




	
  
As	
  a	
  resident	
  of	
  Lower	
  Heyford	
  I	
  am	
  writing	
  to	
  express	
  my	
  views	
  on	
  this	
  
shocking	
  planning	
  application	
  in	
  advance	
  of	
  the	
  planning	
  committee	
  tomorrow.	
  
	
  
Even	
  as	
  a	
  layman	
  it	
  is	
  clear	
  to	
  me	
  that	
  the	
  supporting	
  Environment	
  Assessment	
  is	
  
a	
  highly	
  subjective	
  document	
  and	
  one	
  that	
  cannot	
  be	
  relied	
  upon	
  to	
  provide	
  a	
  
true	
  picture.	
  	
  Its	
  reports	
  have	
  been	
  commissioned	
  by	
  the	
  developer	
  so	
  it	
  is	
  only	
  
natural	
  that	
  it	
  will	
  try	
  to	
  present	
  a	
  positive	
  case	
  for	
  development.	
  	
  
	
  
The	
  Environmental	
  Impact	
  Assessment	
  Scoping	
  report	
  says	
  the	
  EIA	
  regulations	
  
require	
  consideration	
  of	
  the	
  effects	
  of	
  a	
  scheme	
  on	
  climate	
  change.	
  	
  However	
  it	
  
goes	
  on	
  to	
  say	
  that	
  "the	
  Greenhouse	
  gas	
  emissions	
  associated	
  with	
  the	
  operational	
  
phase	
  of	
  the	
  proposed	
  development	
  will	
  be	
  reduced.	
  	
  Therefore	
  the	
  contribution	
  
to	
  climate	
  change	
  (in	
  relation	
  to	
  greenhouse	
  gas	
  emissions)	
  will	
  not	
  be	
  
considered	
  further	
  in	
  the	
  ES"	
  
The	
  obvious	
  reaction	
  to	
  this	
  statement	
  is	
  why	
  not?	
  	
  	
  The	
  council	
  have	
  recently	
  
announced	
  a	
  state	
  of	
  climate	
  emergency	
  and	
  the	
  government	
  have	
  pledged	
  to	
  
zero	
  emissions	
  by	
  2050.	
  	
  	
  Surely	
  now	
  more	
  than	
  ever,	
  major	
  planning	
  
applications	
  such	
  as	
  this	
  one	
  should	
  have	
  their	
  environmental	
  impact	
  in	
  relation	
  
to	
  climate	
  change	
  considered	
  as	
  the	
  regulations	
  already	
  suggest?	
  	
  
The	
  ES	
  contains	
  a	
  mass	
  of	
  in-­‐depth	
  technical	
  analysis	
  on	
  how	
  the	
  development	
  
can	
  be	
  constructed	
  and	
  operated	
  to	
  higher	
  environmental	
  standards.	
  	
  	
  This	
  
makes	
  it	
  all	
  the	
  more	
  extraordinary	
  why	
  the	
  overall	
  impact	
  of	
  this	
  development	
  
is	
  not	
  considered.	
  	
  	
  It	
  also	
  appears	
  that	
  the	
  chapter	
  on	
  'Sustainability,	
  Energy	
  and	
  
Waste'	
  has	
  been	
  scoped	
  out	
  of	
  the	
  Environmental	
  Statement'.	
  	
  Why?	
  
	
  
I	
  seriously	
  question	
  the	
  claim	
  that	
  this	
  development	
  will	
  produce	
  environmental	
  
and	
  ecological	
  net	
  gains.	
  	
  The	
  development	
  will	
  use	
  400,000	
  litres	
  of	
  water	
  per	
  
day	
  in	
  an	
  area	
  of	
  water	
  stress.	
  	
  What	
  about	
  the	
  significant	
  energy	
  requirement	
  of	
  
a	
  hotel	
  with	
  500	
  bedrooms?	
  	
  	
  And	
  what	
  about	
  the	
  carbon	
  emissions	
  from	
  an	
  
estimated	
  2,761	
  vehicles	
  each	
  day	
  of	
  the	
  weekend	
  and	
  1,977	
  each	
  weekday	
  from	
  
a	
  radius	
  of	
  150	
  miles?	
  	
  
	
  
Because	
  the	
  resort	
  is	
  out	
  of	
  town,	
  almost	
  half	
  a	
  kilometre	
  of	
  natural	
  verge	
  will	
  be	
  
destroyed	
  and	
  covered	
  in	
  tarmac	
  to	
  provide	
  a	
  cycle	
  lane	
  for	
  this	
  resort.	
  	
  This	
  is	
  
presented	
  as	
  an	
  'improvement'	
  despite	
  the	
  fact	
  that	
  it	
  will	
  be	
  of	
  no	
  use	
  to	
  visitors	
  
who	
  will	
  be	
  families	
  with	
  luggage	
  and	
  young	
  children	
  and	
  unable	
  to	
  cycle	
  there.	
  	
  	
  	
  	
  
It	
  is	
  interesting	
  to	
  note	
  that	
  a	
  number	
  of	
  Chesterton's	
  neighbouring	
  parishes	
  
within	
  the	
  Mid	
  Cherwell	
  Neighbourhood	
  Plan	
  are	
  in	
  the	
  process	
  of	
  restoring	
  
verges	
  with	
  native	
  wildflowers	
  and	
  natural	
  habitat	
  for	
  invertebrates/small	
  
mammals	
  as	
  part	
  of	
  their	
  Community	
  Action	
  Plan.	
  
	
  
Construction	
  alone	
  will	
  take	
  two	
  years	
  and	
  involve	
  a	
  staggering	
  31,000	
  vehicle	
  
trips.	
  	
  	
  	
  Earth	
  will	
  be	
  removed	
  to	
  a	
  depth	
  of	
  2	
  metres	
  from	
  the	
  entire	
  site	
  -­‐	
  an	
  area	
  
of	
  25,408	
  square	
  metres.	
  	
  This	
  will	
  not	
  only	
  destroy	
  habitat	
  but	
  will	
  mean	
  that	
  
3,388	
  lorries	
  will	
  potentially	
  be	
  needed	
  just	
  to	
  remove	
  this	
  material	
  off	
  site	
  
before	
  any	
  foundations	
  are	
  laid.	
  	
  Just	
  think	
  about	
  this	
  number	
  and	
  imagine	
  each	
  
lorry	
  thundering	
  through	
  a	
  village	
  and	
  how	
  that	
  might	
  affect	
  roadside	
  buildings	
  



and	
  the	
  health/quality	
  of	
  life	
  for	
  those	
  who	
  live	
  there?	
  	
  These	
  vehicles	
  are	
  
planned	
  to	
  route	
  through	
  villages.	
  	
  	
  
	
  
It	
  is	
  also	
  true	
  that	
  construction	
  vehicles	
  ignore	
  routing	
  agreements.	
  	
  My	
  village,	
  
Lower	
  Heyford,	
  lies	
  on	
  the	
  Bicester	
  to	
  Enstone	
  road	
  and	
  our	
  data	
  shows	
  that	
  two	
  
thirds	
  of	
  our	
  traffic	
  comes	
  from	
  Middleton	
  Stoney.	
  	
