


Mr Barry Abbs
11 Bignell View
Chesterton
Bicester,

0X26 1U)

Ms Clare Whitchead

Case Officer, Development Management
Cheswell Distnict Council

Bodicote House

Banbury,

OX15 4AA

18* December 2019

Dear Ms Whitchead
REF: Great Lakes UK L4d - Planning Application No: 19/02550/F

1 am writing to strongly oppose the planning application for Great Wolf Resorts
My reasons for this are as follows

The land, which would be engutfed by the proposal, has become an incredible wildlife sanctuary, and this
would be completely obliterated if this planming goes ahead.

The impact of this said proposal can only be described as ludicrous as the road infrastructure can not cope
and there are absolutely no pedestrian pathways and cycle routes comng from the main source of labour
movement i e. Bicester People who choose to walk from Bicester at this present (working at the Golf Club)

take their life in to their own hands, because of the inadequacy of this facility

I believe this proposal does not fit in to the long term plan of the development of Bicester or Cherwells
Strategy for reducing car usage.

This development will reduce the sports facility, which at this present time, 1 believe the Bicester area can
not afford to lose.
As far as the design of the said development is concerned, [ am afraid I am lost for words (really). The build

up to the opening of this said proposal would mean an incredible inconvenience to road users and the people
of a small village of Chesterton. I believe we have already taken our fair share of the big building bubble for

such a small community
I believe the profits from this undertaking would go abroad and not be recycled in to the local community

As far as creating jobs is concered, local businesses at the present time have real problems fulfilling job
vacancies. And from what I understand, most of the jobs available would be of low pay and part-time,

equally difficult to recruit for.

As with most applications of this type the emphasis is always to try to keep the consumer guests on site,
therefore this will not reap any benefits at all for the local economy and especially not for the village

[ bave been incredibly disillusioned with what the planning authorities have agreed to in the past. Let’s not
make another huge mistake by letting this go ahead.

Yours sincerely

Barry Abbs




Louise Abbs

11 Bignell View
Chesterton
Bicester, 0X26 1UJ

27* Deocraber 2019

Ms Clare Whitchead

Case Officer, Development Management
Cherwell District Council

Bodicote House

Banbury, 0X15 4AA

Dear Ms Whitchead
REF: Great Lakes UK Lid - Planning Application No: 19/02550/F

1 am writing to strongly object to the Great Wolf Resorts proposal referenced above The proposal is not in
accordance with the local development plan and there are no material considerations that would warrant
There are a oumber of significant reasons why this proposal should not go ahead.

The plan is unsustainable in an inappropriate location on the edge of a village. The 900 car parking spaces
mddnchuvyrdiumonwmvdnotodyfu’gscsuvishingmemomhndsoforworkasandwpplicrs.
clearly and unquestioningly goes against the Cherwell Strategy of reducing car usage.

One can see clearly that the existing road infrastructure (and that of the surrounding area) will not cope with
the extra daily increase in traffic volume from such a devdopment. Chesterton village is already taking a
huge increase in the volume of traffic, being used as a *rat-run’ for commuters from the ever growing
Bicester area. In addition the traffic during the day has increased significantly, being chosen as a preferred
route for travellers, rather than taking the Ad] and A34 towards Oxford. The roads in Chesterton, Weston-

on-the-Green and Wendlebury will be impacted hugely by the significant increase in traffic from this
development.

The plan to build 500,000 sq. ft buildings positioned on 2 greenficld site is horrendous. This will cause an
imeversible impact on the landscape. The noise, air and light pollution from a project such as this is
unsustainable as well.

Recruitment in the area is already challenging for local businesses Rectuiting labour to run the hotel and
complex will require sourcing staff from beyond the local area and will create traffic issues with workers
travelling to and from the resort.

mwdcwmnxmdpnthysmnmglotheptoposcddwdopmlmmmgmmdmcmd
infrastructure at present is bordering on dangerous for cyclists and walkers.

The last nine boles has become an incredible nature reserve sustaining all forms of wild life. This would be
obliterated if the said development goes ahead.

1 strongly object and ask that you refuse planning on this development.

Yours sincerely

Louise Abbs




Ms Clare Whitehead
Development Management
Cherwell District Council
Bodicote House

Bodicote

Banbury OX15 4AA

2.1.20

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

Dear Sirs

| am submitting this letter to register my strong objection to the development proposed by Great
Lakes UK Ltd at Bicester Golf Club.

| consider the development to be totally inappropriate to the area and community and not in
accordance with the local development plan. There are many material considerations that should be
considered and which should conclude in the rejection of this planning application.

My objections are outlined below.

