






















Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name Doug Stephens

Address 8 Harborne Road,Tackley

Type of Comment  Objection

Type neighbour

Comments I'm concerned about the access to this site. While geographically next to the M40, if there's
no access off the motorway, the villages and roads will just become rat runs for traffic
looking to access the site. There are nurseries and schools along these routes, as well as
there being a major impact to wildlife. Unless a dedicated junction is provided on the M40
for traffic to come and go, this should not be approved, and there needs to be some control
in place to prevent the village traffic increasing.
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Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name Adina Pestritu

Address 8 Jaspers Row,Ambrosden,Bicester,OX25 2AT

Type of Comment  Objection

Type neighbour

Comments See attached
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6. The 600 lower skilled staff will either be lured from other Bicester businesses, which are already 
understaffed; or will commute and use their cars to this village location. New business such as 
Next and M&S, Sports facilities such as the Local Gym’s and the new David Lloyd pool that is due 
to open.

There is no provision for staff accommodation on site.


7. We looked online at other waterparks and their surroundings. Milton Keynes have a couple and 
the roads and roundabouts are fit for purpose so you can see the logic of building them there. 
Woburn has a centre parks, Swindon, Birmingham, Bracknell etc all have water/theme parks and 
access to support it. This village location doesn’t support the current traffic let alone extra traffic 
that would ensue. Also these other sites are all within an hour of Bicester. 


8. On the other side of Bicester we recently had an Eco village built, the main focus of which was 
to build a sustainable estate. Having a waterpark that wastes gallons of water, electricity and gas 
flies in the face of the conservation the council has already permitted. The proposed site is 
opposite Chesterton Belt. Added noise pollution, light pollution, smell from chlorine and other 
waste that needs to be pumped away from the site, due to the restaurants and bedrooms along 
with the waterpark its self contradicts the reasons given for building the Eco Village.

The waste will also need to be filtered away through the small village of Chesterton into an already 
over used system that cuts across fields. Areas around the village already flood. Fields along the 
Hale for example and Little Chesterton. Will the proposal be “Consistent with the Governments 
zero carbon buildings policy”.


9. The traffic at Middleton Stony traffic lights will be backed up even more so during peak traffic 
times with the estimated 500,000 extra cars, not to mention delivery lorries once its built or the 
disruption, noise and waste while the site would be being built. 


10. We also believe that the proposal in this location on the M40 with flood lights, a colourful 
imposing building and slides would be a huge distraction for the safety of motorway drivers on the 
M40. 

This article in the Oxford Mail said there was a probe into the increase in accidents on the M40 at 
Junc 9 - Junc 10 stretch. Statistically this will only increase due to the increase in traffic by the 
proposal.

https://www.oxfordmail.co.uk/news/13098707.increase-crashes-section-m40-subject-probe/


Public safety all around this proposed site is a huge concern. I have also looked into why other 
proposals in the village have not been permitted and outlined a few below that are all in the same 
area along the M40 next to the proposed site:


- An erection of an Agricultural building that would have less of a detrimental affect on the 
surrounding areas was rejected (Application NO: 06/02274/F “INAPPROPRIATE, INTRUSIVE” 
IN THE OPEN COUNTRYSIDE. 

- Sports fields opposite the Bicester Golf club, which marked out a football/rugby pitch was 
rejected


- Flood lights for the Sport ground were rejected due to high pollution and distraction to the M40 
drivers


I have also looked at the The Cherwell Local Plan2011 - 2031 (Part 2) that is requiring Bicester to 
expand.


Vision 
3.4 Local Plan Part 1 contains the following vision for the District: “By 2031, Cherwell District will 
be an area where all residents enjoy a good quality of life. It will be more prosperous than today. 
Those who live and work here will be happier, healthier and feel safer.” 

