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1. Introduction 

1.1  This Planning Statement has been prepared by Terence O’Rourke Ltd, on behalf 
of the applicant, Countryside Properties (Bicester) Ltd (referred to hereafter as 
‘Countryside’).  This statement supports the reserved matters application for the 
construction of the local centre comprising retail, nursery, community centre with 
associated amenity space, car parking, and access (referred to hereon in as the 
‘Application Site’) at the South West Bicester (Kingsmere) urban extension 
pursuant to the outline planning permission LPA Ref: 06/00967/OUT dated 27 
June 2008 (referred to here on in as the ‘Kingsmere Scheme’ – See Appendix A 
for Decision Notice). 

 
1.2 This statement is also accompanied by the following information: 
 

• Planning application forms and certificate 
• Site Location Plan 
• Transport Assessment, WSP 
• Noise Impact Assessment, WSP 
• Sustainability Statement, Turley Sustainability 
• Design & Access Statement, Hunters 
• Planning application drawings (See cover letter for full list) 
• Planning application fee 

2. The Site and Surroundings 

2.1  The application site comprises 0.85 hectares, within the wider 116 hectare South 
West Bicester (Kingsmere) urban extension (See Appendix B for Site Plan).  The 
site is identified as the ‘local centre’ within the approved Masterplan and Design 
Code. The wider Kingsmere Scheme is currently being delivered on land 
immediately to the south and south west of the Application Site.  To the South 
West of the spine road, the County Council are constructing a primary school, 
scheduled to open in early 2016. 

 
2.2 The site is approximately 0.3km from the northern boundary of the wider 

Kingsmere Scheme, which is defined by Middleton Stoney Road.  The village of 
Chesterton lies approximately 0.8 km to the south west of the site.    

 
2.3 The Application Site is accessed via the new internal circulation roads, which have 

been constructed as part of the Kingsmere development.  The main street 
(Primary Street) through Kingsmere passes to the south of the Application Site and 
will provide the primary vehicular access.  The internal roads for SW Bicester 
connect to Middleton Stoney Road to the north, and the A41, Oxford Road to the 
east.  

3. Planning History 

Phase 1: 

3.1 In 2004, following promotion by Countryside, the Kingsmere site was included in 
the non-statutory local plan allocation for the development of a strategic urban 
extension on land to the South West of Bicester (now known as Kingsmere).  In 
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2008, outline planning consent (ref: 06/00967/OUT) was granted for:  
 
“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; 2no. primary schools and 1no. 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.” 
 

3.2 As part of the implementation of Kingsmere, substantial information was 
submitted in order to discharge conditions, including a detailed Design Code 
which establishes key design features including buildings heights and densities, 
and a number of character areas.  
 

3.3 Since the grant of outline planning permission, various reserved matters 
applications have been submitted and approved for strategic highway 
infrastructure, landscape schemes for structural landscape areas and open space, 
as well as a large number of the housing parcels.  The majority of the strategic 
infrastructure is now in place. A hotel opened in 2013 and 1,184 of the homes 
have been granted detailed consent, with approximately 400 homes now 
completed, and occupied, at the time of writing.  

 
3.4 The Primary Street and secondary street serving the application site have been 

constructed following reserved matters approval (LPA Refs: 09/00174/REM, 
09/01528/REM, 09/01532/REM, 11/0180/REM and 14/00114/REM) 

 
Additional Proposals: 

 
3.5 In addition to the primary development proposals outlined above, there have also 

been a number of additional development proposals affecting both land which 
formed part of the original outline application for SW Bicester, and adjacent sites 
including: 

 
• LPA Ref: 11/01840/F – Full planning permission was granted for the conversion of 

Whitelands Farm buildings and new buildings to create 11 new homes on 15 July 
2013. 

• LPA Ref: 14/01207/OUT - An outline approval for 46 homes on the site originally 
reserved for a potential second primary school (known as KM22) dated 17 July 
2015 

• LPA Ref: 13/00433/OUT – An outline application for construction of up to an 
additional 100 dwellings above those permitted in 06/00967/OUT received a 
resolution to grant approval at the 11 July 2013 Planning Committee, subject to a 
Section 106 legal agreement. The Section 106 legal agreement has yet to be 
formally completed. 
 

Phase 2: 
 
3.6 Countryside has promoted South West Bicester (Phase 2) through the Council’s 

new Local Plan. Phase 2 land lies immediately to the west of Phase 1. A resolution 
to grant approval (LPA Ref 13/00847/OUT) was made subject to a S106 legal 
agreement at the 7 August 2014 Planning Committee for outline planning 
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permission for up to 726 homes (including up to 60 extra care units) described as 
follows: 

 
“OUTLINE: Residential development within Use Class C3, Extra Care facility, 
Primary School, retail, formal and informal public open space, play facilities, sports 
pitches, allotments and associated infrastructure including landscaping, highways, 
footpaths/cycleways, drainage utilities and parking.” 

  
4. The Proposed Development 
 
4.1 This application seeks Reserved Matters approval for the ‘Local Centre’ of the 

Kingsmere development, pursuant 06/00967/OUT. The Local Centre will serve the 
entire Kingsmere development (both Phases 1 and 2) which could total up to 
approximately 2,400 homes. The position of the Local Centre within the Site was 
agreed at outline consent and defined in the approved Kingsmere Design Guide. 

 
4.2 The Local Centre will comprise: 
 
Buildings: 

• 728 sq.m Community Centre (Class D1) plus 188 sq.m external space  
• 175sq.m Youth Centre (Class D1) plus 217 sq.m external space  
• 519 sq.m Nursery (Class D1)  
• 400 sq.m Convenience Store (Class A1) 
• 4 x 106 sq.m Retail units (Class A1/A2/A3/A4 and/or A5) 
(NB: All figures are Gross Internal Area (GIA)) 

 
Associated Development: 

• Public square, with ancillary landscaping 
• Car Park for 45 cars and 3 motorbike bays 
• 2 no. Cycle Parking shelters for 20 bicycles 
• Recycling point with 6 No. Recycling bins 
• Rear servicing yard for the proposed commercial and community uses, including 

loading bays, staff parking and refuse storage. 
 
Proposed Community Centre/ Youth Centre 
4.3 The design and specification for the Community Centre/Youth Centre has been 

the subject of detailed discussions with Phil Rolls and Vickie Zielinski of Cherwell 
District Council’s (CDC) Communities and Recreation team, and the Kingsmere 
Residents Association (KRA) who will manage the Centre. 

 
4.4 The proposals for the Community Centre were presented to KRA’s AGM in May 

2015 and the feedback has helped shape the proposals. Various iterations of the 
layout of the Community Centre have been tabled to CDC officers the KRA for 
their input. 

 
4.5 The size and specification of the Community/Youth Centre differs from the 

specification within the Section 106 agreement for 06/00967/OUT. This reflects 
the additional provision now required to meet the needs of the proposed Phase 2 
development and an evolved understanding of the end-user requirements for the 
facilities. 

