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OUTLINE - 1000 dwellings together with a local centre including retail (A1), financial services (A2), restaurants (A3-A5), up to a combined total floorspace of 1000m2, employment space (B1) up to a total floorspace of 5000m2 with the B1(a) office component limited to a maximum of 2,500m2, associated car parking, a community primary school (including space for community uses (D1) and assembly and leisure uses (D2)), green infrastructure including formal and informal open space, amenity space, retained hedgerows, structural landscaping, supporting infrastructure (including gas, electricity, sewerage, water, telecommunications), sustainable urban drainage systems, new connection to the A361 Bloxham Road, pedestrian and cycling connections to the surrounding footpath and cycle network and any necessary demolition and ground remodelling.
The proposals for this site have been submitted without the benefit of pre application discussion with Officers at Cherwell District Council.  The urban design, masterplanning and heritage review has been based on the information set out in the Design and Access Statement.  This statement should set out the framework for how the uses described above will be organised across the scheme.  The Design and Access Statement submitted covers only the high level aspects of masterplanning and contains less detail than we would expect for a scheme of this scope and scale.
Site Setting

The proposals set out a major extension to the south of Banbury, expanding the town along the Bloxham Road.  The site is located on the southern edge of Banbury, separated from the southern suburb of Easington by the ancient Salt Way.  The site forms part of a strategic rural landscape setting for the town and is important in terms of the setting, approach and identity of Banbury.  The western boundary of the site is defined by Bloxham Road, and the village of Bloxham is less than a mile from the development proposals.  To the south and west of the scheme the site boundary is defined by existing field boundaries, with open agricultural land beyond.  
· The site is in the Sor Brook watershed and has a gentle topography, with a number of shallow valleys sloping down to the Sor Brook to the south.
· The area is currently in agricultural use, with trees and vegetation largely located to the edges of fields and the site boundary.
· Salt Way is an important ancient route way which runs through the District.  This route currently forms the southern boundary to Banbury.
· There are no buildings located within the site/development boundary, but a number of buildings of heritage interest lie close to the site.
· The landscape of this area provides an important setting to Banbury as a market town and the value of this has not been fully considered in the proposals.
Heritage Setting
There are a number of important Heritage Assets that are located on or immediately adjacent to the site that will need to be managed sensitively.  The site originally formed part of the Wykham estate and to the south of the site there are a number of heritage assets that were associated with this estate.
· Wykham Park (Tudor Hall School) was the home of the Dashwoods and the centre of the original Wykham estate.  There are several elements to the Park and its estate. The Old House is Grade II listed, having a 17th century wing and connected to a 19th century house. 

· The estate driveway runs through the southwest of the site and is an important component of the historic estate structure.  The landscape character of this area of the site is formed around a shallow valley, with extensive mature tree planting

· Wykham Park Farm

· Wykham Farm – Grade II Listed
· Wykham Farm Cottage

· Wykham Park Lodge

· Bodicote Conservation Area
· Bloxham Conservation Area

· Salt Way
Site Analysis / Evaluation
A brief analysis of the site characteristics have been summarised in a diagram on page 10 of the Design and Access Statement.  This sets out the broad characteristics of fields, mainly based on their topography and enclosure.  The listed buildings and heritage features are noted as ‘landscape features / elements of interest to be retained’.  A number of other diagrams supplement this with further information on movement, community infrastructure, existing bus routes and historic features.  Given the scale and complexity of this site, the analysis is very thin and does not present a comprehensive understanding of the site constraints, which is a critical element of the masterplanning process.  
· There is no explanation of the landscape value of the field patterns and their associated tree and hedgerow structures.
· There is no information set out on the location of mature trees across the site.
· While Salt Way is described as a ‘key structuring element’, little consideration is given to the setting of this feature and how is should be integrated in any future development proposals.
· The existing characters of routes, such as Bloxham Road are not discussed.  This is an important consideration, given the proposed access to the site.
· The Key Site Constraints diagram on page 22, is incomplete and does not correctly identify all the Public Rights of Way.
· Views from the site are considered in a simplistic way, and give no indication of whether these are clear structured vistas, long views over landscape or short views.  More importantly, the visibility of the site itself from adjacent areas has not been analysed as a constraint within the Design and Access Statement.
· Much of the final summary of the site analysis is based on the areas proximity to the Banbury fringe and its facilities.
Character and Context