This development is out of proportion and inappropriate for a village location. A nine hundred space
car park and circa 500 bed hotel will put a reliance on car travel which is in direct conflict with the
Cherwell strategy of reducing car journeys and usage. The increased car usage that this development
will bring about will be added to forcing the golf club members to seek alternative courses and so
increasing car usage.

The c. 500 bed hotel and other site buildings is destroying and removing the existing green
environment which can never be replaced and will also have the inevitable impact of removing the
ecological habitats associated with this space.

The development occupies some 500,000 sq ft which will remove the existing landscape and will
mean the loss of these views forever.

Clearly the traffic impact will be severe and serious to the immediate community and surrounding
villages which if this application is successful will see over one thousand vehicles per day extra on
the local road network. Also there will be a serious impact during the construction period.

The significant increase in traffic that this development will bring about will add to the already
stressed routes used by drivers looking for short cuts through Chesterton, the routes through
Middleton Stoney, Weston on the Green and Wendlebury will be further congested and the
infamous A34 will have to take even more traffic adding to the frequent traffic problems that | have
experienced over the years commuting to Newbury.



The development will not add to the economic benefits for Cherwell and the Local Community
where it is a strategic aim of Cherwell to prioritise Knowledge based business investment, so is not
offering employment supporting the knowledge economy.

The hotel is only offering room facilities to guests and so no local businesses will have the benefit of
additional local accommodation for their business needs and guests. This therefore does not help
local businesses grow.

Local businesses are already finding it hard to recruit the employees that Great Wolf are targeting
this would mean that Great Wolf will take employees from other local businesses which will have a
negative impact on their growth and overall economic development.

The design of the development is totally at odds with the local area of small scale and residential
buildings. It should be enhancing the character of the local area which it does not nor as outlined in
the Cherwell Council’s Countryside Design Summary 2008.

The loss of the sporting facility of the golf club which would be reduced to a nine hole course will
mean the demise of the golf club. There is no provision within the development for safeguarding the
remaining nine holes. Given also that this represents a loss of green field habitat for an abundance
of wildlife the loss of this facility should not be allowed.

The air quality and environmental impact will be significant as a result of the increased traffic. There
will be significant air and noise pollution both during and after construction works are completed.
This is at odds with both the community and political will to reduce pollution, reduce carbon
emissions and start to make a real and timely impact on reducing global warming.

Yours Sincerely
Richard Topliss
11 Flux Drive
Deddington

OX15 OAF



Ms Clare Whitehead
Development Management
Cherwell District Council
Bodicote House

Bodicote

Banbury OX15 4AA

4.1.2020

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

Dear Sirs

| am writing to register my objection to the development proposed by Great Lakes UK Ltd at Bicester
Golf Club.

| consider the development is not in accordance with the local development plan and is
inappropriate to the area and community. There are many material considerations which should
conclude in the rejection of this planning application.

My objections are outlined below.

This development is out of proportion and inappropriate for a village location. The design is totally at
odds with the local area of small scale and residential buildings. It should be enhancing the
character of the local area which it does not nor as outlined in the Cherwell Council’s Countryside
Design Summary 2008.

The c. 500 bed hotel and other site buildings and nine hundred space carpark occupies some
500,000 sq ft which will remove the existing landscape and green environment which can never be
replaced and will also have the inevitable impact of removing the ecological habitats associated with
this space.

The loss of the sporting facility of the golf club which would be reduced to a nine hole course will
mean the demise of the golf club. There is no provision within the development for safeguarding the
remaining nine holes. Given also that this represents a loss of green field habitat for an abundance
of wildlife the loss of this facility should not be allowed.

The extent and bulk of the design will have a detrimental effect on the village location of Chesterton
on the outskirts of Bicester with a significant urbanising effect on Chesterton and will also detract
from the village amenity of other nearby villages.

The estimated increase in traffic volume of 1000 vehicles daily in the area will also affect the
amenity of these villages. The existing road networks which are already under stress with drivers
looking for short cuts through Chesterton, Wendlebury, Middleton Stoney and Weston the Green,



will be unable to cope with the increase in traffic and any proposal in the future to widen these
roads will further detract from the amenity of the area.

In addition the proposals put significant pressure on the A34 and the M40 junctions at Ardley and
Fewcott and Bicester as well as adding to the significant traffic on the section of the M40 between
these junctions.

The air quality and environmental impact will be significant as a result of the increased traffic. There
will be significant air and noise pollution both during and after construction works are completed.
This is at odds with both the community and political will to reduce pollution, reduce carbon
emissions and start to make a real and timely impact on reducing global warming.