 
Proposed Nursery 
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4.6 There is currently no specified operator for the Nursery, however the detailed 
design of the Nursery has been drawn up in conjunction with agent advice and 
the requirements of Nursery operators.  

 
Proposed Convenience Store 
4.7 An operator has not yet been signed up for the Convenience Store, but the size 

and format of the store has been designed through discussions with a potential 
occupier. 

 
Proposed Retail Units 
4.8 The 4 units are ‘shell’ units with no identified occupier. To maximise the potential 

letting options, and to ensure an active Local Centre, permission is sought for 
flexible use for the units as either retail (Class A1) or financial/professional uses 
(Class A2) or restaurant/café (Class A3) or wine bar (Class A4) or hot food 
takeaway (Class A5). 

 
5. Planning Policy 
 
5.1  The planning policy applicable to the site remains largely unchanged from the time 

of the outline application, with the addition of the policies in the NPPF and the 
Strategic Policies of the Cherwell Local Plan (Part 1). 

 
5.2 The development plan for the site comprises the: 
 

• Cherwell Local Plan 2011 – 2031 Part 1 (2015) 
• Saved policies within the Cherwell Local Plan (1996)  

 
5.3 Material considerations include: 
 

• National Planning Policy Framework (NPPF) (2012) 
• Non-Statutory Cherwell Local Plan 2011 (2004) adopted for development control 

purposes. 
  
Cherwell Local Plan 2011-2031 Part 1 (2015) 
5.4 Bicester is identified in policy BSC1 as the key location for growth in the district, 

with the growth of Bicester and the delivery of the SW Bicester urban expansion 
at Kingsmere listed as key objectives.  The plan recognises SW Bicester Phase 1 
as having been approved and allocates SW Bicester Phase 2 as a strategic site 
for the delivery of up to 650 additional dwellings under policy Bicester 3.  This is 
the smallest of three strategic housing allocations, the others being the NW 
Bicester Eco-Town development and the MoD’s land at Graven Hill.  In 
combination it is anticipated that the sites will provide over 7500 new homes.  

 
Saved Policies of the Cherwell Local Plan (1996) 
5.5 The Cherwell Local Plan was adopted in 1996.  Following a review in September 

2007, a number of policies within the plan were saved and remain the current 
statutory planning policies for the district until superseded by the policies 
emerging through the Local Development Framework.    
 

5.6 Policies C28 and C29 are concerned with the design of new development.  They 
require development proposals to be appropriate to their setting in terms of 
layout, design and external appearance.  They also require consideration to be 



 

© Terence O’Rourke Ltd 2015 6 

given to the amenity of existing residents.  There is an approved Design Code for 
Kingsmere that guides design and includes some mandatory design and 
development requirements regarding the local centre. The proposed Local Centre 
development will be in accordance with the approved design code and will 
integrate well with the wider development. An assessment of the scheme against 
the Design Code requirements are set out in Section 6 of this Statement, as well 
as the accompanying Design & Access Statement 
 

National Planning Policy Framework (2012) 
5.7 The National Planning Policy Framework was published in March 2012 and forms 

the Government’s planning policy at a national level, replacing the previous 
combination of Planning Policy Statements and Planning Policy Guidance Notes. 
The NPPF promotes sustainable growth, regeneration and establishes a 
presumption in favour of sustainable development.   

 
 
Non-Statutory Cherwell Local Plan 2011 (2004) 
5.8 The Non-Statutory Cherwell Local Plan was originally prepared as a replacement 

to the Cherwell District Local Plan.  However, due to changes to the planning 
system introduced through the Planning and Compulsory Purchase Act 2004, the 
decision was taken to stop work on the preparation of the plan.  The Non-
Statutory Cherwell Local Plan was subsequently approved by the council as 
interim policy for development control purposes.  While it is not part of the 
development plan, the Non-Statutory Local Plan should form an important 
material consideration in the determination of any application.  
 

5.9 The Kingsmere site is allocated for a new mixed-use urban extension to the south 
west of Bicester under policy H13 of the Non-Statutory Local Plan. Aside from this 
allocation, the site is not subject to any additional allocations or designations in 
the Non-Statutory Local Plan.  
 

5.10 Policy D1 sets a number of general urban design criteria for new development.  
Policy D3 requires development proposals to reflect the local distinctiveness of the 
area and the characteristics of the site.  The approved Design Code was 
developed in accordance with these policies and seeks to provide a form of 
development which reflects local distinctiveness.  It is the product of long 
discussion and negotiation with council officers and other stakeholders.  The 
Design Code aims to secure quality development. 

 
6. Planning Considerations 
 
Principle and form of Development 
6.1 The principle of development is already established through the outline consent in 

June 2008 (LPA Ref 06/00967/OUT). The position of the Local Centre within the 
Kingsmere development was agreed at outline planning permission stage and 
then its boundaries refined in the approved Design Code (see pages 118 & 119 of 
the Code).The original outline consent and Design Code specify land uses to be 
included within the Local Centre. 

 
Compliance with the Conditions of Outline Consent 06/00967/OUT 
 
Condition Subject Response 
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No. 
6 Development shall be carried out in 

accordance with the approved Design Code 
Please refer to Paragraphs 
6.3 – 6.10 below for a 
commentary on uses and 
the Design & Access 
Statement for commentary 
on the detailed design of 
the proposed buildings 

9 Public Consultation Strategy The Design Code went 
through a substantive 
stakeholder engagement 
process. 
 
The detailed design of the 
Community Centre has 
been undertaken in 
discussions with Cherwell 
(CDC) Community Officers 
and the KRA.  
 
Further statutory 
consultation will be 
undertaken by CDC in 
regard to this Reserved 
Matters applications. 

12 Surface Water drainage See Paragraphs 6.26, 6,27 
and Appendix H. 

15 Site slab levels shall be a minimum of 150mm 
above existing ground levels. 

The site slab levels are a 
minimum of 150mm above 
existing ground level and 
fully accessible. 

18 No buildings shall exceed the heights specified 
on the Building Heights Plan. 

No buildings exceed the 
maximum height of 14.5m, 
specified on the Building 
Heights Plan. 

25 No surface water from the development shall 
be discharged onto the adjoining highway 

No surface water will be 
discharged into the 
adjoining highway, please 
see drainage plan in 
Appendix H. 

26 No service trenches, pipe runs or drains or any 
other excavation, earth movement or 
mounding should be constructed within 2 
metres of the canopy spread of trees on the 
site within the prior approval of the LPA. 

There are no existing trees 
within the application site 

27 No development shall take place within 8m of 
any watercourse without the prior written 
consent of the LPA. 

The development is not 
within 8m of a water course 

31 Fire hydrants shall be provided in each phase 
of the development. 

Fire hydrants will be 
provided to serve the Local 
Centre. The precise location 
of these will be determined 
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at a later date/technical 
design stages. 
 