  This	
  does	
  not	
  sit	
  comfortably	
  
with	
  the	
  TA's	
  assertion	
  that	
  out	
  of	
  a	
  forecast	
  1,977	
  vehicle	
  trips	
  per	
  weekday	
  and	
  
2,761	
  at	
  weekends,	
  not	
  one	
  will	
  come	
  from	
  the	
  west?!	
  	
  We	
  have	
  many	
  lorries	
  
through	
  our	
  village	
  from	
  Bicester	
  construction	
  projects	
  despite	
  the	
  fact	
  that	
  they	
  
are	
  subject	
  to	
  routing	
  agreements.	
  	
  	
  	
  
	
  
When	
  it	
  becomes	
  operational,	
  the	
  Traffic	
  Assessment	
  estimates	
  that	
  30%	
  of	
  the	
  
total	
  traffic	
  volume	
  will	
  pass	
  through	
  the	
  Middleton	
  Stoney	
  junction.	
  	
  Why	
  does	
  
the	
  TA	
  only	
  quote	
  peak	
  hour	
  traffic	
  numbers	
  of	
  34	
  and	
  46?	
  	
  The	
  fact	
  is	
  that,	
  by	
  
the	
  TA's	
  own	
  forecast	
  figures,	
  it	
  can	
  be	
  calculated	
  that	
  an	
  extra	
  800	
  vehicles	
  will	
  
pass	
  through	
  this	
  junction	
  each	
  day	
  of	
  the	
  weekend.	
  	
  	
  	
  	
  
	
  
Furthermore,	
  the	
  TA	
  only	
  analyses	
  vehicle	
  numbers	
  in	
  terms	
  of	
  their	
  impact	
  on	
  
other	
  road	
  users	
  -­‐	
  not	
  on	
  surrounding	
  villages	
  and	
  on	
  the	
  health/quality	
  of	
  life	
  
for	
  local	
  communities.	
  	
  	
  Why	
  not?	
  	
  	
  Eleven	
  neighbouring	
  parishes	
  have	
  objected	
  
on	
  this	
  basis.	
  	
  Please	
  will	
  decision	
  makers	
  recognise	
  that	
  this	
  is	
  important?	
  
	
  
The	
  design	
  of	
  the	
  building	
  is	
  ugly	
  and	
  in	
  architectural	
  plan	
  looks	
  like	
  a	
  prison.	
  	
  
Whilst	
  it	
  may	
  be	
  acceptable	
  on	
  the	
  outskirts	
  of	
  a	
  US	
  town	
  it	
  is	
  overbearing	
  and	
  	
  
alien	
  to	
  this	
  part	
  of	
  the	
  North	
  Oxfordshire	
  countryside.	
  
	
  
There	
  is	
  so	
  much	
  more	
  ...but	
  I	
  will	
  refrain	
  in	
  the	
  hope	
  you	
  will	
  read	
  this.	
  
	
  
Yours	
  sincerely,	
  
	
  
Emily	
  Daly	
  
	
  
	
  	
  



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 JONATHAN NIGEL REES

Address Dormer House,Bicester Road,Middleton Stoney,Bicester,OX25 4TD

Type of Comment  Objection

Type neighbour

Comments I am writing to object most strongly to this application for a large-scale water theme park in
the small village of Chesterton. It is totally out of keeping with the predominantly rural
nature of this part of the District, would lead to significant transport issues in Chesterton and
neighbouring villages, which are already past breaking point with excessive traffic and HGVs,
and provide no benefit for the local communities. It is also not in keeping with the local
development plan. The site is currently a greenfield site and construction of 500,000 square
feet of building would irreversibly remove important green space and disrupt ecological
habitats for an abundance of wildlife. The proposed water tower would be the tallest building
in Cherwell causing significant visual impairment while the proposed car park would rival the
size of Bicester Village. The whole structure and design is totally out of keeping with the
rural character of the local area, and with the Council's stated desire to tackle climate
change. As far as transport is concerned the existing road infrastructure cannot cope with
the developments the Council has already approved ( eg in Upper Heyford and on the
outskirts of Bicester) with the result that traffic in Middleton Stoney is already gridlocked at
certain times of the day and adding 1000+ daily car movements would just increase the air
pollution and misery for local residents. I have spoken to the developers of the scheme and
it is clear to me that they have no real knowledge of local conditions nor any serious plans to
deal with construction traffic ( both vans and HGVS). I think it inconceivable any Council
concerned with climate change could approve such a scheme . Economically the
development will provide very little, if any, added benefit to local residents since the resort
will not in any meaningful sense be open to the public, there will be little to no interaction
with local businesses and the 600 lower skilled jobs it claims to provide are either likely to
disrupt existing businesses or add significantly to traffic movements as new employees
travel some distance. In summary this is an unwanted proposal which is not in line with the
local development plan, would cause detriment to the environment, aggravate considerably
the transport problems already faced in all our villages, bring no benefits to local
communities and be an eyesore for miles around. I ask that the Planning Committee refuse
the application in its entirety. Jonathan Rees ( Middleton Stoney Parish Councillor)
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I note with interest that the planned expansion of Heathrow Airport has been ruled illegal by 
the Court of Appeal because it fails to comply with the Government’s pollution reduction 
pledges in the Paris climate agreement; surely this must be a consideration, too, for a scheme 
that depends on attracting an estimated extra 1800 vehicles a day (not counting the two year 
construction period).

My other principal objection is that there is no benefit to the local community. We currently 
have high levels of employment in the kinds of low-paid jobs Great Wolf would offer (bar staff, 
cleaners, waiters) and local firms actually struggle to fill these vacancies themselves. Given the 
government’s plans for an Australian-style points system this is a situation that can only 
deteriorate – to the detriment of existing local businesses. And, as Great Wolf customers will 
be encouraged to remain on site during their visit, there would be no ‘trickle down’ trade for 
local shops, restaurants or pubs either. 

The reality will be that local communities will bear all the brunt of the half a million Great Wolf 
clients who’ll drive to the theme park every year in their private cars, stay overnight, eat and 
drink there – and then drive away the following day.

In addition, according to Great Wolf’s own admissions, it’s highly unlikely that many local 
families would be able to use the resort at all (unless they are prepared to pay for an 
expensive overnight stay)

Great Wolf have not said how much this would cost but in the U.S. it averages around £160 a 
night for a family of four (without food) and probably much more in school holidays and peak 
weekends – hardly a local amenity. 

This is an arrogant and careless proposal. Careless about the immense traffic and 
environmental impact and careless about whether or not it brings any real benefit to the local 
community. 

Very belatedly and under pressure, token offers have been made about 30 ‘sustainable’ day 
passes for local families, for instance. But, apart from practical issues (such as where would 
you park to catch the shuttle bus from Bicester) this is an insult to the intelligence of local 
people, in the context of a total hotel capacity of 2250 guests. 

Again, if Great Wolf were serious about sustainability, they would not be planning a carpark 
with roughly the same capacity as the Westgate Centre and twice that of Blenheim Palace. 

