






















































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 Louise Donohoe

Address 26 Chestnut Close,Chesterton,Bicester,OX26 1XD

Type of Comment  Objection

Type neighbour

Comments I wish to object to this development that is to be built on greenfield. I feel that the location
is inappropriate and unsustainable. Chesterton is a small village with character surrounded
by other villages all of which would not be able to cope with the increase in traffic volume.
There is no footpath out of Chesterton meaning we have to walk on the road, with an influx
of traffic this would become highly dangerous. The impact on the landscape would
significantly reduce the character of the village, not to mention the wildlife that would
disappear. Bicester is already home to the major tourist attraction - Bicester Village, which
at peak times causes a ripple effect with traffic. I find it hard to see how this resort will
benefit local businesses as it is all self contained similar to Centre Parcs. Also, like Centre
Parcs I feel it is not really for the people of Bicester or surrounding villages, as it is not
something you can decide to visit for a couple of hours at a reasonable price - It is a holiday
park. Yet all the reports I read about this proposal fail to mention this, which is very
misleading to the local community.

Received Date 28/12/2019 18:54:34

Attachments















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 Terence Waterson

Address 26 Osprey Close,Bicester,OX26 6YH

Type of Comment  Objection

Type neighbour

Comments Unacceptable increase of road traffic on country roads increased levels of pollution. M40 A41
A43 all have problems with queuing traffic. Recent road improvements have not helped
traffic flow. Bicester cannot cope now with the traffic going to the Bicester Shopping Outlet.
Yet more of our green belt is under threat. This will have a major impact on our wildlife. We
already have seen a dramatic drop in hawks, frogs, hedgehog and grass snakes over the,
past 30 years that we have lived here in Bicester.
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From:  
Sent: Wednesday, December 18, 2019 2:33 PM 
To: DC Support <DC.Support@cherwell-dc.gov.uk> 
Subject: Objection to Planning Application No: 19/02550/F 
 
Date: 18/12/2019 
  

Ms Clare Whitehead  

Development Management  
Cherwell District Council 
Bodicote House 
Bodicote 
Banbury OX15 4AA 
  
  
Ref:  Great Lakes UK Ltd – Application Ref: 19/02550/F 
  
  
Dear Ms Whitehead, 
  
I am writing to you to passionately object to this application for a large-scale water theme park in the 

small, rural village of Chesterton.  There is absolutely no need for such a development in this location, 

nor is it in line with the local development plan. 
  
This is currently a beautiful greenfield site providing locals with a healthy sporting facility, which will 

be lost to a vast, inappropriately sized concreted area with large, unsympathetic buildings for a small 

village. The 900-space car park indicates the anticipated huge volume of extra traffic that will be 

travelling to and from the site, bringing with it a substantial increase in noise pollution, not to mention 

a decrease in air quality and potentially adding to the associated health issues currently being 

identified nationally.   
  
This will be a private resort attracting a proposed half a million visitors, and their vehicles, annually into 

an area already suffering from severe traffic congestion issues on the M40, A34, A41, A4095 and 

B430.  The infrastructure of the area will simply not be able to sustain this proposed development, to 

the detriment of thousands of local residents and businesses. The Conference facilities will also attract 

an unknown but substantial extra number of car movements and resulting congestion and pollution. 
  
Economically, the development will provide very little benefit to the local area, which already has very 

low unemployment.  Its requirement to employ 600 lower skilled staff will either attract employees 

away from existing local businesses (already struggling to find staff) or necessitate distanced new 

employees travelling into the site, thereby increasing car journeys further; again, increasing the levels 

of traffic and pollution as there is no provision for staff accommodation on site. These low-skilled 

employment opportunities are also contrary to Cherwell’s strategic aim of prioritising knowledge-

based investment as a priority. 
  
As the majority of guests are encouraged to stay and spend their money on site, there will be 

negligible economic benefit to the local hospitality industry. 
  
To conclude, I would like to reiterate that I strongly object to this unwanted and unneeded proposal, 

completely out of keeping with its rural location, and to the detriment of the local businesses and 

residents and I humbly ask that it be refused. 
  



Yours sincerely, 
 
27 Lea Road, 
Abington 
Northampton 
Northamptonshire 
NN1 4PE 
 

 



Date: 5.1.2020

Ms Clare Whitehead
Case Officer

Development Management

Cherwell District Council

Bodicote House

Bodicote

Banbury OX15 4AA

Ref:  Great Lakes UK Ltd – Application Ref: 19/02550/F

Dear Sirs,

I whole-heartedly object to this application for a large-scale water theme park in the small village of Chesterton. 

It is where my family home is, and as such, I know the area well in enough to strongly believe that there is 

absolutely no need for such a development in this location, nor is it in line with the local development plan.

The proposed site is currently a stunning greenfield site providing a healthy outdoor facility for young children 

and their families, which will be lost to a vast, inappropriately sized concreted area with large uncharacteristic 

buildings for a small village, as well as spoiling the character of this area. Not only will the building be out of 

place but, in building on a greenfield site, there will be a significant lose of wildlife habitat, which goes against 

the general public feeling of conservation.