35  Full details of the enclosures along all 
boundaries of the phase and the dwelling or 
other building therein shall be submitted to and 
approved by the LPA 

See drawings for details. 

37 The Local Centre should include one retail unit 
of 200sq.m to 400sq.m and a minimum of 2 
and a maximum of 6 other retail units of no 
more than 150sq.m each, gross floorspace 

See commentary below in 
6.3 – 6.15 

38 Any employment space should be in units 
suitable to accommodate small businesses 
with an individual floor area of no more than 
500sq.m. 

See commentary below in 
6.3 – 6.15 

44 Prior to work commencing on an phase of sub 
phase measures all be put in place to ensure 
that vehicle wheel washing is carried out to 
prevent any material being carried on to the 
public highway. 

This condition will be 
complied with. 

45 Details of the location of all site compounds 
and the associated areas for plant storage and 
access thereto, as well as a scheme for their 
subsequent removal and restoration of the 
land, shall be submitted to and approved in 
writing by the LPA. 

Details will be submitted 
prior to start on site. 

49 The scheme shall be implemented in 
accordance with the approved drainage 
strategy. 

See paragraphs 6.26, 6.27 
and Appendix H.  

51 No development shall commence on any 
phases until the method for piling foundations 
has been submitted to and approved in writing 
by the LPA. 

Foundation details are not 
yet known, and will be 
ascertained at detailed 
design stage. 

 
Compliance with the Approved Design Code 
6.3  Condition 6 of the Outline Consent 06/00967/OUT states that all development 

shall be carried out in accordance with the approved Design Codes. 
 
6.4 The accompanying Design & Access Statement sets out the detailed design of the 

proposal against the design criteria set out within the Design Code. 
 
6.5 The Design Code also specifies mandatory elements for the Local Centre (Page 

119 of the Design Code): 
 
Element Compliance? Detail Reason 
200m – 400sq.m 
gross Convenience 
Store 

Yes  The proposed store 
will have 400sq.m 
Gross Internal Area. 

This size of store 
meets the 
requirements of 
potential operators. 

Two to six shop 
units of up to 150 
m2 gross 

Yes (fully) 4 retail units of 
106sq.m are 
proposed.  

A range of use are 
being proposed for 
these units to 
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maximise leasing 
options and ensure 
an active frontage, 
including A1 retail, 
A2 services, A3 
café, A4 wine bar 
and/or A5 hot food 
take away. 

Employment units of 
up to 500sq.m 
gross each (B1 or 
B2) 
 
 

No No B1/B2 
employment uses 
are proposed. 
 
Please note that it is 
considered that the 
Design Code 
reference to a 
requirement for 
Class B2 (General 
Industrial) uses in 
the Local Centre 
was incorrect. Class 
B2 uses, by 
definition, are not 
appropriate within a 
residential 
neighbourhood. 
 

A specialist 
developer that 
previously looked to 
deliver the whole of 
the local centre site 
confirmed that they 
received no interest 
for any B1 (office) 
uses. 
 
The applicant has 
commissioned 
agents to look at the 
office market within 
Bicester and there is 
no demand for small 
office units above 
retail within this 
fringe location. Full 
details are set out 
within Paragraph 6.5 
onwards and 
Appendices B & C. 
 
It should be noted 
that additional 
employment 
opportunities will be 
created with the 
inclusion of the Day 
Nursery, or other D1 
uses. 
 

Community Centre 
of 641sq.m gross 
internal, 100sq.m 
external space, 25 
car parking spaces 
(shared use) 

Yes  Since the approval 
of 06/00967/OUT 
and the Design 
Code, an application 
was submitted (and 
a subsequent 
resolution to grant 
consent made) for 
Kingsmere Phase 2. 
As part of the 
negotiations with 

The detailed design 
of the Community 
and Youth Centre 
has been developed 
with the input of 
both CDC and KRA. 
The design/layout 
submitted is that 
agreed with CDC 
officers  
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CDC when 
considering the 
Phase 2 scheme, it 
was agreed that a 
larger Community 
Centre would be 
provided within the 
Phase 1 Local 
Centre (i.e. the 
application site), 
rather than a 
separate facility on 
Phase 2. Therefore 
a larger Community 
Centre is proposed 
to serve both Phase 
1 and Phase 2 of 
Kingsmere. 
 

Building heights 
should be three or 
four storeys (except 
Community Centre). 
The double height 
hall within the 
Community Centre 
must be located on 
the street frontage 
to maximise building 
presence. 

Yes  One part of the 
proposed 
community centre is 
a double height hall, 
and located on the 
street frontage. 
 
In terms of number 
of storeys, uses will 
only be provided at 
ground floor levels 
but through the 
design of the 
buildings there is 
height to give the 
buildings presence 
and the effect of 
several storeys. 

The proposed 
Community Centre 
is considered to be 
compliant with the 
Design Code. 
 
There are no upper 
floor uses to the 
proposed retail 
element, so ‘height’ 
has been provided 
through the use of 
roof profiles/design 
techniques. 
 
The proposed 
nursery has been 
designed to be a 
landmark building, 
with the central 
element of the 
building detailed to 
create height and 
presence as the 
focal point within the 
Local Centre. 

2 x 15m x 2.5m bus 
stops should be 
located on the west 
of the space away 
from the primary 
school 

Yes The bus stop 
locations are to the 
west of the local 
centre, along the 
spine road. 

The bus stops are 
positioned outside 
of the main entrance 
to the proposed 
Convenience Store. 

Covered cycle Yes 2 x cycle shelters for Providing shelters at 
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shelter for 16 
bicycles designed 
into the public 
realm. 

10 bicycles each are 
located to the edge 
of the car park, 
fronting the retail 
and the Community 
Centre. 

either end of the 
centre will provide 
more convenience 
for users (2 x 10 
bicycle shelters are 
proposed due to the 
type of products 
available) 

Group of six 
recycling bins 

Yes 6 recycling bins are 
positioned to the 
rear of the 
Convenience store 

Positioning the bins 
to the rear of the 
public realm/ 
convenience store 
will ensure that the 
impact upon visual 
amenity is limited 
and that disturbance 
for pedestrians is 
minimised during 
collections. 
 
Any new residential 
development on 
adjacent parcels will 
have to have due 
regard to the 
proximity of these 
bins, for potential 
occupiers. 

Six bench seats, 
integral to the public 
realm and on main 
routes and desire 
lines 

Yes Six benches are 
placed within the 
heart of the public 
square. 

Grouping the 
benches together 
will help create a 
‘sense of place’ and 
a meeting point for 
the Local Centre. 

 
 
Variances from the Design Code 
 
Absence of B1/B2 employment uses and upper floor uses 
 
6.6 Both Condition 38 of the Outline Consent, and the subsequent Design Code seek 

the provision of offices within the Local Centre.  
 