A brief analysis has been undertaken of Banbury Town Centre, Bodicote and Easington.  While analysis of the townscape character is promoted by the Council and should form a useful starting point for discussion on the character and form of the future development, the analysis set out within this section and the conclusions are generally weak and inconclusive.  We also feel that the context of the site is best understood in relation to Bodicote and Bloxham rather than Banbury Town Centre.  While Easington is located immediately to the north of the site and its structure is therefore important to understand, we do not believe that this should be an important character cue for future development in this area.
· The analysis of Banbury Town Centre focuses on the use of buildings with strong continuous frontage, 2 – 3 storeys in height, using local sandstone, and red brick.  The public realm is often defined by tree lined streets with on street parking.  There is no further analysis of how these character cues might be applied to the proposed development.
· The analysis of Bodicote describes the picturesque and organic layout of the streets, with strongly defined built edges.  The cottages are typically constructed in stone and houses typically have small casement windows.  There is no further analysis of how these character cues might be applied to the proposed development.
· The analysis of Easington describes the house typologies (detached and semi detached) and open plan frontages (no wall or hedge to define the front garden).  The use of modern buff coloured brick and large, modern windows.  There is no further analysis of how these character cues might be applied to the proposed development.
· The summary of the character analysis is unsubstantial and does not set a clear vision for how future development can come forward.  Some of the guidance is also inconsistent, for instance car parking is promoted as being predominantly on plot, when this was not one of the characteristics which can be clearly drawn from the areas studied. Little information is set out on the potential materials and details.
Consultation

There is no mention of consultation within the Design and Access Statement.  A Community Consultation event took place in November 2012.  It is important to note that the event took place in the centre of Banbury, rather than close to the proposed development and ended at 6pm, making it inaccessible to many people.   Only nine questionnaires were completed.  There is no explanation in the Design and Access statement as to how the development proposals have been adjusted to reflect the concerns of the local population.
Development Vision and Masterplan Commentary
A broad vision has been provided for Wykham Park Farm, which sets out broad objectives around creating a high quality mixed use and sustainable development with attractive streets and open spaces. While we have no objections to this broad vision and development objectives, there is little information on how this has been translated to the site and this area of Banbury in the Design and Access Statement.  

An Illustrative Development framework plan has been provided that sets out broad uses across the site alongside the configuration of the movement structure.  This plan is better described as a framework plan, rather than an illustrative plan.  It would be expected that detailed illustrative material are supplied to explain the disposition of development in more detail.
· There is a single access point to the site is from Bloxham Road via a new roundabout.  This in essence means that development is based around a very long cul-de-sac with only one way in or out.  Not only will this have a major impact on traffic flows on major road, but it also produces a development with very little integration with the rest of Banbury.  Furthermore the roundabout will change the character of Bloxham Road and have a negative impact on the setting of the Wykham Park Driveway.
· The employment area and local centre are located to the south east of the plan. This location is on the far south west of the site, making it inaccessible by foot to existing residents of Easington and future residents in the heart of the site.  The proposed location is highly accessible by car and is likely to promote unsustainable patterns of movement.  Furthermore, the location and configuration of the commercial facilities will have an impact on the setting of Wykham Park driveway and associated parkland.
· The primary school is located to the south centre of the site.  While this location is more accessible than the local centre, it is not readily accessibly to the existing Easington Community and its spatial location could be improved.
· The development proposals are poorly integrated with existing southern edge of Banbury and are not coordinated with the Horgan Lane proposals.  Given the nature and form of the existing Easington neighbourhood, connections to the existing neighbourhood via the Horgan Land will be important to the north west.  To the north east of the plan, playing fields and allotments have been proposed, limiting connectivity between residential neighbourhoods.
· Sports, recreation space, SUDS and allotments are located to the east of the plan.  There is no explanation of why playing fields have been located here versus other areas of the site.
Masterplan Concepts
It would normally be expected that a project of this scale and complexity would be supported by a series of diagrams and supporting text which explain how different design principles are being applied to the site.  This has not been included with the design and access statement and makes it difficult to fully understand the detail of the proposals.  
There is limited information on how the constraints and design principles have been interpreted in the development of the masterplan plan for the site.  The framework diagram has limited detail and further explanation of details on the building blocks of character, such as street design building typologies and density are set out briefly in text only.  
· Density will be an average of 35 uha, but will vary across the site, with the north being higher and the south being lower.  There is no explanation of what the upper and lower level of density might be and how this will relate to the different building typologies across the site.
· A permeable movement network is proposed within the site, though connections to adjacent areas are limited.
· Development principles have been established to provide a clear definition between private and public spaces and landmarks and formal groupings of buildings will help to orientate people around the site. We support this approach, but would like to see a greater explanation and detail as to how this will be managed.
· Public transport will be provided, with a high quality bus route to Banbury town centre, though it is not indicated how this would work.
· A commitment is made to having a mix of housing types, though there is no explanation as to what the typologies will be and how they will be distributed across the site
· It is indicated that formal sporting facilities are distributed throughout the site, though on review of the plan, it is only the eastern edge where the area would be big enough to provide anything more than a very small kick about space.