The development will not add to the economic benefits for Cherwell and the Local Community
where it is a strategic aim of Cherwell to prioritise knowledge based business investment, so is not
offering employment supporting the knowledge economy.

The hotel is only offering room facilities to guests and so no local businesses will have the benefit of
additional local accommodation for their business needs and guests. This therefore does not help
local businesses grow.

Local businesses are already finding it hard to recruit the employees that Great Wolf are targeting
this would mean that Great Wolf will take employees from other local businesses which will have a
negative impact on their growth and overall economic development.

Yours Sincerely
Bryony Shelton
11 Flux Drive
Deddington

OX15 OAF












Comment for planning application 19/02550/F

Application Number 19/02550/F

Location

Proposal

Case Officer

Organisation
Name

Address
Type of Comment

Type
Comments

Received Date

Attachments

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

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

Clare Whitehead

Chris Hill
11 Heath Close,Milcombe,Banbury,0X15 4RZ
Objection
neighbour

Dear Sirs While I am not directly affected by this development, I wish to object to it most
strongly. It is quite clearly an unexpectable development in the proposed location, for the
following reasons: 1. It will destroy half of a major golf course, thereby making non-viable
the current Bicester Hotel Golf and Spa, to which it will be a direct competitor. 2. It will
destroy existing trees and hedges, which will not be replaced in the new development. 3. It
will require the removal or relocation of existing public footpaths. 4. It will replace ground
absorbing grasses and trees with solid parking and buildings. 5. The size of the building is
massively bigger than any other building in the area and will have a massive impact on their
views. 6. Access to the building is totally unacceptable. All road access will need to be
through Chesterton, Weston-on-the-Green or Middleton Stoney/Ardley, none of which are
suitable for the traffic that would be needed. 7. Including a large hotel implies that its users
will stay for several or more days. It is difficult to see that would happen with only a basic
waterpark. thus implying that they will also need to make visits to other locations, like
Oxford, Blenheim, Bicester Village etc. It seems to be trying to be an alternative to Center
Parcs, which has a much more developed plan based on lodges rather than a hotel and
spread across a much larger area including forests, watersports and other activities. The
proposal seems to be a total replication of their existing US sites, with minimal
understanding about the English style of holidaying. As such, it will probably have to extend
to provide more functionality or it will die. In either case it would just be destroying OUR
countryside while providing no benefits. Regards Chris Hill

09/01/2020 18:08:53















Comment for planning application 19/02550/F

Application Number 19/02550/F

Location

Proposal

Case Officer

Organisation
Name

Address

Type of Comment
Type

Comments

Received Date

Attachments

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

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

Clare Whitehead

Kate Elsdon

11 Norreys Drive,Chesterton,Bicester,0X26 1DL
Objection

neighbour

To whom it may concern. I write to you as a new mother who lives in Chesterton. I already
fear for my life and my daughters life when walking around the village, due to the narrow
roads and ridiculous amount of Cars due to it being a rat run. This is only going to get worse
if this monstrosity of a development is allowed to go through. Please do not put our lives at
risk by letting it go through. Regards Kate

20/12/2019 17:27:33



Comment for planning application 19/02550/F

Application Number 19/02550/F

Location

Proposal

Case Officer

Organisation
Name

Address

Type of Comment
Type

Comments

Received Date

Attachments

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

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

Clare Whitehead

Kriss Elsdon

11 Norreys Drive,Chesterton,Bicester,0X26 1DL
Objection

neighbour

I object to this outrageous development when our village is so small and is already used as a
rat run and is so busy with traffic already. The current infrastructure is already extremely
stressed and will not be able to cope with additional traffic. As a member of the golf club I
am disappointed to lose the facility of 18 holes with no guarantee that the remaining 9 holes
won't follow. Not to mention the entire development would be unsightly and unsustainable
with what is already fast reducing green open space. Kriss

20/12/2019 17:42:24















lan Miles
11 The Woodlands e Chesterton e Bicester ¢ Oxon ¢ 0X26 1TN

Ms Clare Whitehead

Case Officer

Development Management
Cherwell District Council
Bodicote House

Bodicote

Banbury

OX154AA

16 December 2019

Dear Madam
Objection to planning application Great Lakes UK Ltd — Application Ref: 19/02550/F

| wish to strongly object to the above application by Great Lakes UK Ltd on several grounds and
request that planning permission should NOT be granted for this application.

My most fundamental objections are that:

a) is noidentified need for such a development,

b) this proposal is not in accordance with the local development plan,

c} this proposal would have such a substantial adverse impact on the local area that the
process of submitting a speculative planning application is inappropriate, and

d) there are no material considerations that are exceptional to the local development plan that
would warrant planning permission being granted.