6.7 As document in the various Marketing Strategy letters (See Appendix C) that have 

been forwarded to Cherwell District Council, pursuant to their Section 106 
obligations (See Appendix D) Countryside originally engaged with a specialist retail 
developer, Parlison Properties, to deliver the Local Centre. Parlison worked up 
various schemes for the Local Centre based upon the requirements of interested 
operators and partners, weighed against the requirements of the planning 
conditions and Section 106 agreement.  
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6.8 As set out in the 26 March 2015 Marketing Strategy Letter (Appendix C) Parlison 
sought to engage a number of house builders to provide residential on upper 
floors, but there was no interest. Parlison also looked at providing office 
accommodation at upper floors, but there was little or no demand, and a viable 
scheme could not be delivered. Additionally, the evolving requirements for the 
Community Centre were also affecting viability. Eventually, Parlison pulled out of 
negotiations, as they could not deliver a viable scheme. 

 
6.9 Subsequent to the specialist developer interest falling away, Countryside has 

sought advice from local agents on the size and type of office provision required 
by the local market and what would be suitable within the Kingsmere location. 

 
6.10 VSL has provided advice to Countryside (Appendix E) stating that they are already 

marketing several offices within Bicester town centre and around, and there is a 
distinct lack of demand. In their considered opinion, office space at Kingsmere 
would be very difficult to let for a fair market return and the physical space would 
be somewhat unattractive to office occupiers given the other uses within the Local 
Centre and demand for car parking, particularly with the local school at pick-
up/drop-off in the mornings and late afternoons. 

 
6.11 Countryside has explored alternative uses for the upper floor and has looked at 

the potential for residential development above the retail units. Countryside have 
discussed options for creating market and affordable housing above the retail 
units but have been advised that residential would be unattractive in this location 
(compared to other parts of Kingsmere) given the potential for noise and 
disturbance for tenants from the retail units, including deliveries, and use of the 
public squares (see letter from Bromford Housing Association, Appendix F). 
Likewise, retailers looking at leasing the retail units would be concerned of having 
residential above, given the potential impact of restrictions upon their operations, 
notably early morning deliveries of goods such as milk, bread, newspapers etc. 
particularly at the weekends. 

 
Height 

 
6.12 Given the absence of demand for upper floor uses above the retail, Countryside 

instructed their architects to explore options for introducing ‘height’ and ‘bulk’ into 
the Local Centre, yet still ensuring the Local Centre has an attractive ‘human 
scale’ for the local community, and a design that clearly sets it apart from the 
prevailing residential character of Kingsmere, as per the Design Code. 

 
6.13 The accompanying Design & Access Statement sets out the design rationale of 

the proposed buildings and the material detailing, which has sought to use 
colours and materials not found elsewhere on Kingsmere including coloured 
louvres, timber solar shading and steel columns to set the Local Centre apart and 
give the distinctiveness sought through the Design Code. 

 
6.14 As part of the detailed design of the retail and nursery building; ‘height’ has been 

created through the roof profiles to ensure the Local Centre buildings are visible 
and landmark buildings in their own right. Notably the proposed Nursery will be 
particularly prominent in views from the South West, as the centrepiece of the 
Local Centre. 

 



 

© Terence O’Rourke Ltd 2015 13 

6.15 Page 21 of the Design & Access Statement compares the scale of the proposed 
Local Centre buildings and the adjoining proposed residential across the street. 
The proposed verticality of the Local Centre buildings, the glazed facades and the 
material detailing all combine to signify their prominence and importance within 
the predominantly residential setting. 

 
Other Matters 
 
Parking and Vehicular Access 
 
6.16 The accompanying Transport Statement, prepared by WSP, sets out the 

justification for the proposed parking numbers and how the proposed vehicular 
accesses will work, including the rear servicing area. 

 
6.17 In deriving a quantity of parking; a balance has been struck between meeting 

demand of the proposed uses, ensuring there are enough spaces to avoid cars 
parking on the Primary Street (which has been designed to be narrow in order to 
slow vehicles to enhance safety) and therefore avoid a detrimental effect upon the 
free flow of traffic, and ensuring car parking does not dominate the public realm, 
to the detriment of pedestrians and visual amenity. 

 
6.18 Parking provision will be shared across the uses plus the primary school (parent 

drop-off/ pick-up) throughout the day and evenings. In addition, Kingsmere is 
envisaged as a sustainable, walkable neighbourhood, whereby residents will walk 
to the shops, events at the Community Centre and when picking up or taking their 
children to school. 

 
6.19 Cycle parking provision exceeds that of the Design Code, and there will also be 

cycle parking facilities for staff in the rear service yard. 
 
6.20  The Kingsmere development is currently served by two bus routes; the 26 which 

runs approximately twice an hour between Kingsmere and wider Bicester 
(including the Railway station) and selected services of the S5 which runs between 
Bicester and Oxford. Both of these services will stop at the Local Centre. 

 
6.21 The car park, rear-servicing yard and recycling point have all been tracked to 

ensure they work from a highway perspective. Landscaping around the car park 
and the rear service yard has been positioned, and will be maintained, to ensure 
adequate visibility, particularly given the proximity of the Primary School and the 
pedestrian crossing at the South of the site. 

 
Residential Amenity 
 
6.22 Given the absence of proposed residential above the Local Centre, sensitive 

receptors are those plots around the Local Centre, notably parcels KMB and KME 
(Refer to Appendix G for Parcel Plan). 

 
6.23 KMB has received detailed approval for Linden Homes (LPA ref: 14/01682/REM) 

and the layout of the Local Centre has taken into account this proposed layout, 
ensuring any potential impacts upon amenity are minimised. Notably lighting is 
angled away from residential properties and the seating/gathering areas are away 
from the boundary of the Local Centre. 
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6.24 No layout has been progressed for KME and the plot has no developer lined up, 

at present. When a scheme is progressed for KME it will need to take into 
account the rear service yard and the adjoining community uses. Countryside will 
ensure the plot developer designs a scheme that does not conflict with the Local 
Centre. It should be highlighted that it is not in Countryside’s interest to blight 
adjoining land parcels before they go to market. As such, the detailed design and 
layout of the rear service area includes the provision of an acoustic fence to the 
service yard and security lighting is angled away from the boundary to help 
minimize any potential impact. 

 
6.25 It is accepted that CDC may wish to impose planning conditions that limit the use 

of the external areas of the community centre and nursery, hours of 
servicing/loading/unloading to the retail units etc. to help avoid any potential 
issues with residential amenity in the future. We would like to discuss any such 
conditions with you prior to this application being determined, to ensure that 
potential operator’s requirements are met, whilst ensuring that any activities will 
not detract from local amenity. 

 
Drainage 
 
6.26 There is a site wide drainage strategy for the development, which the local centre 

will accord with, including the provision of permeable paving within the public 
square.  