Having driven to and from my house for year, I am concerned by the 900-space car park, which indicates the 

anticipated huge volume of extra traffic that will be travelling to and from the site, causing yet more congestion 

issues on an already congested area.  This will create a substantial increase in noise pollution, not to mention a 

decrease in air quality and the potentially adding to the associated health issues currently being identified 

nationally.  

Aside from the traffic issue, I am concerned that the development will syphon off employees from existing local 

businesses who already struggling to find staff, thus leading to potential closures in buinesses at a tim when we 

are supposed to be supporting our highstreets and local enterprise. On the other hand, it could well draw in new 

employees who have to travel into the site, thereby compounding the traffic issues previously raise further. 

These low-skilled employment opportunities are also contrary to Cherwell’s strategic aim of prioritising 

knowledge-based investment as a priority.

This resort will not be open to the public. The possibility of being offered expensive day passes will be solely 

dependent upon poor hotel occupancy, which is obviously not in the developers’ plans!  As the majority of 

guests are encouraged to stay and spend their money on site, there will be negligible  economic benefit to the 

local hospitality industry.

Once again, I strongly object to this unwanted and unneeded proposal, completely out of keeping with its rural 

location, and ask that it be refused.

Yours faithfully,

______Carl Sucharyan Thomas___________ ______CARL SUCHARYNA THOMAS___________

(sign) (print)

Carl Sucharyna Thomas

27 Lea Road

Northampton

NN14PE







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 Chris Pringle

Address 27 The Green,Chesterton,Bicester,OX26 1UU

Type of Comment  Objection

Type neighbour

Comments I write in connection with the above planning application. I have examined the plans and I
know the site well. I wish to object strongly to the development of these sports facilities in
this location. Chesterton is a small village on the outskirts of Bicester which already has an
increasing traffic problem through the village. Specifically, traffic along Green Lane and the
A4094 has increased significantly over the past 5 years due to developments in Chesterton
as well as continued growth of Bicester. The proposed development will further exacerbate
this issue. This kind of development in a village location is not sustainable; the development
includes space for 900 cars causing over 1000 daily traffic movements routed via either GPS
or signage through Chesterton, Bicester, Wendlebury, Little Chesterton or Middleton Stoney.
Despite attempts to direct customers through signage, a vast majority of GPS users will be
directed through local villages, including Chesterton. The recent developments at Kingsmere,
Bicester Village, Bicester Tesco, Bicester Gateway and Bicester Heritage are already adding
significant strain to our road infrastructure and this development only serves to further
exacerbate the problem. In addition, this will further add to local air and noise pollution
caused by traffic. This hotel offers little to no benefit to Chesterton or the local community.
As the hotel is only available to Great Wolf waterpark guests, this does not assist with
providing accommodation for employees, tourists or business guests that are staying in the
local area. The resort intends to keep all its guest on-site so there is no economic benefit to
local businesses (hotels, restaurants, shops etc). Given the difficultly local businesses are
already having hiring staff, Great Wolf only serves to impair this further, putting even more
strain on local businesses. The resort takes away what is an excellent 18-hole Golf course,
removing a much-enjoyed facility from both the residents of Chesterton and surrounding
towns/villages and forcing those users to travel further to get to other courses, against
Cherwell's strategy of reducing car usage. The change sets a strong and negative precedent
to destroy and build-over golf courses which puts at risk the remaining 9 holes. Given the
recent loss of the Oxford 9-hole golf course to housing this is totally unacceptable, especially
when the development in question provides no benefit to the local community. The resort
aims to build 500,000 sq ft of buildings on a greenfield site which will have an irreversible
and significant impact on the landscape and views as well as a negative ecological impact to
the green field habitat used by local wildlife. I do not see how this development positively
impacts Chesterton or any of the local communities given that it exacerbates our traffic
problems, offers no direct benefit to the local community, removes regularly-used facilities
from the local community, destroys our local green field habitat and offers no economic
benefit to local business. If this application is to be decided by councillors, please take this
as notice that I would like to speak at the meeting of the committee at which this application
is expected to be decided. Please let me know as soon as possible the date of the meeting.
Finally, please note that my submission is in respect of the proposed development. Whilst I
have taken every effort to present accurate information for your consideration, as I am not a
decision maker or statutory consultee, I cannot accept any responsibility for unintentional
errors or omissions and you should satisfy yourselves on any facts before reaching your
decision.

Received Date 15/12/2019 13:30:01

Attachments The following files have been uploaded: <br/>GWResorts-CP.pdf<br/>



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 Clare Downs

Address 27 The Green,Chesterton,Bicester,OX26 1UU

Type of Comment  Objection

Type neighbour

Comments I am writing in reference to the above planning application. As a resident of Chesterton this
application has raised serious concerns with me and my family. I want to formally object to
the development of this facility in this location. Chesterton is a small rural village on the
outskirts of Bicester, within the last few years there has been significant development within
the village and the surrounding area. This has already had an adverse effect on the village,
and surrounding areas which includes increased traffic, air pollution, safety concerns and
noise pollution. This development is not suitable nor appropriate on the edge of a village, the
infrastructure of the village and surround areas will not be able to sustain this kind of
development. The proposed routing plans are not enforceable and visitors will most likely
follow routes advised by sat-nav. The development brings nothing to Chesterton or our local
community - the hotel is only useful to waterpark guests so doesn't benefit the local area
and the hotel aims to keep guests within the resort so doesn't benefit local business.
Additionally, although this resort claims to be a boost for local jobs, local businesses are
already struggling to find new staff so this resort would likely have a negative impact to
other local businesses and hence the community. The development takes away a 18-hole
Golf course already used by the local community at a time when other Golf courses such as
Oxford are also being built on for houses. This resort will destroy local habitat for wildlife as
well as building on greenfield land in our village.