Furthermore, the following specific impacts of the proposed development strengthen the case that
the proposal is of a type, scale and impact that is wholly unacceptable.

1. Adverse effect on Highways
The existing road infrastructure cannot cope with the existing traffic flows and will be put under
more stress by the significant residential and commercial development already approved in and
around Bicester but where construction is not yet complete so that the effect of further increased
traffic flow is not yet appreciated. The projected extra 1000+ daily car movements that would take
place as a result of this proposal would cause even further overloading of the major roads.
Chesterton is aiready a ‘rat-run’ and experiences major congestion as an escape route during the
many traffic issues on the M40 and A34.

In the first two weeks of December alone there have been at least 5 major incidents on the main
roads around the proposed site which have caused gridlock and tailbacks all around the proposed
site. These incidents have had the most impact during rush hour periods with delays in being able to
get to work. However, during at least 2 of the recent accidents, one on the A34 and the other on the
A41, the bus diverted through the villages around Chesterton causing significant delays in both cases
to individuals getting to work on time in Oxford or for an appointment in Summertown respectively.

In addition, the minor roads adjacent to the site — A4095, The Hale and Akeman Street and the
B430-are completely unsuitable to be loaded with significant additional traffic. They are already



dangerous for residents and motorists and there are many minor and some more serious accidents
each year, particularly at the road intersections.

2. Air quality and noise pollution
The proposed routing plans via Middleton Stoney, Weston on the Green and Wendlebury would
seriously affect the already stressed A34, A41, A4095 and B430 causing additional traffic jams.
Inevitably construction traffic, staff and visitors to the site would use the roads through Chesterton
for access to the site. This would all result in a significant deterioration in air quality and a substantial
increase in noise pollution for residents in Chesterton and the surrounding villages.

3. Unsustainability
The proposed development is unsustainable, in an inappropriate location on the edge of a small
historic village. The proposed 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 would comprise 500,000 square feet of building on a greenfield site, currently occupied by a golf
course, irreversibly removing important green space and disrupting ecological habitats for an
abundance of wildlife. The design of the buildings is neither small scale nor detached and therefore
not in keeping with the character of the local area.

The loss of 9 holes of a well maintained, popular 18-hole golf course which is a resource for residents
in local villages is unacceptable. Many local members want to play on an 18-hole course and not a 9-
hole course and would therefore leave and join other 18-hole golf courses which would in turn entail
increased car usage and the lack of a local amenity.

The proposed development site includes mature trees, birds and wildlife and a footpath and is part
of a greenfield site situated between the village of Chesterton and the motorway. The
environmental impacts of developing on this area are significant.

The proposed development would also use significant quantities of water putting further stress on
our local resources.

4. Lack of economic benefit
Cherwell has an extremely fow unemployment rate for the employees Great Wolf would be
targeting. As such, they would either take employees away from local businesses - a negative
economic impact, or they would bring in employment from other areas, thereby increasing traffic
movements even further. With most visitors remaining on site,( as the proposed Park is to be run as
a closed resort,) so that Great Wolf maximise their own resort profit, there would be very little (if
any) economic benefit to local businesses.

5. Loss of sports facility
Closing 9 holes of the 18 holes on the proposed site would reduce greenfield, leisure areas for the
expanding local population. There are no indications that the remaining 9 holes would remain viable
as most members | speak with wish to piay on an 18-hole course. The existing hotel partially relies
on visiting 18-hole players on golf breaks/holidays for its income.

Yours faithfully

lan Miles






Caroline Foster
11 Vespasian Way
Chesterton
Bicester

0OX26 1BA

Ms Clare Whitehead

Case Officer, Development Management,
Cherwell District Council

Bodicote House

Bodicote, Banbury

OX15 4AA

Ref: Great Lakes UK Ltd — Planning Application No: 19/02550/F.
10 December 2019
Dear Ms Whitehead

The proposal is not in accordance with the local development plan and there is no material
consideration that would warrant planning permission to be granted.

Usually located on the edge of major American towns and cities, Great Wolf is trying to force
their way into the historic small village of Chesterton. The residents of Chesterton, the
surrounding villages and the golf club are set to lose 9 holes of the beautiful 18-hole golf
course and much of its rich wildlife habitat.

My objections include:

1. Unsustainable

The location on the edge of a small historic village is unsustainable. The development
includes 900 car parking spaces with a significant reliance on car travel which goes against
Cherwell Strategy of reducing car usage.

Users of the existing golf now have to drive to alternative 18 hole golf course increasing car
usage.

500,000 sq ft of buildings are planned on what is currently a Greenfield site, removing
important green infrastructure, disrupting ecological habitats and view of the site which will
be irreversible.