I have every faith that our local councillors will study these proposals with the scrutiny and 
scepticism they deserve. 

I urge you to reject this proposal on the grounds there is no need at all for any element of this 
scheme while it could cause harm that will last for generations. 

Yours sincerely 
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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 Louise Goodman

Address Foxtownsend Lodge North,Heyford Road,Kirtlington,Kidlington,OX5 3HS

Type of Comment  Objection

Type neighbour

Comments I am writing to express my strong objection to proposed private indoor water park planned
by Great Wolf Resorts in Chesterton. I am a resident of Kirtlington and I believe, were it to
be allowed to proceed, that this development would have a hugely detrimental impact on
Chesterton, my village, and the surrounding area. The road through Kirtlington, is currently
a rat-run used by traffic trying to avoid the congested A34 and the proposed development
would compound an existing problem. The anticipated 500,000 visitors per year will produce
a huge increase in traffic which would have a majorly negative impact on the already
overloaded road system locally - which is currently in a poor state of repair. There is no
provision for accommodation on site for workers so that's an additional number of vehicles
that would need to be added to the visitor tally. Overall the increase in traffic is highly likely
to give way to a resultant increase in accidents and traffic jams and have a negative effect
on the general wellbeing and respiratory health of people living in the area. I would also
suggest that the development does not meet current government policy that such
developments should be directed to brownfield sites. Nor is it in keeping with the rural
landscape: An 80ft high indoor water park and a 4-storey hotel (twice the height of the
existing Bicester Golf Hotel) would both be an eyesore. There would also be significant and
far-reaching disruption and pollution from 2-year build programme and ongoing noise and
light pollution from the development when it became operational. The development provides
limited (if any) benefit to the local community. There is already a surfeit of low-paid jobs in
the catering/hospitality trade in this area so it won't do anything for employment. If
anything, it will take business away from local pubs and restaurants as locals will avoid the
area because of traffic issues and park visitors will be encouraged to stay on site and use the
facilities there. It is purely a profit-making venture for a US company, Great Wolf Resorts. In
so many ways this is the wrong scheme in the wrong place and one which will have
horrendous repercussions for not just my village and Chesterton (which will be totally
engulfed) but so many villages in the area. I would urge you to do all you can to prevent this
development from being allowed to progress - it will have a massively negative impact on
the character and way of life of our rural historic area
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Date: 14th December 2019 
 

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 
 

The attempted rape of the British Countryside. An objection to this application. 

A)  Having followed the development of the Local Plan over the past 15 years or so, it is disturbing to 

note the large number of opportunist applications that are being submitted for projects in and 

around Bicester that fall well outside the current Local Plan.  Many of these proposals seek to take 

advantage of perceived easy access to facilities via the M40 motorway, the A34, the A41, the A43 the 

A421 and the A4095.  This application is the worst of all. 

The land for this proposal is served by the A 4095 road that is no more than a widened country lane 

linking a string of villages between Bicester and Witney. At the time Vendee Drive was constructed 

the A4095 was recommended for downgrading, to the extent that a new sign was erected at the 

junction with Bignell View with that road labelled as B4095. 

 All the other local roads are unclassified, most essentially ‘one track with passing places’ or no 

passing places other than a muddy roadside verge. These roads are totally unsuitable for any increase 

of traffic for the Bicester Sports Association let alone for a ‘development’ of the size proposed by 

Great Lakes (Great Wolf). 

In the Bicester Advertiser of 6th December (2019) there were reports of four accidents on the A34, 

the A41 and M40 over a three-day period. One on the A34 had a fatality.  In addition to the distress 

caused to the people and relatives concerned, all these accidents gave rise to long delays for other 

traffic. Accidents on these roads are more common now than a few years ago, reflecting the 

dangerous increase in the traffic in this area.  This frequency of accidents on the main cross-country 

feeder roads negates, entirely, the assertion that visitors will find access to the waterpark easy. 

People living in Little Chesterton are aware of the vast increase in traffic at holiday times, especially 

in the week between Christmas and New Year.  Despite the Park and Ride for Bicester Village, tail 

back on the A41 means that traffic is diverted by satellite navigation along the Little Chesterton lane. 

One hundred cars in twenty minutes have been counted.  This is unsustainable, destroying the 

wellbeing of the people living in the hamlet. 

B) There is a comment in the non-technical section that ‘The Site is located within an area that is able 
to easily transmit pollution to groundwater.’  This is a damning statement. It is not clear how the 
applicants propose to prevent this type of pollution.   We manage a small conservation area 
downstream from the site. There are numerous springs feeding a pond with fish in it and so we are 
very concerned. 
 
 

From:  David A Jones 
Gagle Brook House 
Chesterton 
Bicester  OX26 1UF 



 
 
The system of land drains and drainage ditches run out from the golf club, passing through the Bicester Sports 
Association land and join to pass under an arable field in a drainage pipe.  This pipe opens at the upper end of 
land we own in Little Chesterton. Now a stream, the water flows through Little Chesterton to join, at right-
angles, a stream from Simms Farm that goes on to flow through Wendlebury.  Eventually it joins the Langford 
Brook (downstream of where the Gagle Brook joins the Langford Brook).  
 

The comment ‘There is no flood risk from the Gagle Brook watercourse reported in Environment 
Agency’s flood maps or local authority flood maps to the Site’ is correct for the simple reason that the 
site is not in the same catchment area as the Gagle Brook. Furthermore, the use of the name Gagle 
Brook in several parts of the application is very misleading for the same reason. 
 
There can be little doubt that the ‘hard’ surfaces of the hotel, carpark and other facilities would increase the   
volume of storm water flowing down the stream through Little Chesterton and so cause flash floods there and, 
more importantly, more intense flooding in Wendlebury. 
 

C) In the summary of the comments from Natural England is the statement: No Objection. This refers 

only to the fact that there is no SSSI or other statutory protected site nearby and to nothing else. It is 

normal practice to include the final section on Environmental Enhancement. Removing several ponds 

and creating one new one is scarcely an enhancement!  

D) In an appendix, dated 1st November 2019, to the ‘Gov.UK Guidance  Light Pollution 6 March 2014,’ 

following on from  the ‘Royal Commission on Environmental Pollution’s 2009 report, Artificial light in 

the environment’ there is the question:. 

‘Is a proposal likely to have a significant impact on a protected site or species? This could be a 

particular concern where forms of artificial light with a potentially high impact on wildlife and 

ecosystems (e.g. white or ultraviolet light) are being proposed close to protected sites, sensitive 

wildlife receptors or areas, including where the light is likely to shine on water where bats feed.’ 

There are two fundamental reasons why this question is relevant to the application being proposed. 

1) Golf courses are unusual habitats for plants and animals because of the high standard of 

management.  This maintenance is cyclical, following the seasons, so that the different areas 

experience a continuum of treatments from year to year.  As a result, there are undisturbed habitats 

in some parts of the course and what is effectively a stable maintenance in other parts.  The plants 

and animals quickly become adapted to the change or stasis of habitat.  As a result, a golf course is a 

de facto conservation area with its own biodiversity.  The ‘rough’ areas of golf courses are the 

foraging areas for small mammals and so good hunting areas for owls. 