Received Date 15/12/2019 13:40:23

Attachments The following files have been uploaded: <br/>GWResorts-CD.pdf<br/>



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 Mr Stringer

Address 27 White Way,Kidlington,OX5 2XA

Type of Comment  Objection

Type neighbour

Comments I strongly object to this application on the grounds of the irrevocable destruction of
countryside to serve sheer greed and profit. Once the countryside and its beauty, peace and
wildlife has gone, its gone! What about future generations; it is their planet too! and we are
allowing it to be sold off to line the pockets of greedy businesses. This is an issue of
morality. Cherwell District Council you will have blood on your dirty greedy hands if you
allow this.

Received Date 28/01/2020 03:09:43

Attachments



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 Janet Davies

Address 28 Fortescue Drive,Chesterton,Bicester,OX26 1UT

Type of Comment  Objection

Type neighbour

Comments I am a local resident in Chesterton and a member of Bicester Hotel and Golf Club. I wish to
object to this planning application as I do not believe it is in accordance with the local
development plan and there are no material considerations that would warrant planning
permission being granted. As a long standing member of Bicester Golf Club a viable local
golf club I see no reason to build such a development on an already existing leisure facility.
To reduce the course from eighteen to nine holes will destroy it as a competitive golf course
and would represent a serious loss of this facility to the local area and community. With the
planned loss of North Oxford Golf Club to a housing development this golf course is
important in the local area. The club is an active social hub with a large number of members
over a varied social demographic. We should be looking to increase recreational facilities in
an area with a ever growing population not reducing them.The club engages in golf
competitions with the Oxfordshire community and is a significant charity fundraiser for local
charities. All of this will be lost if the course is changed to nine holes. There will also be a
loss of employment opportunities if the golf course is changed. If the golf club changes I will
no longer remain as a member at the golf course or the gym and will be one of many
members who will do the same. This could result in the facility no longer being financially
viable and result in a loss of employment opportunities in that sector. Knowing the golf
course well the area for development is subject to frequent flooding during the winter
months. If this area is built on it will significantly increase the risk of flooding in this area
and increase of surface water run off into the local river Gaggle Brook that will increase the
flooding risk which is already significantly high downstream in Wendlebury. I feel that such a
development would be unsustainable in this inappropriate location on the edge of a village.
The development includes parking spaces for nine hundred cars which due to the location of
the development demonstrates the reliance on car travel. This is contrary to the Cherwell
Strategy of reducing car usage in the area.Current golf club members will have to travel to
alternative golf courses therefore also adding to increased car usage. The proposed
development comprises of 500,000 sq.ft of buildings on what is currently a greenfield site
and this will irreversibly remove an important green infrastructure and disrupt important
ecological habitat for a wide range of wildlife that is simply not found in other areas due to
the unique development of the current golf course. One of the worst impacts of this
development would be to local traffic problems. This area and Chesterton in particular has
suffered drastically over recent years due to the ever increasing growth in the area and
particularly the impact caused by traffic visiting Bicester Village, Kingsmere, Bicester
Gateway and Bicester Heritage developments.The proposed development is estimated to
increase the traffic flow into the area by one thousand plus cars a day. In addition to this
there will be construction traffic. The local network of country roads is just unsuitable to deal
with this large increase in traffic all heading to the same location. The routes planned into
the site already are under enormous pressure and cant cope with the current levels of
traffic. Slightly further afield the major road networks of the M40 and A34 in particular cant
cope with current levels of traffic and are already predicted to significantly increase traffic
flow from other already approved developments without the addition of this development.
Traffic is regularly static on these routes from the M40 from junction eleven to ten in the
morning and junction eight to ten in the evening and on the A34 from Oxford to Junction in
the afternoons. The development will add a predicted extra one thousand cars a day to this
already heavily congested area. Cherwell and the local areas strategic aim is to prioritize
Knowledge based business as a priority.This development will have rooms only available to
Great Wolf Residents and will do nothing to assist growth in the local business community.
The aim of the Great Wolf Resort will be to keep guests on site to use their facilities so will



add no local benefit to other local entertainment establishments. In an area of high
employment where current employers are already finding it hard to recruit the type of
employees that Great Wolf will be targeting it is hard to see a real benefit to local people
seeking employment. It may result in employees travelling from further afield, by car as the
site is not served by public transport, in order to work at the resort. This again will be
contrary to the Cherwell strategy of reducing car usage. The design of the resort is
completely out of keeping with the local area. Having already accommodated a substantial
development in the Bicester Hotel and spa other developments in this area should be small
scale, detached buildings at low height enhancing the character of the local area as outlined
in the Cherwell Council's Countryside design summary 2008. The low rise design to make it
less visible means that the buildings and car park will create a substantial footprint in a rural
location. The site will sit right next to the M40 motorway and is totally unsuitable for a public
outdoor spaces accommodating two thousand visitors a day due to already existing poor air
quality and noise pollution to which the development will add even more. This planning
application is a purely speculative application in the wrong location and with a potential two
thousand visitors a day will have a significant negative impact on the local area as outlined
above. Great Wolf should have worked with Cherwell through the correct local plan process
in order to locate a suitable site for this development. This development is not wanted by
local village residents or the local Bicester population. It will only have a negative impact in
the area and on this basis I believe this application should be refused.