2. Trafficimpact

The existing road infrastructure and surrounding villages will not be able to cope with the
1800+ additional vehicle movements daily on already congested roads including the A34,
A41, A4095, and B430, affecting Bicester.

Chesterton is a “rat run” and experiences major traffic congestion when there are traffic
issues on M40 or A34.

The routing plan, via already stressed routes is unacceptable - through Middleton Stoney,
Weston on the Green and Wendlebury. The proposal also directs traffic onto the A34 which



already very congested.

3. Location of economic benefit for Cherwell and local area
The proposal conflicts with Cherwell’s strategic aim of prioritising “Knowledge Based”
business investment as a priority.

Great Wolf aims to keep all guests on site throughout the duration of their stay so they use

their restaurants, bowling alleys, retail shops etc. Local businesses will therefore not benefit
from this proposed development. The additional traffic congestion Great Wolf guests, staff
and deliveries generates may well harm local businesses.

4. Poor design
The low rise design, to reduce the visibility of the development, means the buildings and car
park sprawls across the site which creates an urbanising impact on the rural location.

The two/three overbearing large blocks with a floor area of 500,000 sq ft are not in keeping
with local area. Schemes in such a location should be small scale, detached buildings at low
level, similar to the existing golf club, enhancing the character of the local area as outlined in
Cherwell Council’s Countryside Design Summary, 2008.

5. Loss of sports facility

The company accounts for the existing golf complex demonstrate that the 18 hole golf
course is a viable business so there doesn’t seem to be any reason to close 9 holes and build
on it. Open spaces for sports facilities should be protected for communities well being.

6. Lack of consultation

This proposal will have over 2000+ visitors each day and have a significant impact on the
area. Great Wolf should have worked with Cherwell to be allocated a site through the
correct local plan process. This is speculative planning application is in the wrong location
and should be refused on this basis.

7. Air and noise pollution
There will be a deterioration in air quality and noise pollution from the additional traffic the

development will generate.

Yours sincerely

Caroline Foster



Comment for planning application 19/02550/F

Application Number 19/02550/F

Location

Proposal

Case Officer

Organisation
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Type of Comment
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Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

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

BERNARD SMITH

12 Bunyan Road,Bicester,0X26 2YB
Objection

neighbour

I wish to object to the proposal to build a totally unnecessary Water Park on a green area of
our county. It is said by the developer that it is a similar provision of a sporting facility but
that is simply not the case. It is a business case for a development that is neither needed or
required. To concrete over even more green space in this country location is an
environmental disaster that should not receive planning agreement. To propose bringing
some 500,000 visitors and their associated vehicles into this area will affect the already
heavily overstretched traffic situation in and around this area, it will cause air, water and
other climatic implications that makes the application unacceptable to local residents. We
suffer traffic congestion on the A41, A34 and M40 and all surrounding A and B roads on a
daily basis with frequent accidents and traffic overload delays lasting several hours at a
time, and quite often road closures. This creates employment difficulties safety problems for
emergency services, for thousands of people in this area. The local population will gain
nothing from the proposed development but it will bring entirely preventable and serious
drawbacks. Employment opportunities will be very small, poorly paid and by the developers
own report transient in nature. There is no proposal to provide staff accommodation thereby
creating further adverse traffic implications. Little thought has been given to the impact on
the local environment overall and particularly upon the local population. This development is
a speculative attempt by an American leisure provider to gain access to the UK and Europe
via the accusation of cheap land in a location that is entirely unsuitable for their purposes.
Great Wolf Resorts have been subject to financial difficulties in the US and may bring similar
problems to this project due to their lack of a clear understanding of what this project offers
UK citizens and the major drawbacks to local people and that local environment. This project
is unwanted and totally unnecessary for this locality. Planning permission must be withheld
on behalf of local residents by our local authority, anything less will be be a betrayal of local
voters.

27/11/2019 14:36:38


















Comment for planning application 19/02550/F

Application Number 19/02550/F

Location

Proposal

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

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

Clare Whitehead

Lukas Schmidt

12 Haydock Road,Bicester,0X26 1BG
Objection

neighbour

Dear Planning Committee, Ref: Planning Application 19/02550/F I would like to register my
opposition to the above planning application on the following grounds: 1. Inappropriate
location - such a large development in a small rural village is inappropriate 2. Environmental
impact - such a large development will have an irreversible impact on the environment. 3.
Traffic - the increased traffic from this development will be too much for the existing road
infrastructure 4. Lack of economic benefit - the proposed economic benefits will not be to
the local area, they will only benefit the development. Many Thanks, Lukas Schmidt 12
Haydock Road, Bicester 22 January 2020

