffes shop, flower

boutigue etc, ] An opportunity

Sharad car parking for
the local centre, including
sarvice and delivary
access o food store.

for @ modem or
cortemporary desion

Oifices, shops
and residentia
uses with on
streel short stay
parking.

Secure parking
for mixed-use
development

Gardaen spaca
associated with a
pub or restaurant
function fronfing
the square.

The main spine
sireel leading (o
the local centre
from the south

Location plan

Fioure 500 Sketeh illustration of the mixed-use local centre
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Community Hall, with
attractive front door and
entrance featurs onto the
S(UEre. A SecuUre greern
space 1o the rear for outdoor
tunctions.

Limited/controlled
car parking (e.9.
disabied drivers,
short-stay) in the
square, benealh tres
CENDPY

‘Civic square,
primarily hard paved
" but with significant

i mlae planting.
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Middleton Stoney Road,

Mew planting
provides shelter
screening and

a sense of
enclosure for new |

devalopment

Secure parkingAL
courtyards far Tafss

ﬂ
Bulldings ove :ur':nkl!'l=_g1|
lhe tootpath to provida

ralural surveillanoe’ e
i

and security.

Secure bridge crassin
vehicles over Pingle Brook.

Retained and
enhanced woodland

Copse

Location plan

Seoure open space provision —5t Many's Close,
lor adjacent flats.

A posilive welcoming gateway o the
development. The street is framed

try two larger properlies together with
shrest ree planting

Attractive main
approach streat, with

Rear gardens Strong tree-lined
secured by being edge to development
¢ A positive sanse of placed back to back site.
L_enclosure achisved wilh olher gardens, |
thraiigh l;:m'*.rﬁmn:}us ( ’ ™
'.’ huilding frontages |
either side’ | L \

o

e

Pinoie Brook and
its setting retained
and enhancead for

recrestional uses

Welland environmeant 1o Buildirgs uyverlooking
enhance bhio-diversity of Tootpath p
the area and be a parl of 2 natural sureel

sustainable drainage siraleyy, 8N sscurity
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Avanety of holse lvpes Design details

Sigure 24 Sketch illustration of the Pingle Brook area
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Primary School area (2.4/Ha)
Barrow easament area (50m)
Primary School bulding
Vahicular access

Protected grean opan space
Protected trees

LEAP

Soquans

Secure car parking for staff
and out of hours functions

e staternent South West Bicester

3 i ,I_-L

Mustrative proving layout of primary school and surrounding area
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o Mustrative proving layout of secondary school

Amendsd design and

Location plan
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Phasing of development

A phasing programme has been developed to

set out the estimated build rates for residential
development in paragraph 3.69 and accompanying
table of the planning statement.

Construction will begin for the initial residentiat
area of Middleton Stoney Road and off the new
access off the A41 and will continue in phases as
shown in figure 5.15 below,

|

Application boundary

Other land in applicant s cwnership
Phaze 1a

Phase 1b

Phase 2

Phase 2

Amended design and access stalement South Wesl Bicester

Floure 5 27 Phasing plan
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6.1.1 A poorly-designed place Values and embraces diversily and differen

ol particula L . . Consists of hiagh guality desans
and inlegralas the princples ol
&l oul i basl practice da B Allocales approg jle s & for peopls
lavelopmaint Ir Sl econd consullator
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6.1 The master plan meets these seven slandard
specal treatmeant
objectives of inclusive design in varous way

. Offars the freedom o choos:

equally in the d

mainstream activilies

London Road in the lown centre
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6.1.3

6.14

The proposed main access polnts, the street
pattern and footpath nelwork provide good internal
connections and give this new residential quarter
a natural fit with the hosl town of Bicester This
allows both naw and existing residents to move
seamlessly between the new quarler and the rast
aof the town

The new quarter plays hosl to a variety of uses
and aclivities including commercial uses (office
and workshop accommaodation). communily uses
{such as schools, a communily hall, sports piiches
and a sports pavilion) and a significant health
vilage. comprising health uses, GP surgery and
accommaodation for the elderly. This is located

in the north-easl corner, and is accessible to the
wider Bicester community. This combination of
complementary activilies creales a genuine new
neighbourhood quarter, that offers participation
opportunities for the whole community.

The residential development within the new
quarter offers variety and choice for different
groups within the cormmunily, The creation of
characler areas in response to the context of
the site and surroundings, provides a variety of
neighbourhoods, each with a different quality
and feal. This diversity will allow the new quarter
o appeal 1o a wider cross-section of would-

be residents, allowing a mixed and balanced
community 10 develop,

6.1.6

6.1.7

High guality design will be inherent to the
development process, from the original

thinking behind the master plan, through to the
implementation of the final dasigns as they are
built on site, This design and access statement,
together with the design and developmani
framework endorsad by the councll, offers early
opportunities to embed high qualily desian into the
lecal planning system

The streats and spaces in the new guarter will
give prionty 1o people. There will be a diversity

of green or ‘soft’ spaces. including large areas of
lormal open space, sports pitches, greenways and
footpaths. There will also be a diversily of ‘hard’
spaces, including quarter and neighbourhood
squares, courtyards and lanes. A proper mix of
spaces will creale a 'people place’, not dominated
by the demands of the car.

The combination of good connections, a mix of
uses and aclivilies, including sporting facilities and
healthcare uses, a variety of characler areas and
a high quality enviranmenlt, all with an emphasis
an ‘paople priorty’, will promote a place that is
healthy, safe and comlorlable

The judicious use of landmark buildings and
designs assists in crealing a place that is easy
remember and lo move around. Overlaid on the
sireet pattern, and placed at strategic junclions
and at the end of key view cornidors, lhese
important buildings and spaces will make the new
guarter memarable and distinctive