Received Date 23/12/2019 18:26:33
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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 Jack Davies

Address 28 Fortescue Drive,Chesterton,Bicester,OX26 1UT

Type of Comment  Objection

Type neighbour

Comments I am a local resident in Chesterton and a member of Bicester Hotel and Golf Club. I wish to
object to this planning application as I do not believe it is in accordance with the local
development plan and there are no material considerations that would warrant planning
permission being granted. As a long standing member of Bicester Golf Club a viable local
golf club I see no reason to build such a development on an already existing leisure facility.
To reduce the course from eighteen to nine holes will destroy it as a competitive golf course
and would represent a serious loss of this facility to the local area and community. With the
planned loss of North Oxford Golf Club to a housing development this golf course is
important in the local area. The club is an active social hub with a large number of members
over a varied social demographic. We should be looking to increase recreational facilities in
an area with a ever growing population not reducing them.The club engages in golf
competitions with the Oxfordshire community and is a significant charity fundraiser for local
charities. All of this will be lost if the course is changed to nine holes. There will also be a
loss of employment opportunities if the golf course is changed. Knowing the golf course well
the area for development is subject to frequent flooding during the winter months. If this
area is built on it will significantly increase the risk of flooding in this area and increase of
surface water run off into the local river Gaggle Brook that will increase the flooding risk
which is already significantly high downstream in Wendlebury. I feel that such a
development would be unsustainable in this inappropriate location on the edge of a village.
The development includes parking spaces for nine hundred cars which due to the location of
the development demonstrates the reliance on car travel. This is contrary to the Cherwell
Strategy of reducing car usage in the area.Current golf club members will have to travel to
alternative golf courses therefore also adding to increased car usage. The proposed
development comprises of 500,000 sq.ft of buildings on what is currently a greenfield site
and this will irreversibly remove an important green infrastructure and disrupt important
ecological habitat for a wide range of wildlife that is simply not found in other areas due to
the unique development of the current golf course. One of the worst impacts of this
development would be to local traffic problems. This area and Chesterton in particular has
suffered drastically over recent years due to the ever increasing growth in the area and
particularly the impact caused by traffic visiting Bicester Village, Kingsmere, Bicester
Gateway and Bicester Heritage developments.The proposed development is estimated to
increase the traffic flow into the area by one thousand plus cars a day. In addition to this
there will be construction traffic. The local network of country roads is just unsuitable to deal
with this large increase in traffic all heading to the same location. The routes planned into
the site already are under enormous pressure and cant cope with the current levels of
traffic. Slightly further afield the major road networks of the M40 and A34 in particular cant
cope with current levels of traffic and are already predicted to significantly increase traffic
flow from other already approved developments without the addition of this development.
Traffic is regularly static on these routes from the M40 from junction eleven to ten in the
morning and junction eight to ten in the evening and on the A34 from Oxford to Junction in
the afternoons. The development will add a predicted extra one thousand cars a day to this
already heavily congested area. Cherwell and the local areas strategic aim is to prioritize
Knowledge based business as a priority.This development will have rooms only available to
Great Wolf Residents and will do nothing to assist growth in the local business community.
The aim of the Great Wolf Resort will be to keep guests on site to use their facilities so will
add no local benefit to other local entertainment establishments. In an area of high
employment where current employers are already finding it hard to recruit the type of
employees that Great Wolf will be targeting it is hard to see a real benefit to local people



seeking employment. It may result in employees travelling from further afield, by car as the
site is not served by public transport, in order to work at the resort. This again will be
contrary to the Cherwell strategy of reducing car usage. The design of the resort is
completely out of keeping with the local area. Having already accommodated a substantial
development in the Bicester Hotel and spa other developments in this area should be small
scale, detached buildings at low height enhancing the character of the local area as outlined
in the Cherwell Council's Countryside design summary 2008. The low rise design to make it
less visible means that the buildings and car park will create a substantial footprint in a rural
location. The site will sit right next to the M40 motorway and is totally unsuitable for a public
outdoor spaces accommodating two thousand visitors a day due to already existing poor air
quality and noise pollution to which the development will add even more. This planning
application is a purely speculative application in the wrong location and with a potential two
thousand visitors a day will have a significant negative impact on the local area as outlined
above. Great Wolf should have worked with Cherwell through the correct local plan process
in order to locate a suitable site for this development. This development is not wanted by
local village residents or the local Bicester population. It will only have a negative impact in
the area and on this basis I believe this application should be refused.