22/01/2020 15:27:21



Comment for planning application 19/02550/F

Application Number 19/02550/F

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

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

Clare Whitehead

Anna Perry

12 Haydock Road,Bicester,0X26 1BG
Objection

neighbour

Dear Planning Committee, Ref: Planning Application 19/02550/F I would like to register my
very strong opposition to the above planning application on the following grounds: 1.
Unsustainable in an inappropriate location on the edge of a village - the development
includes 900 car parking spaces and relies on car travel which goes against Cherwell
strategy of reducing car usage 2. Environmental impact - such a large development will have
an irreversible impact on the environment - 500,000 sq ft of buildings on a greenfield site!
3. Traffic - the increased traffic from this development will be too much for the existing road
infrastructure - it cannot cope with an additional 1000+ cars daily plus construction traffic.
Chesterton is already experiencing major travel disruption. The A34 cannot cope with any
extra traffic. There is no way the road network can deal with additional traffic. 4. Lack of
economic benefit - the proposed economic benefits will not be to the local area, they will
only benefit the development. The proposal is contrary to cherwell's strategic aim of
prioritising Knowledge Based business investment as a priority. 5. Detrimental to local
businesses - no local businesses support the scheme, Great Wolf aims to keep all guests on
site to use their restaurants and other facilities so the economic benefits will not be shared
with the local area. Additionally Great Wolf will take employees away from local businesses.
6. Design - it is an inefficient and therefore bad design, the low rise design has a significant
urbanising impact on this rural location. Such schemes in such a location should be of small
scale, detached buildings at low height to enhance the character of the local area as outlined
in Cherwell Council's Countryside Design Summary 2008. 7. Lack of consultation - with over
2000 visitors per day this proposal will have a massive negative impact on the area and
therefore Great Wolf should have worked with Cherwell to be allocated a site through the
correct local plan process. This is a speculative planning application in the wrong location
and should be refused on this basis. 8. Ecology - huge loss of greenfield habitats for wildlife.
In summary this proposal will have a tremendous negative impact on the local area, there
are no positives, apart from for Great Wolf who will line their pockets at the expense of local
people and the environment. Regards Anna Perry 12 Haydock Road, Bicester 5 February
2020

05/02/2020 12:46:22




































Mrs Pamela Sale

12 Vespasian Way
Chesterton

Bicester

Oxon

0X26 1BA

17t December 2019

Objection Letter

Ref:- Great Lakes UK Ltd — Planning Application No. 19/02550/F.

This Proposal is not in accordance with the local development plan and there
are no material considerations that would warrant planning permission being
granted.

1. Landscape Impact
There will be a significant and irreversible impact on the landscape and
views of the site if 500,000 sq ft of buildings are erected on this
greenfield site

2. Unsustainable
Removing important green infrastructure and disrupting ecological
habitats will be irreversible if 500.000 sq ft of buildings are built.
The location is inappropriate and unsustainable this proposed
development includes 900 car parking spaces. Cherwell District Council
strategy for reducing car usage this goes against their ethos.
The fact that members of the 18-hole golf course will have to find an
alternative 18-hole golf course to play this also will also have an impact
of car usage again another negative for CDC strategy.

3. Traffic Impact
Chesterton is already used as rat run when major surrounding roads are
congested this happens on a regular basis, an increase of 1000+ a day
through this village and the surrounding villages ie: Weston on the
Green, Wendlebury and Middleton Stoney, where the existing roads are
not adequate any increase in traffic is unacceptable.




With existing developments going up, the road network will struggle to
cope with them any additional traffic will bring the villages to a
standstill.

Need for This Development

There should not be any consideration for this development we do not
have a need for this type of development in Chesterton, if at all the in
the UK.

Lack of Economic Benefits for Chesterton and Local Area

This resort will not enhance or bring anything to Chesterton or
surrounding villages including Bicester. There objective is for
everything to be in house, Restaurants, Sports facilities, Retail shops,
Therefore, no economic benefits to business in the area. We do not
have an unemployment in this area, either they will take employee
away from existing traders or employ from further afield and add
further to the traffic problems.

Yours sincerely
Pamela Sale



Mr P J Hutchings
12 Vespasian Way
Chesterton
Bicester

Oxon

0X26 1BA

1%t January 2020

Objection Letter

Ref:- Great Lakes UK Ltd — Planning Application No. 19/02550/F.

I’'m writing to register my OBJECTIONS to the proposed (Great Wolf Resort)

1. |[feel that there is no need for a Resort of this sort in Chesterton or in fact the UK,
there are already enough. Chesterton and the surrounding villages cannot
accommodation a structure of the magnitude.