The golf course under consideration has received a good quality of maintenance. This is a sensitive 

area because implementation of this proposal would destroy an important refuge for animals and 

plants. 

2) Golf is a game that is not normally played in the dark. Today, the amount of stray light in the 
immediate area is so trivial that it is easy to study the heavens on cloudless nights. This shows that 
the area has effectively no light pollution. It is well known that the positioning, duration, type of light 
source and level of lighting are all factors that can affect the impact of light on wildlife. All animals 
and plants have evolved in a world of regular alternation of daylight and dark nights.  It is no wonder 
that disruption of this cycle affects both animals and plants detrimentally.  

http://www.official-documents.gov.uk/document/other/9780108508547/9780108508547.pdf
http://www.official-documents.gov.uk/document/other/9780108508547/9780108508547.pdf






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 Tim Paton

Address Glyde Barn,Dovecote Lane,Somerton,Bicester,OX25 6NA

Type of Comment  Objection

Type neighbour

Comments 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. 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 design of the buildings is neither small scale nor
detached and therefore not in keeping with the character of the local area. 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. 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. I am a member of the Golf Club and this
development will devastate the club and most members will be forced to leave and find a
new one There has been a great community of local people at the club for many years and
this will be lost. For the above reasons, I strongly request that planning permission NOT be
granted for this application. Yours faithfully, Tim Paton

Received Date 03/01/2020 16:49:26
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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 kate Strong

Address Glyde Barn,Dovecote Lane,Somerton,Bicester,OX25 6NA

Type of Comment  Objection

Type neighbour

Comments I Totally object to this building application.The Building going on in Bicester is really out of
control for the area .We desperately need to hang on to all the green spaces around the local
Villages, especially a Golf course that is very important to the area.It has been a very
vibrant and successful golf course, until the owner has started to make life difficult for the
members . The local area is now going to be using more water than ever before . This Park
will use a massive amount of water , even though they insist they will reuse water . We do
not want water to be taken from the local rivers and lakes, this has a terrible effect on the
wildlife and the natural environment, This park at this time is just totally wrong , with global
warming why are the councils thinking of allowing buildings that will be pumping out hot air
and probably gas all day . It's a out of date project that will make a few people rich off the
back of the local area. This belongs in an industrial park next to a motorway , although I
would personally ban that these projects if we are going to help this planet survive, which
needs to be a number one priority. Thank you Best Wishes Kate Strong

Received Date 07/02/2020 09:50:04
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Ms	
  Clare	
  Whitehead	
  
Case	
  Officer	
  
Development	
  Management	
  
Cherwell	
  District	
  Council	
  
Bodicote	
  House	
  
Bodicote	
  
Banbury	
  
OX15	
  4AA	
  
	
  
10th	
  December	
  2019	
  
	
  
	
  
Dear	
  Ms	
  Whitehead	
  
	
  

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.	
  	
  
	
  
I	
  would	
  like	
  to	
  take	
  this	
  opportunity	
  to	
  stress	
  my	
  objection	
  to	
  this	
  application	
  on	
  
the	
  basis	
  of	
  the	
  following	
  multiple	
  materially	
  negative	
  considerations.	
  
	
  

1. Unsustainability.	
  The	
  development	
  goes	
  against	
  the	
  Cherwell	
  Strategy	
  of	
  
reducing	
   car	
  usage	
  –	
  both	
  as	
   the	
  development	
   includes	
  900	
  car	
  parking	
  
spaces	
   with	
   a	
   significant	
   reliance	
   on	
   car	
   travel	
   for	
   guests	
   staying	
   and	
  
workers	
   going,	
   plus	
   the	
   18	
   hole	
   golf	
   users	
   now	
   have	
   to	
   travel	
   to	
  
alternative	
   18	
   hole	
   courses.	
   Both	
  will	
   hugely	
   increase	
   car	
   usage.	
   Please	
  
consider	
  also	
  that	
  the	
  500,000	
  sq	
  ft	
  site	
  of	
  built	
  form	
  is	
  being	
  proposed	
  on	
  
a	
   greenfield	
   site	
   which	
   irreversibly	
   removes	
   important	
   green	
  
infrastructure	
  and	
  disrupts	
  ecological	
  habitats.	
  Finally	
  it	
  is	
  unsustainable	
  
as	
  it	
  is	
  in	
  a	
  wholly	
  inappropriate	
  location	
  on	
  the	
  edge	
  of	
  a	
  village.	
  
	
  

2. Traffic	
   impact.	
  Bicester	
  is	
  besieged.	
  The	
  A34	
  has	
  frequent	
  accidents	
  and	
  
the	
  M40	
  between	
   J9	
   and	
  10	
   is	
   already	
  heavily	
   clogged.	
  Adding	
   an	
   extra	
  
1000+	
  daily	
  vehicles	
  to	
  existing	
  road	
  infrastructure	
  would	
  mean	
  already	
  
stretched	
   roads	
   simply	
   could	
   not	
   cope.	
   Chesterton	
   is	
   a	
   rat	
   run	
   and	
  
experiences	
  major	
  traffic	
  congestion	
  as	
  an	
  escape	
  route	
  during	
  the	
  many	
  
traffic	
   issues	
   mentioned.	
   Further,	
   the	
   development	
   adds	
   to	
   other	
  
significant	
   proposals	
   approved	
   like	
   Bicester	
   Gateway	
   etc	
   and	
   the	
   road	
  
networks	
   cannot	
   cope	
  with	
   additional	
   traffic	
   and	
   the	
   proposal	
   is	
   in	
   the	
  
wrong	
   location.	
   The	
   routing	
   plans	
   via	
   already	
   stressed	
   routes	
   are	
  
unacceptable.	
  

	
  
	
  

3. Lack	
  of	
  economic	
  benefits	
   for	
  Cherwell	
  and	
  local	
  area.	
  This	
  proposal	
  
is	
   contrary	
   to	
   Cherwell’s	
   strategic	
   aim	
   to	
   prioritise	
   Knowledge	
   Based	
  
business	
   investment	
   as	
   a	
   priority	
   which	
   would	
   offer	
   essential	
  
employment	
  in	
  this	
  growing	
  sector.	
  It	
  is	
  of	
  no	
  benefit	
  to	
  other	
  businesses	
  



as	
  hotel	
  rooms	
  are	
  only	
  available	
  to	
  Great	
  Wolf	
  resorts	
  guests.	
  All	
  guests	
  
will	
   use	
  onsite	
   restaurants	
   so	
  economic	
  benefits	
  will	
   not	
  be	
   shared	
   into	
  
the	
  wider	
  community.	
  	
  
	
  

4. Design.	
   The	
   low	
   rise	
   design	
   has	
   an	
   urbanising	
   impact	
   on	
   this	
   rural	
  
location.	
  The	
  colossal	
  size	
  is	
  in	
  2-­‐3	
  huge	
  blocks	
  which	
  are	
  not	
  in	
  keeping	
  
with	
   the	
   local	
   area	
   which	
   are	
   contrary	
   to	
   the	
   Cherwell	
   Council’s	
  
Countryside	
  Design	
  Summary	
  2008.	
  