 
6.27 In line with the Drainage Strategy, the Local Centre Car Park is to be drained by 

traditional methods. Attenuation of storm water is provided in the Car Park pipe 
network to reduce the flow rate to the required 8 l/s for the 1 in 10 year event. The 
outfall from the Car Park is to the existing surface water network located 
throughout the Spine Road, which discharges to the attenuation ponds (Please 
refer to Appendix H – Drainage Plan).  

 
Sustainability 
 
6.28 The Design Code specifies that non-residential buildings will be constructed to at 

least BREEAM ‘Very Good’ Standards, pursuant to Condition 7 of the original 
outline consent. 

 
6.29 Since the Design Code was finalised in 2008, Building Regulations have been 

reviewed twice, in 2010 and 2013, and the current Part L is significantly tighter in 
terms of carbon emissions reductions since the outline consent and Design Code 
were first approved. For context, new buildings built to 2013 Part L are 30% more 
efficient than those built to 2006 Part L. 

 
6.30 In addition, on-going discussions with the Council’s Community team and the 

KRA have identified sustainability features which are not required to meet 
BREEAM ‘Very good’ standard but would enhance the sustainability of the 
proposal, including the provision of photovoltaics for the Community Centre. 

 
6.31 Turley have produced a Sustainability Strategy to accompany this application 

which sets out a technical justification for an alternative sustainability strategy in 
lieu of BREEAM, and which enable the aspirations of the KRA to be met.  
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6.32 Overall, it is considered that the approach envisaged, with a combination of 

meeting enhanced 2013 Building Regulations and the additional sustainability 
measures together, will provide a better, bespoke sustainability solution for the 
Local Centre, over and above, the one-size-fits-all approach offered by BREEAM. 

 
Section 106 Matters 
 
6.33 The Section 106 Agreement attached to the outline planning consent 

(06/00967/OUT) specified a “prior to 500 occupations” trigger point for the 
delivery of the Community Centre. Due to various factors which have required a 
revised specification and re-design of the proposals, specifically that the 
Community Centre has been increased in size to accommodate the needs of both 
Phase 1 and Phase 2, but also to meet the specific requirements and aspirations 
of the first residents at Kingsmere (KRA), this target cannot be achieved. 
Countryside and CDC are discussing a new trigger point, and this will be 
formalised through a Deed of Variation to amend the provisions of the original 
Section 106 Legal Agreement and will be confirmed in due course. 

 
6.34 Whilst the Community Centre has been designed and specified with both the 

Council and the KRA, the proposed Community Centre has increased in size and 
the specification has changed (compared to that originally outlined in 
06/00967/OUT) and a revised specification will be formally agreed through a Deed 
of Variation. 

 
7.0 Conclusion 
 
7.1 We consider that the proposed Local Centre complies with the key parameters 

set out within the original outline approval and subsequently approved Design 
Code, and the key development plan policies. Where the proposal does not meet 
these requirements, these are clearly set out and a robust justification has been 
given for this variance. 

 
7.2  With the above in mind, we consider Reserved Matters approval should be 

granted. 
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Appendix A: Decision Notice 06/00967/OUT dated 27 June 2008 
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Appendix B: Site Location Plan 
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Appendix C:  Previous Marketing Update letters to Cherwell 
District Council 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Our Ref:
Email:

11 July 2013

Mr Calvin Bell
Cherwell District Council
Bodicote House
Bodicote
Banbury
Oxfordshire
OX15 4AA

Dear Mr Bell,

mark.chatha m @cpplc.com

Properties

Re: Kingsmere, Bicester - Marketing Strategy

Further to our Planning Obligation Agreement relating to development at Whitelands Farm, SW
Bicester (now known as Kingsmere) dated 27 June 2008, I write to update you on progress with our
marketing strategy for the Employment Site and new Local Centre.

Employment Site (Clause 32)

The new Premier lnn Hotel and Brewer's Fayre restaurant are both now open and, as anticipated,
are trading well.

We have constructed the main access road to open up the rest of the site and continue to market
the balance of the land to potential industrial and office occupiers through joínt agents VSL &
Partners and Savills (Oxford office). Economic conditions are still very challenging and demand
remains low. Most enquiries received are for uses outside the remit of the existîng planning
consent, including pub/restaurant, retail, trade counter and self-storage uses. We are unable to
accommodate small leasehold enquiries, as there is no funding available nationwide for speculative
development of small office or industrial units and insuffícient demand to make such a scheme
viable.

We continue to monitor enquiries in line with the existing planning consent, but to date we have had
no interest for the whole or part of the site on commercially acceptable terms. We have however
had considerable interest in the site from retail/leîsure operators and developers which could
produce an early employment win, with the benefit of an alternative planning consent.

ln accordance with Appendix 6 of the 51_06

Paragraph a - As mentioned previously we erected a marketing board on site, which has been
updated to reflect the initial deal with Whitbread. Through this board, our agents, local press
coverage, our website and Bicester Vision we continue to try to generate enquiries.

Paragraph b - We continue to market the site with the benefit of the current consent, but have had
initial discussions with the Council on alternative uses, and would like to establish a firm basis upon
which to re-market the site with more flexibility next year.

Countryside Properties
(Bicester) Ltd.

Countryside House
The Drive

Brentwood
Essex CM13 3AT

lel:01277 260000
Fax:01277 690600

DX: 124280 Brentwood 4
www.countryside-properties.com

Q 1

II.¡VESTOR IN PEOPLE Company No 416 5247



?

Paragraph d - Our marketing boards, sales particulars and website are continually being updated

Local Centre (Clause 33)

We continue to receive retail interest in the local centre site but for commercial reasons, and in
accordance with the Planning Obligation Agreement, we consider it more appropriate to sell this site
to a third party developer.

We have worked up an initial scheme for further discussion with third parties and this is the basis of
further interest from a number of developers. We are keen to try to select a development partner to
procure these ímportant facilities at the earliest possible opportunity, but the Kingsmere project as a
whole requires a certain critical mass before the Local Centre will be viable.

We hope that this marketing strategy meets with your approval and as per paragraph 'C' on page 5
of Appendix 6, we will of course inform the Council of our marketing progress every 6 months. I trust
that the information in this letter is sufficient to satisfy your Planning Committee but should you
require any further information please do not hesitate to contact me.

rY"
urs sincerely

Mark Chatham BSc (Hons) FRICS
Director (Commercia I Ma rketing)

Cc Linda Griffiths - Cherwell District Council
Andrew Carrington - Countryside Properties
Mike Lambert - Countryside Properties
Steve Price - Countryside Properties



Email

2nd December 2013

Mr Calvin Bell
Cherwell District Council
Bodicote House
Bodicote
Banbury
Oxfordshire
OX15 4AA

mark.chatham @cpplc.com Countryside
Properties

Dear Mr Bell,

Re: Kingsmere, Bicester - Marketing Strategy

Further to our Planning Obligation Agreement relating to development at Whitelands Farm, SW
Bicester (now known as Kingsmere) dated 27 June 2008, lwrite to update you on progress with our
marketing strategy for the Employment Site and new Local Centre.