Received Date 23/12/2019 19:15:30
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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 Paul Davies

Address 28 Fortescue Drive,Chesterton,Bicester,OX26 1UT

Type of Comment  Objection

Type neighbour

Comments I am a local resident in Chesterton and a member of Bicester Hotel and Golf Club. I wish to
object to this planning application as I do not believe it is in accordance with the local
development plan and there are no material considerations that would warrant planning
permission being granted. As a long standing member of Bicester Golf Club a viable local
golf club I see no reason to build such a development on an already existing leisure facility.
To reduce the course from eighteen to nine holes will destroy it as a competitive golf course
and would represent a serious loss of this facility to the local area and community. With the
planned loss of North Oxford Golf Club to a housing development this golf course is
important in the local area. The club is an active social hub with a large number of members
over a varied social demographic. We should be looking to increase recreational facilities in
an area with a ever growing population not reducing them.The club engages in golf
competitions with the Oxfordshire community and is a significant charity fundraiser for local
charities. All of this will be lost if the course is changed to nine holes. There will also be a
loss of employment opportunities if the golf course is changed. Knowing the golf course well
the area for development is subject to frequent flooding during the winter months. If this
area is built on it will significantly increase the risk of flooding in this area and increase of
surface water run off into the local river Gaggle Brook that will increase the flooding risk
which is already significantly high downstream in Wendlebury. I feel that such a
development would be unsustainable in this inappropriate location on the edge of a village.
The development includes parking spaces for nine hundred cars which due to the location of
the development demonstrates the reliance on car travel. This is contrary to the Cherwell
Strategy of reducing car usage in the area.Current golf club members will have to travel to
alternative golf courses therefore also adding to increased car usage. The proposed
development comprises of 500,000 sq.ft of buildings on what is currently a greenfield site
and this will irreversibly remove an important green infrastructure and disrupt important
ecological habitat for a wide range of wildlife that is simply not found in other areas due to
the unique development of the current golf course. One of the worst impacts of this
development would be to local traffic problems. This area and Chesterton in particular has
suffered drastically over recent years due to the ever increasing growth in the area and
particularly the impact caused by traffic visiting Bicester Village, Kingsmere, Bicester
Gateway and Bicester Heritage developments.The proposed development is estimated to
increase the traffic flow into the area by one thousand plus cars a day. In addition to this
there will be construction traffic. The local network of country roads is just unsuitable to deal
with this large increase in traffic all heading to the same location. The routes planned into
the site already are under enormous pressure and cant cope with the current levels of
traffic. Slightly further afield the major road networks of the M40 and A34 in particular cant
cope with current levels of traffic and are already predicted to significantly increase traffic
flow from other already approved developments without the addition of this development.
Traffic is regularly static on these routes from the M40 from junction eleven to ten in the
morning and junction eight to ten in the evening and on the A34 from Oxford to Junction in
the afternoons. The development will add a predicted extra one thousand cars a day to this
already heavily congested area. Cherwell and the local areas strategic aim is to prioritize
Knowledge based business as a priority.This development will have rooms only available to
Great Wolf Residents and will do nothing to assist growth in the local business community.
The aim of the Great Wolf Resort will be to keep guests on site to use their facilities so will
add no local benefit to other local entertainment establishments. In an area of high
employment where current employers are already finding it hard to recruit the type of
employees that Great Wolf will be targeting it is hard to see a real benefit to local people



seeking employment. It may result in employees travelling from further afield, by car as the
site is not served by public transport, in order to work at the resort. This again will be
contrary to the Cherwell strategy of reducing car usage. The design of the resort is
completely out of keeping with the local area. Having already accommodated a substantial
development in the Bicester Hotel and spa other developments in this area should be small
scale, detached buildings at low height enhancing the character of the local area as outlined
in the Cherwell Council's Countryside design summary 2008. The low rise design to make it
less visible means that the buildings and car park will create a substantial footprint in a rural
location. The site will sit right next to the M40 motorway and is totally unsuitable for a public
outdoor spaces accommodating two thousand visitors a day due to already existing poor air
quality and noise pollution to which the development will add even more. This planning
application is a purely speculative application in the wrong location and with a potential two
thousand visitors a day will have a significant negative impact on the local area as outlined
above. Great Wolf should have worked with Cherwell through the correct local plan process
in order to locate a suitable site for this development. This development is not wanted by
local village residents or the local Bicester population. It will only have a negative impact in
the area and on this basis I believe this application should be refused.