	
  
	
  

5. Loss	
  of	
  Sports	
  Facility.	
  It	
  is	
  a	
  great	
  disappointment	
  to	
  me	
  that	
  Cherwell	
  
council	
  is	
  reducing	
  provision	
  of	
  sports	
  facilities	
  which	
  is	
  a	
  great	
  detriment	
  
to	
  all	
  within	
  the	
  area	
  –	
  young	
  and	
  old.	
  The	
  loss	
  of	
  part	
  of	
  this	
  golf	
  course	
  is	
  
unacceptable	
  when	
   it	
   is	
   key	
   for	
   communities	
   and	
  well	
   being.	
  The	
  North	
  
Oxford	
  9	
  hole	
  golf	
  course	
  has	
  already	
  been	
   lost	
   to	
  housing,	
  and	
  Bicester	
  
Rugby	
  Club	
  ground	
  has	
  been	
  sold	
  for	
  development	
  and	
  they	
  are	
  unable	
  to	
  
find	
  a	
  suitable	
  replacement	
  site	
  putting	
  the	
  entire	
  club	
  at	
  risk.	
  Combined	
  
this	
  is	
  shocking.	
  
	
  

6. Lack	
  of	
  consultation.	
  Over	
  2000	
  visitors	
  are	
  expected	
  at	
  the	
  resort	
  each	
  
and	
  every	
  day.	
  It	
  is	
  of	
  great	
  disappointment	
  and	
  would	
  indeed	
  have	
  been	
  
best	
  practice	
  if	
  Great	
  Wolf	
  had	
  worked	
  with	
  Cherwell	
  to	
  be	
  allocated	
  a	
  site	
  
through	
   the	
  correct	
   local	
  plan	
  process	
  –	
  and	
   in	
   fact	
  perhaps	
   they	
  would	
  
not	
  have	
  been	
  allocated	
  a	
  site	
  if	
  it	
  were	
  via	
  the	
  correct	
  channels?	
  This	
  is	
  a	
  
speculative	
   planning	
   application	
   in	
   the	
   wrong	
   location	
   and	
   should	
   be	
  
refused	
  on	
  this	
  basis.	
  

	
  
7. Ecological	
   impact.	
  There	
  will	
  be	
  a	
  significant	
   loss	
  of	
  green	
   field	
  habitat	
  

essential	
  for	
  local	
  wildlife	
  which	
  has	
  already	
  been	
  displaced	
  by	
  building	
  in	
  
the	
  Bicester	
   environs.	
   I	
   have	
   great	
   concerns	
   about	
   the	
  water	
   table	
  with	
  
the	
  chemicals	
  being	
  used	
  in	
  the	
  water	
  park	
  as	
  well.	
  	
  
	
  

8. Air/Noise	
   quality/pollution.	
   It	
   seems	
  very	
  odd	
   that	
   the	
   council	
  would	
  
support	
   an	
   outdoor	
   build	
   right	
   next	
   to	
   one	
   of	
   the	
   busiest	
   motorway	
  
stretches	
   in	
   the	
   country?	
   There	
   is	
   no	
   doubt	
   that	
   air	
   quality	
   will	
  
deteriorate	
  and	
  that	
  noise	
  pollution	
  will	
  increase	
  due	
  to	
  additional	
  traffic,	
  
construction	
  and	
  service	
  vehicles.	
  

	
  
I	
   am	
   utterly	
   shocked	
   that	
   such	
   an	
   unsuitable	
   development	
   is	
   even	
   under	
  
consideration.	
  I	
  urge	
  you	
  to	
  decline	
  this	
  application	
  on	
  the	
  basis	
  of	
  the	
  material	
  
negative	
  considerations	
  as	
  outlined	
  above.	
  
	
  
Yours	
  sincerely	
  
	
  
Valerie	
  Laing	
  
3	
  The	
  Woodlands	
  
Chesterton	
  
OX26	
  1TN	
  
	
  





Hebe Cottage 

North Lane 

Weston on the Green 

OX25 3RG 

4th January 2020 

Dear Sir/Madam 

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

I am writing to register my strong objections to the above mentioned application. 

This is a rural location which has no need for an amusement park let alone 500,000 sqft of 
buildings blighting the countryside.  My understanding is the proposed development is 
approximately twice the size of Bicester Village.  Do we need to go in to how much negative 
impact Bicester Village has had on the local traffic around Bicester and the local economy of 
Bicester Town over the last 25 years to weigh out the detrimental impact this addition will bring 
to the area?  What arrived as a positive for the area became a negative within a matter of a 
handful of years.  

Back in the early 90’s no one could have envisaged the growth of Bicester Village, what 
guarantee do we have this scheme in years to come will not take over more and more greenbelt 
site, causing more and more traffic chaos or indeed it may not succeed and leave behind a non-
operational, concrete eye sore? 

That aside, 

GROUNDS FOR OBJECTION: 

 

1) Traffic:   
 
a) From the point of view of a resident of Weston on the Green - we are a linear village 

with four lanes leading out to the B430 (the proposed route for access).  Three of 
these lanes are dead ends with the other (Church Road) already a rat run with those 
escaping the A34.  We have many detached houses dotted in between these lanes plus 
the manor hotel, two pubs, 4 business estates within the village boundary plus another 
business estate and the airfield just outside the village but within our parish boundary.  
How many traffic lights, pelican or zebra crossings will be needed along the B430 so 
as the residents and the workers in the village can go about their business without 
having to take in to account it may take up to God knows how long it will take to get 
access on to the B430 in their cars, let alone the pedestrians who wish to cross the 
B430 east to west or vice versa?  



Does Weston on the Green need or deserve such high urbanisation with traffic 
measures when it already struggles with what it has to cope with? 

b) Before the resort is up and running, there will be years of construction traffic then if 
the residents and the staff of the resort were not enough, there will be the endless 
nightmare of services and deliveries trundling through the roads in the dead of the 
night.  
 
 
WHICH LEADS ON TO… 

 

2) Pollution and Enviromental Impact: 
 
a) Light 
b) Noise 
c) Emissions 
d) Ecological habitats for Wild Life 

Can Great Lakes UK Ltd honestly provide sustainable answers to any of the points 
made above which provides protection to the local humans, animals or plants? 

e) Water Requirements – Where on earth is it coming from? 

Thames Water says we are already stressed for supply… 

AND FINALLY… 

3) The Economic non-benefit: 

As the Village Shop owner and subpostmaster with also a unit in the Old Flight House 
Antique Centre, I am more than aware how much the local service/hospitality businesses 
suffer from recruiting staff.  The proposed development WILL NOT provide local 
employment but put pressure on the local housing need as it will need to look elsewhere 
to staff their enterprise.  Which then goes around in a circle back to point 1… Traffic! 

 

It is the wrong thing, trying to do something in the wrong place.  I strongly 
recommend it is refused to protect our environment, our local economy and our 
right not just in Weston but all the other villages affected by this to remain as rural 
villages and not be forced in to becoming suburbs of Bicester through not necessity 
but by pure commercial greed. 