The quality of life with be detrimentally impacted and the increased traffic imposed on residence 
will not be safe. 


https://www.oxfordmail.co.uk/news/13098707.increase-crashes-section-m40-subject-probe/
















Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name David Harvey

Address 9 Hatch Way,Kirtlington,Kidlington,OX5 3JS

Type of Comment  Objection

Type neighbour

Comments I wish to object to the construction of the Great Wolf Resort by Great Lakes UK Ltd. The
urgent national, indeed global, priorities at present are to reduce carbon emissions and to
avoid any more destruction of natural biodiversity and habitats. Construction, maintenance
and use of this unnecessary resort, will have a considerable carbon footprint and increase
the national CO2 output, totally at odds with national objectives. There will also be
considerable destruction of greenfield sites and natural habitats, an enormous 500,000
square feet has been mentioned, together with destruction of 9 holes of a landscaped golf
course and removal of established trees; activities that are not in accordance with either the
local development plan or national environmental targets. In addition, its location on the
edge of a small historical village is entirely inappropriate and unacceptable. Use of the
facility would involve a considerable increase in daily car movements through Chesterton and
neighbouring villages, up to 1000+ vehicle movements daily have been forecast. This
increase in traffic is contrary to Cherwell's strategy of reducing car usage and will exacerbate
problems with the already overused roads such as the A4095, with an increase in surface
erosion, noise, pollution and CO2 emissions. It would appear that the facility would be
largely self-contained with visitors remaining on-site. Thus, there would be no significant
advantages for local businesses or to residents of the local villages who will have to tolerate
the degradation of their environment because of the construction of this unnecessary resort.
For the above reasons I request that planning permission not be granted.
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Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name Paula Harvey

Address 9 Hatch Way,Kirtlington,Kidlington,OX5 3JS

Type of Comment  Objection

Type neighbour

Comments I would like to register my very strong objection to this proposed development. Firstly, as a
resident of Kirtlington, I fear that this 'Water Park' would add hugely to the traffic using the
A4095, and already that road is very busy, and dangerous, through our village. Secondly,
the site chosen is a greenfield site, and as such, is a part of our beautiful rural landscape.
Building a large, obtrusive, industrial-looking complex will make it an eyesore. Thirdly, I see
absolutely no benefit to the local area from such a development; clearly, the developers will
make large amounts of money, but the local economy will not benefit, since it will be a self-
contained site, and visitors will eat and sleep within the park. I would ask you, please, to
help to preserve as much as we can of our rural environment, and to reject this application.
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Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name Joanna Bullivant

Address 9 Norreys Drive,Chesterton,Bicester,OX26 1DL

Type of Comment  Objection

Type neighbour

Comments As a local resident I object to this development in the strongest possible terms. The whole
area around the A34, M40 junction 9 and Bicester itself is already suffering from severe
traffic congestion that presents a daily challenge to drivers and to our children. I have an
autistic daughter with asthma and we moved from Bicester to Chesterton with a view to
increasing peace and quiet and air quality and reducing the stress of noisy, crowded
environments. This development threatens to destroy the quiet village community of
Chesterton, endanger the health of residents and make commuting almost impossible where
it is already difficult, as well as turning an attractive area of green space into a gigantic car
park. I see virtually no benefit for the local community and significant disadvantages with a
large volume of traffic going through the village. The prospect of visitors driving in in the
height of summer is, frankly, appalling. I consider this a totally inappropriate planning
application which will serve only to enrich and entertain individuals who have nothing to do
with our community, while damaging the local environment and community. I emphatically
ask for it to be roundly rejected by the council, and my voting in the next council elections
will be predicated on the outcome of this matter.
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Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name Trudy Brock

Address 9 Roman Close,Kirtlington,Kidlington,OX5 3EX

Type of Comment  Objection

Type neighbour

Comments I do not think the Great Wolf project is going to bring benefit to the close surrounding area,
or the greater area in general. I believe the project will make traffic in the village of
Kirtlington and surrounding areas incredibly challenging. The main road through the village
is already far too hazardous than should be allowed. My greatest concern, however, is the
environmental impact this project will have. At a time when we are only just beginning to
appreciate how close our world is to irretrievable crisis point, we should be putting money,
time, and passion into cleaning the rivers and waterways so that children, as well as flora
and fauna, can thrive in them. To create such monsters of buildings, and to pour chemicals
into water so that people can enjoy themselves when our rivers and waterways are already
so polluted is, frankly, irresponsible to the planet. Our children deserve better from us. I
would like to see a full and in depth report on the environmental impact of this project. I
suspect we will find the poisons from chemicals, waste, traffic etc will be a greater negative
than anything positive brought forward. We have to take this negative impact as being the
most important, above all other factors, including traffic.
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Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name David McKenny Scott