Received Date 23/12/2019 18:11:15

Attachments



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 Megan Davies

Address 28 Fortescue Drive,Chesterton,Bicester,OX26 1UT

Type of Comment  Objection

Type neighbour

Comments I am a local resident in Chesterton and a member of Bicester Hotel and Golf Club. I wish to
object to this planning application as I do not believe it is in accordance with the local
development plan and there are no material considerations that would warrant planning
permission being granted. As a long standing member of Bicester Golf Club a viable local
golf club I see no reason to build such a development on an already existing leisure facility.
To reduce the course from eighteen to nine holes will destroy it as a competitive golf course
and would represent a serious loss of this facility to the local area and community. With the
planned loss of North Oxford Golf Club to a housing development this golf course is
important in the local area. The club is an active social hub with a large number of members
over a varied social demographic. We should be looking to increase recreational facilities in
an area with a ever growing population not reducing them.The club engages in golf
competitions with the Oxfordshire community and is a significant charity fundraiser for local
charities. All of this will be lost if the course is changed to nine holes. There will also be a
loss of employment opportunities if the golf course is changed. Knowing the golf course well
the area for development is subject to frequent flooding during the winter months. If this
area is built on it will significantly increase the risk of flooding in this area and increase of
surface water run off into the local river Gaggle Brook that will increase the flooding risk
which is already significantly high downstream in Wendlebury. I feel that such a
development would be unsustainable in this inappropriate location on the edge of a village.
The development includes parking spaces for nine hundred cars which due to the location of
the development demonstrates the reliance on car travel. This is contrary to the Cherwell
Strategy of reducing car usage in the area.Current golf club members will have to travel to
alternative golf courses therefore also adding to increased car usage. The proposed
development comprises of 500,000 sq.ft of buildings on what is currently a greenfield site
and this will irreversibly remove an important green infrastructure and disrupt important
ecological habitat for a wide range of wildlife that is simply not found in other areas due to
the unique development of the current golf course. One of the worst impacts of this
development would be to local traffic problems. This area and Chesterton in particular has
suffered drastically over recent years due to the ever increasing growth in the area and
particularly the impact caused by traffic visiting Bicester Village, Kingsmere, Bicester
Gateway and Bicester Heritage developments.The proposed development is estimated to
increase the traffic flow into the area by one thousand plus cars a day. In addition to this
there will be construction traffic. The local network of country roads is just unsuitable to deal
with this large increase in traffic all heading to the same location. The routes planned into
the site already are under enormous pressure and cant cope with the current levels of
traffic. Slightly further afield the major road networks of the M40 and A34 in particular cant
cope with current levels of traffic and are already predicted to significantly increase traffic
flow from other already approved developments without the addition of this development.
Traffic is regularly static on these routes from the M40 from junction eleven to ten in the
morning and junction eight to ten in the evening and on the A34 from Oxford to Junction in
the afternoons. The development will add a predicted extra one thousand cars a day to this
already heavily congested area. Cherwell and the local areas strategic aim is to prioritize
Knowledge based business as a priority.This development will have rooms only available to
Great Wolf Residents and will do nothing to assist growth in the local business community.
The aim of the Great Wolf Resort will be to keep guests on site to use their facilities so will
add no local benefit to other local entertainment establishments. In an area of high
employment where current employers are already finding it hard to recruit the type of
employees that Great Wolf will be targeting it is hard to see a real benefit to local people



seeking employment. It may result in employees travelling from further afield, by car as the
site is not served by public transport, in order to work at the resort. This again will be
contrary to the Cherwell strategy of reducing car usage. The design of the resort is
completely out of keeping with the local area. Having already accommodated a substantial
development in the Bicester Hotel and spa other developments in this area should be small
scale, detached buildings at low height enhancing the character of the local area as outlined
in the Cherwell Council's Countryside design summary 2008. The low rise design to make it
less visible means that the buildings and car park will create a substantial footprint in a rural
location. The site will sit right next to the M40 motorway and is totally unsuitable for a public
outdoor spaces accommodating two thousand visitors a day due to already existing poor air
quality and noise pollution to which the development will add even more. This planning
application is a purely speculative application in the wrong location and with a potential two
thousand visitors a day will have a significant negative impact on the local area as outlined
above. Great Wolf should have worked with Cherwell through the correct local plan process
in order to locate a suitable site for this development. This development is not wanted by
local village residents or the local Bicester population. It will only have a negative impact in
the area and on this basis I believe this application should be refused.
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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 Janet Sprake

Address 29 Hatch Way,Kirtlington,Kidlington,OX5 3JS

Type of Comment  Objection

Type neighbour

Comments I am writing to object in the strongest terms to this application for an enormous water
theme park in the small rural village of Chesterton. This area is at present a stunningly
beautiful sporting facility which provides many local people with great facilities. The
proposed development is designed to attract visitors from far and wide, there is no benefit to
the local community at all. Indeed, the estimated 500,000 visitors annually will add hugely
to the already over congested road system in this area of Oxfordshire. The A34, M40 and
A4095 are already at capacity and this nightmare proposal only serves to makes things so
much worse. I do hope you will refuse planning permission for this monstrous development
which would mar Chesterton and the surrounding villages for ever.
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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 William Scott

Address 34, Stockleys Lane, Tingewick, Bucks

Type of Comment  Objection

Type neighbour

Comments I would like to object to the proposal to build the Great Wolf Water Park on the back 9 of the
Bicester Golf Course in Chesterton. My grounds for doing so are that the additional 500,000
visitor vehicles coming into this village location each year will cause considerable traffic and
pollution issues for Chesterton and the surrounding area. The existing local roads are
already under pressure from the increase in traffic from Bicester's prodigious expansion over
the last few years. A further increase of this magnitude will cause significant congestion and
cannot be justified. This planning application must be rejected.
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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 Judith Scott