Employment Site (Clause 32)

The Premier lnn Hotel and Brewers Fayre Restaurant continue to trade exceptionally well, with the
hotel at close to full occupancy rate ever since it opened. Unsurprisingly, we continue to receive
strong demand from a wide range of developer and occupiers in the retail and leisure sectors, and
this has been highlighted to you in recent meetings.

ln contrast, the small office and industrial markets remain challenging with limited demand from
occupiers and a lack of funding for speculative development.

Since the site sale to Whitbread over 2 years ago, the balance of the Employment Zone has
remained undeveloped. lt ¡s increasingly clear to us that there is a disparity between the demand we
are receiving and the scope of the current planning consent. We have already submitted a paper
stating the case that there are more appropriate employment sites in Bicester suitable for BJ./82/88
development and that this site is uniquely positioned to deliver early employment through a more
flexible planning regime.

We have selected a major commercial developer to harness some of this retail/leisure interest and
we will be seeking to meet with you and the officers at Cherwell District Council early in the New
Year as the first steps toward the submission of a Planning Application for alternative use on the site.
We believe that this will provide a more suitable gateway development at this important entrance
into the town by way of a high quality architectural led scheme, delivering early employment on the
site.

Countryside Properties
(Bicester) Ltd.

Countryside House
The Drive

Brentwood
Essex CM13 3AT

Tel:01277 260000
Fax:01277 690600

DX:124280 Brentwood 4
www.countryside-properties,com

() 1

INVESTOR IN PEOPLE Company No 416 5247
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ln accordance with Appendix 6 of the 5106

Paragraphs albld - We have been marketing the site for some 3 years through agents Savills and
VSL, letting boards are still in place and continue to market the opportunity to occupiers. We also
continue to keep sales particulars and website updated and have presented this opportunity widely
to enquiries in the market place through the joint letting agents.

Local Centre (Clause 33)

We are in detailed discussion with a third party Local Centre developer who has identified interest
from both a convenience store operator and Day Nursery as anchors for the scheme. We are now
trying to progress this interest with the main issue being the viability of residential apartments
above the shops. We are nevertheless hopeful that we will be in a position to present proposals to
the Council in the near future.

We hope that this marketing strategy meets with your approval and as per paragraph 'C' on page 5
of Appendix 6, we will of course inform the Council of our marketing progress every 6 months. I trust
that the information in this letter is sufficient to satisfy your Planning Committee but should you
require any further information please do not hesitate to contact me.

Yours si ly

Mark Chatham BSc (Hons) FRICS
Director (Commercia I Ma rketing)

Cc Linda Griffiths - Cherwell District Council
Andrew Carrington - Countryside Properties
Mike Lambert - Countryside Properties
Steve Price - Countryside Properties
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Appendix D: Extract from Section 106 Legal Agreement – 
Appendix 6 Marketing Strategy 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 















 

© Terence O’Rourke Ltd 2015 20 

Appendix E: Letter from VSL, Commercial Agents 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Venables Sherrott
Lockhart and Partners
22 Bankside
Kidlington
Oxford
OX5 1JE 
t  01865 848488
f  01865 856940
www.vslandp.com

Directors:  Tom Barton BSc (Hons) MRICS , Andrew Lockhart BSc MRICS MCIArb , Richard Sherrott BSc (Hons) FRICS ACIArb, Richard Venables BSc (Hons) MRICS

Consultants:  Vivienne Spurge BSc (Hons) FRICS , Andrew Parker BSc MRICS

Registered Office: Venables Sherrott Lockhart and Partners Ltd Unit 6 Southill, Cornbury Park, Charlbury , Oxon. Registered in England No. 07464536

Regulated by RICS

 

 
 

 
Dear Matthew 
 
Statement in Relation to B1(a) Office Accommodation at Kingsmere Local Centre, Bicester 
 
In light of our telephone conversation and historic correspondence, VSL & Partners have now reviewed the amended 
plans and accompanying documents which set out the proposed Kingsmere Local Centre, Bicester. 
 
We highlight the relevant key documents to be:-  
 

x Kingsmere Bicester Design Code (July 2008) 
 

x Outline Planning Permission 06/000967/OUT (dated 27th July 2008) 
 
Up to 1,585 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, children's day nursery, offices and a 
community centre, 2 no primary schools and 1 no secondary school, a hotel, a sports pavilion, formal and informal open 
space [and] a link road. 
 
Section 106 Agreement (dated 27th June 2008)  
 
The below table shows the Local Centre Elements as set out by the relevant planning documents and also the 
proposed Kingsmere Local Centre in accordance with the soon to be submitted planning application, therefore 
allowing a direct comparison:- 
 

Local Centre Land Use 
(Basic Description) 

Local Centre Elements 
(as set out within Kingsmere 

Design Code, Outline Planning 
Permission & Section 106) 

Proposed Kingsmere  
Local Centre 

Proposed Local centre 
Compliant / Non-

Compliant 

 
Convenience Store 

 
200 to 400 sq m 

 
400 sq m anchor food store 

 
Yes, compliant. 
 

 
Shop Units  

 
Min 2no. & Max 6no. units each 
up to 150 sq m. 
Units shall not be amalgamated 
Without the prior consent of 
the Local Planning Authority. 

 
4no. retail units of:- 
Unit 1 - 106 sq m 
Unit 2 - 106 sq m 
Unit 3 - 106 sq m 
Unit 4 - 106 sq m 
 

 
Yes, compliant. 

Our Ref: RDV/ecy 
 
17th November 2015 
 
Matthew Reeve 
Associate Director 
Countryside Properties (Bicester) Ltd 
C/O Countryside Properties (UK) Ltd 
Countryside House  
Brentwood 
Essex 
CM13 3AT 
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Community Centre  

 
641 sq m gross internal 

 
728 sq m gross internal 

 
Yes, compliant. Design/size 
agreed with CDC/KRA 
 

  
100 sq m external space 

 
188 sq m external space 

 
Yes, compliant. Design/size 
agreed with CDC/KRA 
 

  
25 car spaces (shared use) 

 
45 car spaces within the 
public realm (shared use), 
& 14 in Service/Recycling 
area 

 
Yes, compliant. Design/size 
agreed with CDC/KRA 
 

 
Employment Units 

 
B1 up to 500 sq m each 
 
It is noted that the Design 
Code actually states Local 
Centre ‘B1 & B2, latter 
maximum 30%’; this clearly an 
error as B2 General Industrial 
is not suited to this location. 
 
Condition 39 of Outline 
Planning Application states Use 
Class B1 (a).  
 

 
No, B1 (or B2). 

 
Non-compliant. 

 
Youth Group 

 
Required as part of Community 
Centre. n/a gross internal area 

 
175 sq m gross internal 

 
Compliant. Design/size 
agreed with CDC/KRA. 
 