Address 10 Larkspur Square,Bicester,OX26 3WL

Type of Comment  Objection

Type neighbour

Comments I am extremely concerned about the potential detrimental impact this development will have
if it is allowed to proceed 1)Traffic /Environmental/Air & Noise pollution. This proposed
development sits in rural Oxfordshire, on the edge of one village, Chesterton and in close
proximity to other villages such as Ardley, Middleton Stoney, Weston on the Green . The
surrounding roads already have to deal with the Rat Run conditions between 0630-0900 and
1600- 1830 Monday to Friday. It has to be assumed that, like most residential entertainment
establishments Great Wolf would be encouraging guests to depart from 1000-1300 and new
guest arrive between 1330-1600. This would effectively mean high levels of toxic pollution
around this area for at least 12 hours per day. This is hardly ideal considering that there is a
Primary School in the village of Chesterton which would mean that the children ( aged
between 4-11 ) could be exposed to this pollution for at least 8 hours per day, 5 days a
week. Surely this must be very worrying to expose such small children to this potential
danger at such an early stage of their physical and mental development 2) Building
Design/Landscape Impact The site comprises of approximately 500,000 square foot in 2/3
blocks(buildings) and parking space for 900 cars . This area is currently a greenfield site so
the proposed development is likely to have a significant irreversible impact on the local
environment. What will happen if Great Wolf decides , perhaps in a few years time, that the
project is not economically viable. Will they simply close the company and leave Cherwell
District Council to clear up the mess. Interestingly this has happened before on
Entertainment complexes which have proved unprofitable- Camelot Park in Lancashire,
American Adventure in Derbyshire and Frontierland in Lancashire are just some of the
examples. In these instances when the Parks become unprofitable , the gates of the parks
were closed and the sites were left for nature to reclaim, leaving an ugly blot on the
landscape. This would be very sad to see and very detrimental to the charm of rural
Oxfordshire 3) Potential for a detrimental effect on the local economy The business model
for Great Wolf is to keep there guests fully engaged during their stay at their resort and
minimising the opportunity to spend any of their monies with local businesses. So where is
the benefit to the local economy? I believe that the suggestion is that this venture will
create 600 more jobs for local people but where will these people come from? If it is from
currently people employed in the Services industries locally then the logical approach would
be for Great Wolf to pay more than existing companies and "steal" their staff. This would be
great for these employees. This could lead to a a potential situation where existing
businesses , who do support the local economy, could struggle to find staff, leaving them
with no alternative other than to increase their wages to match Great Wolf. Again this is
good news for the employees but could sufficiently damage the business model of the
current companies that they decide to cease trading. This would surely be worrying if this
were to impact the traders at Bicester Village who do bring in customers who do spend
money with local traders Alternatively , Great Wolf could decide to bring staff in from around
Oxfordshire/Buckinghamshire but considering how difficult it is to get to this area by using
public transport then surely this would just lead to more traffic on a road traffic
infrastructure which struggles to cope with the current level of traffic on the road 4)
Currently there is an 18 hole golf course on the site with a very strong and vibrant Senior
Section At a time when the Government and Health Industries are strongly encouraging
Seniors to keep active it seems strange and counterproductive to significantly reduce an
exercise opportunity in the open which is currently providing them the opportunity to
enhance their physical and metal wellbeing I really do think this is a very bad idea and am
struggling to see what the benefit is for the local community
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Comment for planning application 19/02550/F
Application Number 19/02550/F

Location Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

Proposal Redevelopment of part of golf course to provide new leisure resort (sui generis)
incorporating waterpark, family entertainment centre, hotel, conferencing facilities and
restaurants with associated access, parking and landscaping

Case Officer Clare Whitehead  
 

Organisation
Name Patricia Clissold

Address 10 Woodpecker Close,Bicester,OX26 6WY

Type of Comment  Objection

Type neighbour

Comments This application was not allowed for or registered in the Local Plan Part 1. It is planned to be
built on a green field, successful golf course. This golf course has a lot of wildlife present
including corn buntings which are now a rarity. It is a very popular golf course providing
enjoyable and healthy exercise outside for older people. The planned hotel is very big and
will have a detrimental effect on all the older hotels nearby in Chesterton and in Weston on
the Green. It will create too much traffic, use up too much water and contribute to sewage.
It will be detrimental to wildlife and will contravene the policies of CDC on the environment.
The planned huge car park will prevent absorption of rain water by virtue of its hard surface.
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