· The primary school is located halfway along the southern boundary of the site.  This area does not relate to the local centre and is also relatively inaccessible from the existing community in Easington.  This issue is compounded by the lack of connectivity with the proposed Horgan Land area.
· The building parameters set out a wide range.  It would not be acceptable or practical to have a building in this setting which is 125m long, as this is likely to be much longer than the length of a typical block.  It is also hard to understand why a corner turner building is likely to be 25m longer than a standard building.  In terms of heights, the building parameters have been set a between 10 - 12.5m high ridge line.  This is high, especially given the rural context of this location.
Movement Strategy
The movement strategy is based on reducing the dependency on the car by providing a mix of local facilities.  Given the location of the site, the scale of commercial uses proposed and their spatial arrangement within the site, it is likely that car use will be the predominant mode of transport.
· A single access point provides access to the site from Bloxham Road.  There are no other points of vehicular connection, resulting in a very long cu-de-sac and additional pressure onto Bloxham Road.
· How will the nature of Bloxham Road change as development extends to the south of Banbury?  New footpaths, traffic calming / improvements will be required to mitigate the impact of the increased vehicular flows.  These changes have not been set out within the Design and Access Statement.

· A roundabout has been provided at the junction with Bloxham Road, diverting Bloxham Road into the site.  This has an impact on traffic movement along the Bloxham Road and the setting of Wykham Park Driveway.
· The movement plan does not coordinate with the proposals which have been put forward for the Horgan Land, promoting a piecemeal approach to development in this area.
· The overall movement network is based on a spine road which runs through the centre of the site.  Secondary and tertiary streets give onto this route and it is concluded by a shared surface square in the east of the site.  While the site has a permeable layout within the redline, it does not interface well with adjacent areas.
· The primary street has a tertiary street / driveway running along its length to the north.  No cross sections have been shown of this area and we questions whether this is the most appropriate response to development.  I anticipate that Oxfordshire County Council Highways Department will have similar concerns.
· The viability of a high quality bus route in this location is not quantified.  Which bus loop would be extended?
· A number of pedestrian only routes are shown connecting onto Salt Way.  It is not always clear how these coordinate with existing public footpaths which run through the site.  There are no connections shown running along the south of the site and it appears that a footpath is being diverted to accommodate the allotments.
· The setting of the existing footpath running along the western edge of development will be very much changed.
· The streets are an important part of the public realm and more information is required as to their character and form.  Accurate cross sections and axonometric should be produced to understand the character and form of the different streets, including cross sections, planting and parking details.
· Little has been said on parking within the document. The character studies of Banbury TC, Bodicote and Easington had limited commentary. A parking strategy that sets out where various options are likely to be used (according to dwelling type, street type, density etc.) would be a helpful supporting document.
Heritage Impact