  
Required as part of Community 
Centre. n/a external space 

 
217 sq m external space 

 
Compliant. Design/size 
agreed with CDC/KRA. 
 

 
Nursery 

 
N/a gross internal space 

 
514 sq m gross internal 

 
Yes, compliant. 
 

 
The Proposed Kingsmere Local Centre is wholly compliant in regards to all sq ft quantum elements of the Design Code, 
Outline Planning Permission and Section 106; with the exception of an element of Employment Units.   
 
Employment Units at the Kingsmere Local Centre are covered by:- 
 
i) The Design Code states that the Local Centre will comprise of:-  
 

B1 & B2, latter maximum 30%.  Up to 500 sq m gross area. 
 

This is clearly an error as B2 General Industrial is not suited to Local Centre environment. 
 
ii) Condition 38 of Outline Planning Permission 06/000967/OUT states:-  
 

The employment floor space shall be provided in accordance with the Approved Proposals Plan and Design 
Codes in units suitable to accommodate small businesses with an individual floor area of no more than 500 sq m.  
No Units shall be amalgamated or mezzanine floors Inserted to create a unit with floor space exceeding 500 sq 
m unless first agreed in writing by the Local Planning Authority. 
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iii) The relevant section of Condition 39 of Outline Planning Permission 06/000967/OUT states:-  
 

Employment space within the local centre shall be used for B1(a) of the above Order (Town and Country 
Planning (Use Classes) Order 1987). 

 
iv) Clause 33.2 of the associated Section 106 states:-  
 

To set aside the Local Centre for use for retail, community uses, children’s nursery, public house restaurant, 
offices (Class B1) and residential at first floor or above until first occupation of 1,500 Dwellings.  

 
v) Furthermore Clause 33.3 of the Section 106 states that:-  
 

During the period referred to in Clause 33.2 to use their best endeavours to market the Local Centre in 
accordance with the marketing strategy. 
 

Appendix 6 of the S106 Agreement details the Marketing Strategy for the Local Centre. Under Section 3 LOCAL CENTRE 
this states: 

 
It is envisaged that following receipt of Planning Permission the owner/the developer will engage in discussions 
with specialist neighbourhood centre developers.  Thereafter a development partner will be selected and the 
Local Centre will be brought forward in line with demand being generated from the residential and commercial 
developments.” 
 

We understand from our clients, Countryside Properties (Bicester) Ltd, (Countryside) that in February 2013 they 
engaged with a specialist retail developer, Parlison Properties. 
 
Parlison Properties worked up various schemes for the Local Centre over a long period of time, based upon the 
requirements of interested operators/users and partners that they had on board, whilst bearing in mind the planning 
constraints, including the requirements of the conditions & Section 106 agreement. 

 
As identified in the Marketing Strategy letter from Countryside to CDC (26 March 2016), they also addressed the 
following: 
 

(a)    Assessed the ability to provide residential at first floor level by approaching many house builders to see 
if they could work in partnership with them. However, no company expressed interest (see letter of 26 
March 2016 which lists those companies) 

(b)    Identified that there was little or no demand for offices above shops in this location. Parlison 
Properties informed Countryside that they could not deliver a viable scheme with offices incorporated. 

(c)    Parlison Properties also had to change layout and designs to incorporate the increase in size of the 
Community Centre, to reflect what was being agreed between Countryside and CDC i.e. the larger 
Community Centre to serve Phase 1 and Phase 2. This also had an effect upon the viability of the 
scheme that they wanted to deliver. 

 
We are advised that unfortunately, following financial considerations, Parlison Properties felt that they could not 
deliver the Local Centre. This, despite Countryside considering an option whereby they would deliver the Community 
Centre separately, and leaving Parlison Properties to deliver the remainder of the Local Centre. 
 
Parlison Properties ended their interest/involvement in October 2014. 
 
Countryside informed us that prior to engaging Parlison Properties, they had also engaged with another specialist local 
centre provider who they had worked with on other strategic development sites/local centres. We are advised that 
after consideration of the planning controls on the use of the Local Centre site, and it was felt too early to deliver a 
local centre at the time, and their interest dropped away. 
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Following on from Parlison Properties’ withdrawal, Countryside then decided that in order to move things forward, 
they would employ architects and look to design and deliver the Local Centre themselves. This has of course led to 
design iterations and consultation over the last year or so, leading to the submission of the application now before 
you. 
 
Bearing in mind the triggers for delivery of the Community Centre and need to provide for Local Centre uses in good 
time, Countryside did not want to delay matters further, whilst seeking another potential specialist developer/partner, 
so have taken the positive approach to deliver the Local Centre themselves. 
 
We are of the opinion that Countryside, as Developer, has met the marketing requirements under Section 3 of the 
Marketing Strategy for the Local Centre. 
 
The Local Centre scheme incorporates 4no. Small Local Retail Units of:-  
 
Retail Unit 1   106 sq m (1,140.9 sq ft) 
Retail Unit 2  106 sq m (1,140.9 sq ft) 
Retail Unit 3  106 sq m (1,140.9 sq ft) 
Retail Unit 4   106 sq m (1,140.9 sq ft) 
 
Total   424 sq m  (4,563 sq ft) 
 
From the floor space figures given above we have estimated that the potential B1(a) employment floor space at first 
floor level above the 4no retail units would be in the region of 340 sq m (3,659 sq ft); plus 82 sq m (882 sq ft) being 
utilised for the lift core, stairs and WC Facilities.   
 
We are of the firm opinion that there are four principal points relating to B1(a) employment space not being suited to 
the Kingsmere Local Centre:- 
 
x Lack of Demand 
x Style of Accommodation 
x Detrimental Impact to the Quantum of Retail Units 
x Insufficient Car Parking Provision 
 
1. Lack of Demand 
 
We are currently actively marketing a number of vacant office suites in the Bicester area.  This office space shares 
similar characteristics to any employment space that would be proposed for the Local Centre at Kingsmere. 
 
At 71 Sheep Street, we are marketing a second floor office suite of 232 sq m (2,500 sq ft), close to the new Pioneer 
Square Centre.  This comprises brand new office space which has been created above a newly extended retail unit.  
The offices have independent access with a platform lift.  The offices have been finished to a good, modern 
specification including comfort cooling and self-contained WCs.  We have now been marketing this accommodation for 
the last 12 months and have had very limited interest in this space and no offers.  We are quoting a rent of £14 per sq 
ft which is in line with other office rental values and we would be flexible if an enquiry came forward.  We have now 
been instructed to withdraw this office from the market due to lack of demand and the Landlord will be using it for 
storage in association with their business.   
 