Address 34, Stockleys Lane, Tingewick, Bucks

Type of Comment  Objection

Type neighbour

Comments I wish to register my objection to this planning application as it is contrary to Cherwell's
strategic aim to give priority to Knowledge Based business investment. Only low skilled, low
paid jobs will be generated of which Bicester has an abundance. The plans comprise a total
floor area of 500,000 sq. ft in two or three large blocks. This is not in keeping with the local
area. Schemes in such a location should be small scale enhancing the character of the area
as outlined in Cherwell Council's Countryside Design Summary 2008. How can you possibly
approve a scheme that is so obviously the opposite of the Council's documented objectives.
This must be rejected.
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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 kevin prior

Address 35 Buckingham Road,Bicester,OX26 2NU

Type of Comment  Objection

Type neighbour

Comments The planning application form question 13 state - 'foul water to main sewer'! It then states
'unknown' to the question are you proposing to connect to existing drainage system? I
believe the nearest main sewer is on the north east corner of the golf course! We are talking
about a large quantity of effluent here. Surely this should be justified and detailed on the
design drawings prior to any application being accepted? How could any approval be granted
without clarification on this? The application question 15 also states no trade effluent I
assume the leisure pool is treated. Won't there be there a discharge from the filtration into
the drainage system? There is a big light pollution issue here. What is being done to mitigate
this? There will be a major impact of wildlife (nocturnal) and insects. Also there will be a
further impact on the view of the night sky in the area. Regards
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Date: 27 January 2020 
 
37 Southmoor Road 
Oxford 
OX2 6RF 
 
 
Development Management 
Cherwell District Council 
Bodicote House 
Bodicote 
Banbury OX15 4AA 
 
 
 
Ref:  Great Lakes UK Ltd – Application Ref: 19/02550/F 
 
 
Dear Sirs, 
 
I wish to strongly object to the above-mentioned application on the grounds that this proposal is not in 
accordance with the local development plan.  There are no material considerations that would warrant 
planning permission being granted. 
 
It is unsustainable, in an inappropriate location on the edge of a small historic village. The development 
includes a 900-space car park, indicating a significant reliance on car travel which goes against the Cherwell 
Strategy of reducing car usage. It will comprise 500,000 square feet of building on a greenfield site, irreversibly 
removing important green space and disrupting ecological habitats for an abundance of wildlife. 
 
The existing road infrastructure cannot cope with the projected extra 1000+ daily car movements. Chesterton 
is already a ‘rat-run’ and experiences major congestion as an escape route during the many traffic issues on 
the M40 and A34. In addition to several other significant proposals approved in Bicester, its unacceptable 
routing plans via Middleton Stoney, Weston on the Green and Wendlebury, will seriously affect the already 
stressed A34, A41, A4095 and B430.  This will also result in a significant deterioration in air quality and a 
substantial increase in noise pollution for local residents. 
 
The design of the buildings is neither small scale nor detached and therefore not in keeping with the character 
of the local area.   
 
Local businesses are already finding it difficult to recruit the employees Great Wolf will be targeting. As such, 
they will either take employees away from local businesses - a negative economic impact, or they will bring in 
employment from other areas, thereby increasing traffic movements.  With the vast majority of visitors 
remaining on site, there will be very little (if any) economic benefit to local businesses. 
 
With the loss of 9 holes of a beautifully landscaped golf course, how will they safeguard the remaining 9 holes? 
Open space provision appears to be rapidly disappearing in Cherwell, which is totally unacceptable when it 
serves such an important purpose in communities and for well-being. Once again, existing golf users will have 
to drive further afield to access alternative 18-hole courses, thereby increasing car usage. 
 
For the above reasons, I strongly request that planning permission NOT be granted for this application. 
 
Yours faithfully, 
 
 

 















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 Dr David Winfield

Address 39 Alchester Road,Chesterton,Bicester,OX26 1UW

Type of Comment  Objection

Type neighbour

Comments This proposal will not maintain the nature and character of the local villages e.g Chesterton
and Weston-on-the-Green. The local road infrastructure is inadequate for the proposed
visitor numbers. 500,000 visitors per year equates to 125,000 car arrivals (occupancy of 4
per car), 250,000 car return journeys; using well-published authoritative figures, this
equates to an additional 15,000 metric tons of carbon dioxide per year (average three hour
journey, 50 mph on national speed limit single carriageways (RAC figures), epa.gov average
carbon emission for passenger cars). How will this be off-set for the County's carbon neutral
target? If by tree planting, what land has been identified for this and who will bear the cost?
Green environment will be destroyed. How will its current ecological role (carbon off-setting,
water drainage etc) be replaced? Refer to wild life organisations for Oxfordshire for
information on the endangered species in this location. What endangered species Survey has
been performed and how will they be protected? There are no effective proposals to disguise
the intrusive profile of the 84feet tall structures from distant view. Only three native trees
can grow to this height by maturity and in ideal conditions and there is no proposal to utilise
them in the plans. What will the carbon footprint of the amenity be? How will the County
achieve its objective of carbon neutrality by 2050? What studies have been undertaken to
demonstrate the local infrastructures (roads, drainage, sewerage etc) will cope with the
additional load created by 500,000 visitors per year? There has been no viability study to
demonstrate this American type of amenity will be successful in the UK or at this location. It
will have to complete with an even larger amenity (a London version of Disney Land in
Dartford, Kent in 2024). It seems obvious that British families will prefer a visit to Disney
Land over a trip to Chesterton. Just how sustainable will it be? Bicester has a thriving
economy; there has been no loss of major employer in the area that has created a need for
fresh investment. What studies have shown Bicester needs a boost to its tourism given that
Bicester Village is saturating it's local road infrastructure? What scientific evidence is there
that the project will increase and not detract from biodiversity? How will the project increase
the residents' enjoyment of the local rural countryside given the facility will be indoors and
the surrounding environment will be a man made green area with non-native plant, shrub
and tree species? How will the destruction of bird, flora and fauna habitat be compensated
for? Given the UK has a national policy of not allowing parents to remove their children from
school during term time, how will the load of 500,000 visitors be distributed evenly
throughout the year and not just concentrated at weekends and school holidays, thereby
creating an enormous increase in traffic at these times? In what way will the facility be a
benefit to the whole local population and not just to those with a young family that might
use it (if day passes are allowed?) It will decimate the ability of the local population to enjoy
the countryside by participating in rural sports like golf and therefore not encourage the
enjoyment of the existing rural environment. There are other brownfield locations in the UK
with far better road and transport access that would not destroy the character of the rural
environment where new investment is desperately needed to boost the local economy and
employment possibilities than in this particular location.
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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 E Druce