 

Yours faithfully 

Yasemin Olcay 





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 Sarah Chesser

Address Heyford End,Church Lane,Lower Heyford,Bicester,OX25 5NZ

Type of Comment  Objection

Type neighbour

Comments I would like to object on the basis of further traffic and pollution around the Bicester area -
which is already at capacity after the extension of Bicester Village and the developments
going on about the town. There is no benefit in terms of provision of employment - we
already have many options for the low paid roles - which are not easy to fill out of university
holidays. The roads are not in good condition - and will be put under further pressure from
additional traffic Most importantly - to build a private facility for hotel guests will not provide
any benefit to the local community other than make people resentful. The wrong
development in the wrong area.

Received Date 28/11/2019 13:28:26
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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 Bernadette Evans

Address Hill Barn Farm,Nr Stonesfield,Witney,Oxon, OX29 8DU

Type of Comment  Objection

Type neighbour

Comments Bicester needs a 'perimeter' to stop development bleeding out into rural areas. The edge of
beautiful Chesterton is not the right place for this water park. Unemployment in Bicester is
low (Bicester Village constantly short of staff) and companies already struggle to recruit.
Local people will be unlikely to be able to buy day tickets - particularly on school holidays or
weekends. Please, please don't approve planning for this. I was born in Bicester, there used
to be a solid community but it's grown too quickly and its identity has been lost. By all
means give planning for small, local businesses but not for Wolf Resorts.

Received Date 18/02/2020 21:50:56
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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 Georgina

Address Hillside House,33 Mill Lane,Upper Arncott,Bicester,OX25 1PB

Type of Comment  Objection

Type neighbour

Comments There is a lot of building and development already happening in Bicester. This would be
detrimental to the local villages and also have a colossal effect on traffic that is already at
capacity in the town and on the arterial roads to Bicester Village. This is completely the
wrong sort of thing for Bicester and should be refused planning.

Received Date 27/01/2020 23:00:16
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Dear Sir / Madam, 

I am writing to strongly object to this application for a large-scale water theme park in the small 
village of Chesterton. It is totally out of keeping with the predominantly rural nature of this part of 
the District, would lead to significant transport issues in Chesterton and neighbouring villages, which 
are already past breaking point with excessive traffic and HGVs, and provide no benefit for the local 
communities. It is also not in keeping with the local development plan.  The traffic pollution levels 
within Middleton Stoney are already excessive and to add yet more traffic is negligent.

The site is currently a greenfield site and construction of this significant building would irreversibly 
remove important green space and disrupt ecological habitats for an abundance of wildlife. The 
proposed water tower would be the tallest building in Cherwell causing significant visual 
impairment, while the proposed car park would rival the size of Bicester Village. The whole structure 
and design is totally out of keeping with the rural character of the local area, and with the Council's 
stated desire to tackle climate change.

As far as transport is concerned the existing road infrastructure cannot cope with the developments 
the Council has already approved ( eg in Upper Heyford and on the outskirts of Bicester) with the 
result that traffic in Middleton Stoney is already gridlocked at certain times of the day and adding 
1000+ daily car movements would just increase the air pollution and misery for local residents.  The 
success rate of delivering mitigations to traffic flow within the village of Middleton Stoney as result 
of the Upper Heyford delivery is exactly nothing. With a poor track record of delivering any kind of 
relief to the ever increasing traffic there is no confidence that Great Wolf resorts would either 
consider nor deliver on any mitigation scheme to alleviate the increase in both construction traffic 
and visitors in their cars.  I think it inconceivable any Council concerned with climate change could 
approve such a scheme .

Economically the development will provide very little, if any, added benefit to local residents since 
the resort will not in any meaningful sense be open to the public, there will be little to no interaction 
with local businesses and the 600 lower skilled jobs it claims to provide are either likely to disrupt 
existing businesses or add significantly to traffic movements as new employees travel some distance.

In summary this is an unwanted proposal which is not in line with the local development plan, would 
cause detriment to the environment, aggravate considerably the transport problems already faced 
in all our villages, bring no benefits to local communities and be an eyesore for miles around. I ask 
that the Planning Committee refuse the application in its entirety.

Given the strength of local feeling and the incongruity of the proposal it would be of serious concern 
if elected members were to do anything other than refuse the application.

Kind regards

Al Grenfell
Hillside
Middleton Stoney
Oxon
OX25 4AD 

Middleton Stoney Resident & Parish Councillor









Holly House 
Church Lane 

Weston on the Green 
Oxfordshire 
OX25 3QS 

 
3rd January 2020 

 
 
Ms Clare Whitehead 
Case Officer Development Management  
Cherwell District Council 
Bodicote House 
Bodicote, Banbury,  
OX15 4AA Oxfordshire 
 
 
Ref:  Great Lakes UK Ltd – Planning Application No: 19/02550/F. 
 
 
I strongly object planning application 19/02550/F. The proposal is not in accordance with the local 
development plan and there are no material considerations that would warrant planning permission 
being granted.  In particular, my objection in based on:  
 

Traffic Impact 

• The existing road infrastructure (and that of surrounding villages) can’t cope with the extra 
1000+ daily increase in traffic volume, plus construction traffic. Weston on the Green is already 
a ‘rat-run’ and experiences major traffic congestion as an escape route during the many existing 
traffic issues on M40 or A34. 

• Unacceptable routing plans via already stressed routes i.e. Middleton Stoney, Weston on the 
Green + Wendlebury. This proposal would also direct traffic onto the A34 which already 
encounters significant traffic problems. 

Specific traffic concerns include:  

• Any visitor traffic coming North up the A34 will likely experience congestion on the A34 due to 
likely the check in / arrival times. At this point they will come off the A34 and enter Weston on 
the Green via Church Lane. Church Lane is narrow and has no pavement in parts, yet residents 
– including children – walk to the shop, church, village hall and playground. It is simply not safe 
to add additional traffic along this lane.  

• With all construction and visitor traffic being routed through Weston on the Green on the B430, 
this causes major additional hazards for local pedestrians walking to the other local village 
facilities including the local pubs and the Milkshed café.  

• It adds to numerous other significant proposals that have been approved in Bicester recently 
(Kingsmere, Bicester Gateway, Bicester Heritage). The road networks cannot cope with this 
additional traffic and the proposal is in the wrong location. 



Unsustainability 

• Unsustainable in an inappropriate location on the edge of a village. The development includes 
900 car parking spaces with a significant reliance on car travel which goes against the Cherwell 
Strategy of reducing car usage. 

• The site comprises 500,000 sq. ft of built form on what is currently a greenfield site irreversibly 
removing important green infrastructure and disrupting ecological habitats.  

 

Landscape Impact 

• The applicant is looking to put 500,000 sq. ft of buildings on this greenfield site which will have 
a significant and irreversible impact on the landscape and views of the site.  

 

Ecological Impact 

• Ecology - Loss of green field habitat for abundance of wildlife. 