Secondly, we are marketing an office suite at Unit 5b, Lower Farm Barns; this is a small office barn conversion 
development just to the north-west of Bicester.  Again we have been marketing this office suite for over 12 months 
and have had very limited interest in the property.  This is an attractive location for businesses and the remainder of 
the site is fully occupied but we have found that there is very limited new requirements for office space in the Bicester 
area. 
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The reason for this lack of demand is difficult to pin point but much of it has to do with the lack of an office 
environment in Bicester.  Migration of the working population out of Bicester has resulted in clusters of businesses co-
locating within recognised and well-defined business areas.  We would consider these areas to be Bicester Town 
Centre and a few out of town centres at Avonbury Business Park and Talisman Business Park which provide a 
dedicated office environment.  Stand-alone offices above retail units have always and will continue for the foreseeable 
future to struggle to gain local interest against these stronger locations. 
 
2. Style of Accommodation 
 
We consider that the style of accommodation on offer at the Bicester Local Centre will not be attractive to modern 
office occupiers.  Whilst the current scheme doesn’t show first floor offices the space is likely to have a relatively 
understated entrance.  The first floor accommodation will be relatively deep with natural light at either end of the 
suite and will not be a particularly inspiring space to occupy.  The rear windows will overlook the service bays for the 
retail occupiers.  Signage will be dominated by the ground floor retail units and it will not give the right first impression 
that many modern businesses will require and demand. 
 
3. Detrimental Impact to the Quantum of Retail Units 
 
The anchor foodstore and 4no. retail units present an active frontage with uniformed shop fronts.  The provision of 
office space at first floor level would require the inclusion of an office entrance, lift, main staircore and emergency 
escape stair.  This would result in either the loss of one retail unit, so that only 3no retail units are to be offered or 
alternatively the reduction in size of all 4no retail units.  We are of the opinion that the space quality of the retail units 
would be detrimentally compromised and would be a considerable hindrance to letting activity – smaller units with 
reduced frontage is not the form of units that the market will freely accept. 
 
4. Insufficient Car Parking Provision 
 
The current scheme shows a total of eight car spaces to the rear of the development (rear of the nursery) which are to 
be shared between the occupiers of the whole development.  The car parking to the front is to be used by the 
customers and users of the community centre, youth centre, nursery, 4no. retail units and 1no. anchor foodstore, as 
well as by parents dropping off/picking up their children from the new Primary School. 
 
The extent of the public realm area in which the car parking sits has been fixed by the previous Outline Planning 
Permission and the street alignment by subsequent Reserved Matters approvals. We understand that the car parking 
area within the public realm could potentially provide for a few more car parking spaces, but this would be at the cost 
of impact upon public realm/loss of pedestrian and landscape space, which would not be supported by Council 
officers. 
 
We consider that the very limited car parking provision would be extremely restraining on the office occupiers. We 
take the view that a minimum of 18 car parking spaces would need to be dedicated to any office development (at a 
ratio of approximately 1:250 sq ft) to make this of interest to potential occupiers.  
 
Whilst there is public transport access to this centre it is inevitable that office occupiers will obtain staff from a wide 
geographic area and there is a high probability that most will drive to work.  Lack of the required quantum and ability 
to designate car parking spaces is considered a significant disadvantage for the letting of any office space.   
 
We have a similar scheme called ‘The Kidlington Centre’ in High Street, Kidlington.  Here we are marketing offices at 
both first and second floor levels above ground floor retail units.  In this location we have a number of dedicated car 
spaces for each tenant, together with shared car parking and short stay car parking.  There is also a regular bus service 
to and from Oxford.  We find a mixed tenant reaction to this accommodation with regard to both the issues of car 
parking and the images of offices above shops even though this centre has a much bigger critical mass than the 
proposed Local Centre.  
 
We are marketing a scheme in Oxford where we have four office units of approximately 148 sq m (1,600 sq ft) above a 
Lidl supermarket.  These have their own dedicated car parking, but we find it very difficult to attract tenants to this 
location and we have one unit that has now been available for over six months with very limited enquiries. 
 



Statement in relation to B1(a) Office Accommodation at Kingsmere Local Centre, Bicester    6 
 

 
Conclusion 
 
With consideration to the above four points and our knowledge of the local office market; we are of the firm opinion 
that there is very little demand for office space at Kingsmere Local Centre.  Further to this, we state that vacant office 
space will be detrimental to the image and use of this vibrant community space.   
 
In our opinion, we believe that office accommodation would not be suitable use at Kingsmere Local Centre and that 
the strong interrelationship of the anchor foodstore, retail, nursery, youth centre and community centre uses should 
be the route forward to creating a successful and sustainable future of Kingsmere Local Centre. 
 
Should you wish to discuss any aspect of the above, please do not hesitate to contact me. 
 
Yours sincerely 
 

 
 
Richard Venables BSc MRICS 
Director  
 
Mobile:  07816 491860 
Email:  rvenables@vslandp.com 

 
 

 
 

 

mailto:rvenables@vslandp.com


 

© Terence O’Rourke Ltd 2015 21 

Appendix F:  Letter from Bromford Housing Association 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Bromford'Housing'Group'Limited' Registered'Society'No.'29996R'

Bromford'Housing'Association'Limited' Charitable'Community'Benefit'Society'No.'7106'

Bromford'Assured'Homes'PLC' Company'Reg.'No.'02677730'

Bromford'Home'Ownership'Limited' Registered'Society'No.'29991R'

Bromford'Developments'Limited' Company'Reg.'No.'06507824'

'

All'entities'are'registered'in'England.''

.''

  
 

 
Registered)Office:)
1'Exchange'Court,'Brabourne'Avenue'

Wolverhampton'Business'Park'

Wolverhampton'

WV10'6AU'
'

 
 
 
 
 
29'September'2015'

Mr'S'Price'

Countryside'Properties'(UK)'Limited'

Countryside'House,''

The'Drive,''

Brentwood,''

Essex,''

CM13'3AT'

'

Dear'Steve'

)

Kingsmere)Local)Centre)

)

Please'accept'this'letter'as'confirmation'that'Bromford'Housing'Association'Limited'does'not'support'

the'provision'of'affordable'housing'above'retails'units'at'Kingsmere,'Bicester.''

'

There'are'a'number'of'reasons'for'Bromfords'stance'namely;'

• Noise'and'disturbance'for'tenants'

• Potential'of'anti[social'behaviour'outside'the'retail'units'

• Issues'with'users'of'the'retail'units'parking'in'spaces'allocated'to'tenants.'

• A'convenience'store'may'be'open'in'excess'of'16'hours'per'day'resulting' in'regular'footfall'

and'traffic'visiting'retail'units'along'

• Delivery'lorries'visiting'the'retail'units'are'not'condusive'with'living'accommodation''

'

Yours'sincerely'

'

'

'

Neil'Craft'

Project)Manager)
)
Phone:'07776'478147'

E[Mail:'neil.craft@bromford.co.uk)

 

1st'Floor'Office,'Griffin'Place,'

Griffin'Lane,'Aylesbury'HP19'

8FE'

'bromford.co.uk'
'@Bromford'
'/thisisbromford'