2. At the moment the Country Side around the area still reasonably intact a structure of
this size is only adding to the demise of our heritage

3. The areais already becoming a rat run, the roads are small and introduction of a
massive amount of extra traffic, which will mean 1000’s of vehicles daily, not to
mention all the construction traffic to actually build the resort.

4. The resort will not benefit the local people or business. This resort will be a closed
shop, for their guests. There is no guarantee there will be daily passes and if by any
chance they permit day passes my guess is they will be far too expensive and
certainly not at weekend or school holidays therefore of no benefit. Bicester in
particular has already a massive building program ongoing, this is the last thing it
needs to add to the industrialisation of the area.

5. The whole proposal is totally out of character for the location it will dominate
everything around immediately making an eyesore of what is at the moment is still
pleasing to the eye.

6. At the moment the 18-hole golf course is an attraction to golfers around the area,
what impact with the loss of 9 holes have. People will go elsewhere and how long
before the other 9 nine holes are swallowed up.

7. More traffic means more noise and fumes which is not good for the environment.
How are delivery lorries going to cope the small access roads? They will damage
surfaces and grass edging that are already in need of attention.

Yours sincerely

Paul Hutchings



From: Merian Nor cross

Sent: 11 December 2019 14:08

To: DC Support <DC.Support@cherwell-dc.gov.uk>
Cc: Chesterton Parish Council Clerk

Subject: Great Lakes UK Ltd, Planning application.

Ms Clare Whitehead,

Case Officer,

Development Management,
Cherwell District Council,

Bodicote
OX15 4AA. Mrs EM Norcross
13 Banks Furlong,
Chesterton,
0X261UG

11th December 2019
Ref : Great Lakes UK Ltd - Planning Application Number - 19/02550/F
Dear Ms Whitehead,

Being a concerned resident of Chesterton, | wish to object to the Great Lakes planning application
and ask you to consider my reasons for doing so.

| believe, the proposed site is unsuitable for this type of development because:

The plan is to build on 9 holes of an 18 hole golf course, destroying its’ beauty, peace and wildlife
habitat.

Visually, it would be a monstrosity looming over the surrounding countryside comprising;

A 4 storey, 500 family rooms hotel with
capacity for 2000 visitors daily.

An 84 foot high water tower which is likely to
be the tallest building in Cherwell.

A 900 space car park.

The total floor space estimated to be considerably larger than Bicester Village on completion

Access to the site over very minor roads for a much greater vehicle capacity is a major concern. |
understand that village infrastructure in the area would be unable to cope with the extra 1000 +
additional car movements each day as well as putting even more pressure on the M40, A34, A41,
A4095 and B430.

During construction it is expected there will be 31,000 deliveries over the 2 year period, a
substantial increase in heavy traffic through local communities coupled with an undesired increase
in air and noise pollution. Not to mention the movement of the estimated 2000 construction
workers travelling to and fro.



Great Wolf resorts boasts it would bring £200 million investment into the area but post construction
there would be very little benefit to the local community since all food and entertainment is
provided on site. Apparently, 98% of guests in the USA remain on site for the duration of their stay.

Great Wolf propose that there will be opportunities for 600 jobs, targeting young, inexperienced,
consequently, inexpensive labour but the local hospitality industry is already struggling to recruit
staff and local unemployment is low.

Another environmental concern is the volume of water required considering the fact that this area is
one of the driest in the U.K. with an already huge housing development. What impact would this
development have on water supply?

It is not designed as a public amenity; there may be a possibility of day passes being issued subject
to hotel occupancy but they will be very expensive. At one of their resorts in the USA, a one night
stay with use of the facilities is £350 for two people. | didn’t check the cost of a day pass as | would
have needed to register my details.

This all might sound like NIMBY moaning but | believe the points raised provide a strong argument
for building such a resort very close to a good road network on reclaimed industrial/Brownfield land.

Chesterton offers none of these advantages.

Please support Chesterton Parish Council in their opposition to this proposal and refuse permission
for the development.