 

Air/Noise Pollution/Quality/Water table 

• Resultant deterioration in air quality and noise pollution from additional traffic, construction and 
service vehicles. 

• An enormous amount of water will be used from Cherwell’s already short supply, drainage of 
water treated with chemical could pollute our system 

• Cherwell’s own consultant (Tyrens) refers to the need to “reduce water demand in this highly 
water stressed area”.  

• Thames Water Report supports only 50 of the 500 rooms from the existing water supply. How 
will the huge use of water affect Weston on the Green? We don’t know because a study has 
not yet been done.  
 
 

Lack of Economic Benefits for Cherwell and Local Area 

• This proposal is contrary to Cherwell’s strategic aim of prioritising Knowledge Based business 
investment as a priority, thereby offering employment supporting the ‘Knowledge Economy’.  

• No local businesses support the scheme to reinforce Great Wolf’s suggestions of economic 
benefits. Great Wolf aims to keep all guests on site to use their restaurants, bowling alleys, 
retail shops etc so economic benefits retained by Great Wolf and not shared with local 
businesses in the local area. 

• Local businesses are already finding it hard to recruit the employees Great Wolf will be 
targeting. As such, Great Wolf will either take employees away from local businesses which 
will have a negative economic impact, or they will bring in employment from other areas 
therefore increasing traffic movements. 

 
  



Design 

• It is an inefficient and therefore bad design. The building is a 3 & 4 storey design but considered to 
be relatively not visible. The buildings and car parking have spread across the site having significant 
urbanising impact on this rural location. 

• This scheme comprises of a total floor area of 500,000 sq. ft in two/three overbearing large blocks, 
not in-keeping with the local area. Schemes in such a location should be of small scale, detached 
buildings at low height (similar to the existing Golf Club), enhancing the character of the local area 
as outlined in Cherwell Council’s Countryside Design Summary, 2008. (This square footage is twice 
the size of Bicester Village).  

 

Lack of Consultation  

• With potentially over 2,000 visitors each day this proposal will have a significant impact on the area 
therefore Great Wolf should have worked with Cherwell to be allocated a site through the correct 
local plan process. This a speculative planning application in the wrong location and should be 
refused on this basis 

 

In summary the proposal and its impact is totally inappropriate for the rural location and the existing road 
networks and infrastructure. This is not the right location.  

 

Yours sincerely,  

 

 

Nick Colledge 

 
 



Holly House 
Church Lane 

Weston on the Green 
Oxfordshire 
OX25 3QS 

 
3rd January 2020 

 
 
Ms Clare Whitehead 
Case Officer Development Management  
Cherwell District Council 
Bodicote House 
Bodicote, Banbury,  
OX15 4AA Oxfordshire 
 
 
Ref:  Great Lakes UK Ltd – Planning Application No: 19/02550/F. 
 
 
I strongly object planning application 19/02550/F. The proposal is not in accordance with the local 
development plan and there are no material considerations that would warrant planning permission 
being granted.  In particular, my objection in based on:  
 

Traffic Impact 

• The existing road infrastructure (and that of surrounding villages) can’t cope with the extra 
1000+ daily increase in traffic volume, plus construction traffic. Weston on the Green is already 
a ‘rat-run’ and experiences major traffic congestion as an escape route during the many existing 
traffic issues on M40 or A34. 

• Unacceptable routing plans via already stressed routes i.e. Middleton Stoney, Weston on the 
Green + Wendlebury. This proposal would also direct traffic onto the A34 which already 
encounters significant traffic problems. 

Specific traffic concerns include:  

• Any visitor traffic coming North up the A34 will likely experience congestion on the A34 due to 
likely the check in / arrival times. At this point they will come off the A34 and enter Weston on 
the Green via Church Lane. Church Lane is narrow and has no pavement in parts, yet residents 
– including children – walk to the shop, church, village hall and playground. It is simply not safe 
to add additional traffic along this lane.  

• With all construction and visitor traffic being routed through Weston on the Green on the B430, 
this causes major additional hazards for local pedestrians walking to the other local village 
facilities including the local pubs and the Milkshed café.  

• It adds to numerous other significant proposals that have been approved in Bicester recently 
(Kingsmere, Bicester Gateway, Bicester Heritage). The road networks cannot cope with this 
additional traffic and the proposal is in the wrong location. 



Unsustainability 

• Unsustainable in an inappropriate location on the edge of a village. The development includes 
900 car parking spaces with a significant reliance on car travel which goes against the Cherwell 
Strategy of reducing car usage. 

• The site comprises 500,000 sq. ft of built form on what is currently a greenfield site irreversibly 
removing important green infrastructure and disrupting ecological habitats.  

 

Landscape Impact 

• The applicant is looking to put 500,000 sq. ft of buildings on this greenfield site which will have 
a significant and irreversible impact on the landscape and views of the site.  

 

Ecological Impact 

• Ecology - Loss of green field habitat for abundance of wildlife. 

 

Air/Noise Pollution/Quality/Water table 

• Resultant deterioration in air quality and noise pollution from additional traffic, construction and 
service vehicles. 

• An enormous amount of water will be used from Cherwell’s already short supply, drainage of 
water treated with chemical could pollute our system 

• Cherwell’s own consultant (Tyrens) refers to the need to “reduce water demand in this highly 
water stressed area”.  

• Thames Water Report supports only 50 of the 500 rooms from the existing water supply. How 
will the huge use of water affect Weston on the Green? We don’t know because a study has 
not yet been done.  
 
 

Lack of Economic Benefits for Cherwell and Local Area 

• This proposal is contrary to Cherwell’s strategic aim of prioritising Knowledge Based business 
investment as a priority, thereby offering employment supporting the ‘Knowledge Economy’.  

• No local businesses support the scheme to reinforce Great Wolf’s suggestions of economic 
benefits. Great Wolf aims to keep all guests on site to use their restaurants, bowling alleys, 
retail shops etc so economic benefits retained by Great Wolf and not shared with local 
businesses in the local area. 

• Local businesses are already finding it hard to recruit the employees Great Wolf will be 
targeting. As such, Great Wolf will either take employees away from local businesses which 
will have a negative economic impact, or they will bring in employment from other areas 
therefore increasing traffic movements. 

 
  



Design 

• It is an inefficient and therefore bad design. The building is a 3 & 4 storey design but considered to 
be relatively not visible. The buildings and car parking have spread across the site having significant 
urbanising impact on this rural location. 

• This scheme comprises of a total floor area of 500,000 sq. ft in two/three overbearing large blocks, 
not in-keeping with the local area. Schemes in such a location should be of small scale, detached 
buildings at low height (similar to the existing Golf Club), enhancing the character of the local area 
as outlined in Cherwell Council’s Countryside Design Summary, 2008. (This square footage is twice 
the size of Bicester Village).  

 

Lack of Consultation  

• With potentially over 2,000 visitors each day this proposal will have a significant impact on the area 
therefore Great Wolf should have worked with Cherwell to be allocated a site through the correct 
local plan process. This a speculative planning application in the wrong location and should be 
refused on this basis 

 

In summary the proposal and its impact is totally inappropriate for the rural location and the existing road 
networks and infrastructure. This is not the right location.  