The ‘Key Design Influences’ sets out that ‘the layout of the proposed development must be structured around the key features which are to be retained, most notably significant hedgerows, mature trees, Wykham Park Farm Cottage and other notable farm buildings, lodges and cottages.  The illustrative Development Framework Plan respects these elements and proposes development which enhances their setting’. Setting is defined as the surroundings in which a heritage asset is experienced. It is unclear how a roundabout and a rear car park can be classed as ‘enhancing’ the manner in which the lodge is experienced. It is not clear from the Design and Access Statement how these objectives are achieved.  While there is a standoff between the proposed development and existing heritage assets, I would assess the overall affect as negative.
-
I am concerned that the Key Site Constraints map is drawn so tightly. It does not take into account the wider setting of the driveway or lodge, nor views of the site from other parts of the area. 
-
The development proposals have a negative impact on the Wykham Park estate driveway.  The new roundabout changes the alignment of Bloxham Road, moving it to the east.  The roundabout will have greater presence and visual impact on this area and the lodge than the existing configuration of Bloxham Road.  The Design and Access Statement contains some sections relating to this route.  I remain unconvinced that the rear parking area of a commercial area provides the appropriate response to this route. A mock-up of the views north and south along the Bloxham Road should show the potential impact of moving the road, and may indicate why such a vast roundabout has been proposed for what is essentially a large cul-de-sac.
· It is difficult to assess the impact of development on the existing cottages and farmhouses without first understanding the detail of the plans and what is planned adjacent to them.  What is clear however from the plans presented is that the development will have a clear impact on the setting of these. Some kind of visual representation of how the new development would sit in the landscape is required. With such a variety of topographical levels, a mixture of different heritage assets, and the proposed changes in the roadway system, it is unclear as to how the development would appear when viewed from the assets, or how they would be affected when viewed from the proposal. 
· Salt Way – no information as to how this asset will be protected which still functioning as an important routeway at the south of Banbury. There is little integration between the proposed scheme and the existing residential area to the north, which could be seen as an opportunity lost (see Oxford Archaeology report for further information).
Landscape and Public Realm

The landscape framework is an important part of the scheme, given the sites sensitive context and setting.  Very little has been said on the landscape framework and how the development proposals should be integrated with the landscape structure of the site.  The overall disposition of strategic landscape has also not been explained.  Why, for example, is the strategic green space to the east of the site?
· The existing site features such as field boundaries and hedgerows have been identified as being important site wide factors.  In the final framework plan they are only partially integrated and the field boundary to the far west of the site has not been fully integrated.
· The proposals for the Horgan Land, to the immediate northwest of the site have a clear landscape structure and in order to develop a comprehensive approach to development proposals in this area should be coordinated.  The location of the green square might be more appropriate if it slid to the east.
· It appears that a footpath is being diverted to accommodate the allotments.
· The landscape structure to the south and east of the site should provide a transition to the open countryside.  No information has been provided on the nature of this edge. 
· There is very little open space distributed through the site.  While there is a large sports and recreation area to the east, other areas are too small to accommodate sports areas.
· There is no indication of how play areas are provided across the site.  I assume that LEAPS and NEAPS are providing in the green spaces?  There is not reference to the provision of LAPS within the development.
· Reference is made to Sustainable Urban Drainage, though very little detail is given.  The diagrams indicate that a swale is planned along part of the southern boundary and that a drainage basin is proposed at the southeast of the site.  While this is an outline application, it is important that the strategic principles of how such features are integrated into the landscape, streets and public realm.
Conclusions

· The spatial layout put forward in the Framework Plan does not promote an integrated approach to development and is likely to promote unsustainable modes of transport.  Therefore the proposals cannot be supported from a site planning and masterplanning perspective.
· There is very little information set out within the application on how the design principles will be applied to the site.  Further information on the nature and form of development would be expected by the Council for a development of this scale and complexity.  
· Further information would be expected on heights and massing, density, building form and typology, open space, public realm and street design.

· The development is sited adjacent to a number of important heritage assets and the proposals as shown are likely to have a negative impact on the setting of these features.

· Upon review of the application the Design and Conservation have concerns about the structure of the masterplan and its impact on the adjacent heritage assets.
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	Other Information
	It must be stressed that these comments cannot constitute a formal determination under the ‘Town and Country Planning Act 1990’, or the ‘Planning (Listed Buildings and Conservation Areas) Act 1990’ and that it contains only informal, officer advice, which cannot prejudice any subsequent decision of the Local Planning Authority.  