Many thanks,

Merian Norcross


















Comment for planning application 19/02550/F

Application Number 19/02550/F
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Type of Comment
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Attachments

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

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

Clare Whitehead

Aaron Rudman-Hawkins

13 Geminus Road,Chesterton,Bicester,0X26 1BJ
Objection

neighbour

In addition to my wife's application, I too am writing to strongly object to the proposal to
alter a large proportion of the Bicester Golf & Spa golf course into a Great Wolf Resorts
attraction. I've been to see the plans, and I think it looks a ghastly, unsightly and vast
structure, it's not needed in the local area, and will have a huge enviromental and traffic
impact on our beautiful village. I firstly do not understand the location, why are large
unused areas of land, or somewhere near a bigger city not being looked at? This is a small
rural village and it will by no means will benefit the local area as rooms will only be available
to guests, it will not benefit local businesses and I believe will have a serious effect on the
local town area, which is already under threat from bigger businesses coming in. We have a
beautiful golf course with stunning views that is under threat, what happens to those
members as they are not going to want to use a 9 hole golf course? It will mean they have
to use alternative & increase car usage to travel to another course. Our village cannot cope
with the extra traffic that this site will bring, and nor can the neighbouring villages who will
all be affected. No amount of signage will stop people using their sat-nav and taking the
quickest route down The Hale, Little Chesterton and through our village. We already struggle
with traffic from the A34 & M40 with people looking for a quick route. How can this kind of
development even be considered in such a location, this is a quiet village in the UK not
America. This location cannot be compared to anywhere in the USA. How could we cope with
the increase in noise, traffic, polution, and the effect it will have on the wildlife that will live
around the golf course? Not to mention the design both inside and out, which is an awful,
trashy, American theme park that is out of character with the local area, and will clearly
affect the Bicester Golf and Spa of which I am a member. Having all amenities on site will no
way boost the local ecomony, as no one will leave the resort. In the same way when you go
to Centre Parcs you do and buy everything on site. And customers going to Bicester Village
are not a captive audience, as they are not here for a family weekend of activities, they are
there to shop! So most visitors will be travelling to the area, bringing increased traffic,
polution and noise. I doubt that many locals would want to visit such a place, I know I
certainly wouldn't even for the day. A site like this should be on empty land near a bigger
city, in a place that has no soul or character, with plenty of space so you can create whatever
you want. No amount of trees, low level buildings and traffic management will make
something like this, in this area acceptable. I strongly object to this application as it is not in
accordance with the local development plans, and there appear to be no material
considerations that warrant planning permission being granted.

16/12/2019 20:15:35



Comment for planning application 19/02550/F

Application Number 19/02550/F

Location
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Case Officer

Organisation
Name
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Type of Comment
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Land to the east of M40 and south of A4095 Chesterton Bicester Oxon

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

Clare Whitehead

Harriet Rudman-Hawkins

13 Geminus Road,Chesterton,Bicester,0X26 1BJ
Objection

neighbour

I am writing to strongly object to the proposal to alter a large proportion of the Bicester Golf
& Spa golf course into a Great Wolf Resorts attraction. I've been to see the plans, and I think
it looks a ghastly, unsightly and vast structure, it's not needed in the local area, and will
have a huge enviromental and traffic impact on our beautiful village. I firstly do not
understand the location, why are large unused areas of land, or somewhere near a bigger
city not being looked at? This is a small rural village and it will by no means will benefit the
local area as rooms will only be available to guests, it will not benefit local businesses and I
believe will have a serious effect on the local town area, which is already under threat from
bigger businesses coming in. We have a beautiful golf course with stunning views that is
under threat, what happens to those members as they are not going to want to use a 9 hole
golf course? It will mean they have to use alternative & increase car usage to travel to
another course. Our village cannot cope with the extra traffic that this site will bring, and nor
can the neighbouring villages who will all be affected. No amount of signage will stop people
using their sat-nav and taking the quickest route down The Hale, Little Chesterton and
through our village. We already struggle with traffic from the A34 & M40 with people looking
for a quick route. How can this kind of development even be considered in such a location,
this is a quiet village in the UK not America. This location cannot be compared to anywhere
in the USA. How could we cope with the increase in noise, traffic, polution, and the effect it
will have on the wildlife that will live around the golf course? Not to mention the design both
inside and out, which is an awful, trashy, American theme park that is out of character with
the local area, and will clearly affect the Bicester Golf and Spa of which I am a member.
Having all amenities on site will no way boost the local ecomony, as no one will leave the
resort. In the same way when you go to Centre Parcs you do and buy everything on site.
And customers going to Bicester Village are not a captive audience, as they are not here for
a family weekend of activities, they are there to shop! So most visitors will be travelling to
the area, bringing increased traffic, polution and noise. I doubt that many locals would want
to visit such a place, I know I certainly wouldn't even for the day. A site like this should be
on empty land near a bigger city, in a place that has no soul or character, with plenty of
space so you can create whatever you want. No amount of trees, low level buildings and
traffic management will make something like this, in this area acceptable. In my opinion, I
strongly object to this application as it is not in accordance with the local development plans,
and there appear to be no material considerations that warrant planning permission being
granted.
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