Address 43 Hatch Way,Kirtlington,Kidlington,OX5 3JS

Type of Comment  Objection

Type neighbour

Comments Negative impact on the local community and environment. This development would see an
unacceptable increase in the volume of traffic locally through villages as well as the A34
which are already under stress with the amount of existing traffic. The increase in traffic will
create not only increased levels of air pollution but an increased risk to residents to RTCs.
This project offers no benefit to the surrounding community either socially or economically
as the aim of the company is to keep visitors within the resort rather than providing a spring
board to encourage visitors to engage with local business and beautiful countryside. This
development also provides a credible and severe risk to the local wildlife in the area which
has already experienced disruption with the development of the kingsmere estate and
surrounding business parks. This is a beautiful area which we should be showcasing by
supporting local business and celebrating the rich biodiversity of our countryside - say no to
this development to preserve our local area and support the 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 Lorraine Lebby

Address 45 Fair Close,Bicester,OX26 4YN

Type of Comment  Objection

Type neighbour

Comments There is to much building in and around Bicester, the roads cannot take the extra traffic now,
this is a small village, and I feel all our green fields are being built on. It's bad enough with
all the the extra housing, and no extra schools, Doctors, Dentist, etc. This is not for the
people of Bicester, and it will not bring anymore money into the town, as there is nothing in
the town.
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Emma Rowe
46 Manor Court

Weybridge,
Surrey

KT13 8RG
Development Management,
Cherwell District Council, 
Bodicote House, 
Bodicote,
Banbury,
OX15 4AA

DATE 11th January 2020

For the attention of: Ms Clare Whitehead, Case Officer

Dear Clare,

Ref: Great Lakes UK – Planning Application No 19/02550/F

I am writing to you in order to express my objection to the above planning 
application, which is completely inappropriate and does not meet the requirements 
of the local and national planning policy.

The reasons for my objection are as follows:

• Traffic
o The development is proposing 900 car parking spaces and clearly 

relying heavily on visitors travelling by car. The local highways 
infrastructure cannot cope with the current level of road users and an 
extra 1000+ vehicles per day from this development will have a 
detrimental effect on the local residents. 

o The proposed routing for traffic through local villages is inappropriate 
and only considers visitors travelling from one area of the country. It 
is naïve to believe that visitors will ignore their satnavs and follow 
signage instead. Bicester Village has tried to implement a similar 
strategy without success. 

• Lack of Economic Benefit
o The planning application states that the resort will be a closed site, 

with all amenities, entertainment, restaurants, retail units etc, 
provided. This does not encourage visitors to spend money in the 
local economy and the circa £5m of economic benefit stated by the 
applicant does not have sufficient substantiation. 

o Whilst the applicant has stated the resort will bring approx. 600 new 
jobs to the area, they have not considered the impressively low levels 
of unemployment in Bicester (circa 80 people) and that employees will 
have to travel, most likely by car, from further afield. 

o Furthermore, local businesses already struggle to recruit sufficient 
levels of employees, especially those with the skills that this 
development will be targeting. Therefore the development will have a 
detrimental effect on local businesses. 

o The type of business being proposed does not meet Cherwell Districts 
Councils strategic aim of prioritizing ‘Knowledge Based’ business. 













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 Mrs S Parnell

Address 48 Somerville Drive,Bicester,OX26 4TU

Type of Comment  Objection

Type neighbour

Comments This is the wrong facility being considered in the wrong place. The village of Chesterton is
not equipped to deal with what this facility offers. Bicester and surrounding areas are
already over Developed, with traffic at a standstill most days. I'm not sure what our council
is thinking putting all of this development in one place. Not too mention the warehouses that
are also going up,increasing the amount of lorries around the area. The facility at the centre
of this application,is not for the people of Chesterton or Bicester. I for one am considering
moving away because of all the development and traffic issues. Nothing is being done for the
residents of Chesterton and Bicester.
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