 

Yours sincerely,  

 

 

Jessica Simpson  

 
 







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 Ann Mowat

Address Honeoye,South Green,Kirtlington,Kidlington,OX5 3HJ

Type of Comment  Objection

Type neighbour

Comments This is a very large development. The construction of a 500 bedroom hotel with a car park
for 900 cars and a large indoor water complex will have huge impact on the traffic coming
through the small villages round about. As Kirtlington is on the 4095 I think we will see an
enormous increase in traffic. Mornings and evenings the traffic is already very busy and it's
often very difficult to cross the road. Our Village School is on the main road with small
children walking to school. Increase in traffic will only make things more dangerous. I object
strongly to this development for the above reasons.
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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 Mrs Arnold

Address Huckleberry Farm,Heathfield,Kidlington,OX5 3DU

Type of Comment  Objection

Type neighbour

Comments Yes another Ill thought out application for this area. It is unfair to locals to be expected to
put up with yet more traffic from outside of the area. Whichever direction this would be
approached from the roads are narrow and not adequate. There is already multiple building
works going on on the outskirts of Bicester and large warehouse buildings currently going up
close to Chesterton plus the new shops opposite Tesco. When will this utter madness stop or
do you want the area to be swamped with even more traffic. There are already multiple
accidents happening in Bicester due to people unfamiliar with the area.
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Hunters Moon,  

Knowle Lane 
Weston-on-the-Green 

OX25 3QJ 
 

Mrs Claire Whitehead, 
Case Officer,  
Development Management,  
Cherwell District Council,  
Bodicote House,  
Bodicote,  
Banbury,  
OX15 4AA 

3/1/2020 
 

Ref:  Great Lakes UK Ltd – Planning Application No: 19/02550/F. 
 
Dear Madam,  
I wish to object to the above planning application. It is not in accordance with the local development plan.  
 
Traffic  
The impact of vehicles expected to fill a 900 space car pack will inevitably have a detrimental effect on the 
congested roads in the area.  Residents of Weston-on-the-Green already suffer from delays on the frequently 
congested A34, and the use of the B430 as a shortcut to avoid the M40 junction 9. Increased traffic to 
Chesterton would exacerbate the situation. 
The suggestion that a significant proportion of users will arrive by train does not accord with the intended size 
of the carpark.   
 
Location 
The placing of this facility on the edge of a small village is inappropriate, and will have a negative effect on the 
village of Chesterton and also on surrounding villages.  The construction of 500,000 sq. ft. building on what is 
currently greenfield land will be destructive to the environment and natural habitats.  
 
Water Usage 
The proposed development would use a large amount of water in what is already classed as a water stressed 
area.  Further, the waste water from the site may overwhelm the infrastructure, impacting Weston-on-the-
Green residents.  
 
Employment. 
The is not a ready supply of local labour to staff this development meaning that employees would also need 
to drive in from further afield, or be bussed through villages from the station. Also, there would not be 
employment benefit locally. 
 
 
For these reasons, I wish to object to the Planning Application No: 19/02550/F. 
 
Yours sincerly, 
 
Patsy Parsons. 





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 Alexandra Baldwin

Address Ivy Cottage,Alchester Road,Chesterton,Bicester,OX26 1UW

Type of Comment  Objection

Type neighbour

Comments I object to this planning application on a number of grounds. It is inappropriate for a rural
setting, increase in traffic will be detrimental to all those living nearby with increased noise
and worsened air quality. Light pollution from the site will also be hugely detrimental to
those living nearby and to wildlife and the environment. The large scale development, size
and height of these buildings is at odds with it's rural location, and the majority of the
proposed plans feature buildings and car parking which is a massive change to the current
use with little attempt to soften the Impact of the buildings. It will bring little or no
employment benefits to the local area as the majority of staff in the hospitality industry are
migrant workers or predominantly from the EU. additionally guests at this type of resort are
completely catered for meaning that local businesses are unlikely to benefit as guests tend
to remain on site for the duration of their stay. We purchased a house in Chesterton because
we wanted to live in a village in a rural location - increasingly with Extension of housing
developments, introduction of pavements, street lighting and wholesale development of
greenfield sites at a time when Respect for the environment is becoming more prevalent
Cherwell planning authority's decisions are distinctly at odds with current environmental
thinking.
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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 Alison Ace

Address Jonquil Cottage,Heyford Road,Kirtlington,Kidlington,OX5 3HL

Type of Comment  Objection

Type neighbour

Comments If this went ahead it would have such a devastating effect on the surrounding villages
increasing the chances of accidents with the increase in traffic . Already the 4095 through
Kirtlington is like the M25 in The morning . I just know how our roads couldn't cope with this
being built , the roads around here were not designed for the volume of traffic this centre
would bring .
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From:  
Sent: Tuesday, December 24, 2019 10:27 AM 
To: DC Support <DC.Support@cherwell-dc.gov.uk> 
Subject: Fw: ref; Great Lakes UK Ltd planning application No:19/02550/F 
Importance: High 
 

  
  

  

Dear Sir, 
I am a resident of Weston on the green(Jubilee Cottage OX253QS) and the above application 
has been brought to my attention. 
  
The proposal is not in accordance with the local development plan and there are no material 
considerations that would warrant planning permission being granted 
  
I would like to make the following detailed comments; 

• This development is on the edge of a small village and includes a 900 car park spaces, 
the volume of traffic around the local roads and lanes is unsustainable and  goes 
against  the Cherwell strategy to reduce car usage  

• The site comprises 500,000 sq. ft of built form on what is currently a greenfield site 
irreversibly removing important green infrastructure and disrupting ecological 
habitats  

•   The applicant   is looking to put 500,000 sq. ft of buildings on this greenfield site 
which will have a significant and irreversible impact on the landscape and views of 
the site.  

•   The existing road infrastructure (and that of surrounding villages) can’t cope with 
the extra 1000+ daily increase in traffic volume, plus construction traffic.  

• Weston on the Green  is already a ‘rat-run’ and experiences major traffic congestion 
as an escape route during the many traffic issues on M40 or A34.  

• Unacceptable routing plans via already stressed routes ie. Middleton Stoney, Weston 
on the Green + Wendlebury. This proposal would also direct traffic onto the A34 
which already encounters significant traffic problems.         

•  It adds to numerous other significant proposals that have been approved in Bicester 
recently (Kingsmere, Bicester Gateway, Bicester Heritage). 

• The road networks cannot cope with this additional traffic and the proposal is in the 
wrong location.        

•  This proposal is contrary to Cherwell’s strategic aim of prioritising Knowledge Based 
business investment as a priority, thereby offering employment supporting the 
‘Knowledge Economy’.           

• Hotel rooms only available to Great Wolf resort guests. This does not assist the 
growth of other businesses in the areas providing employees with a place to stay 
overnight.     

•  No local businesses support the scheme to reinforce Great Wolf’s suggestions of 
economic benefits. Great Wolf aims to keep all guests on site to use their 
restaurants, bowling alleys, retail shops etc so  economic benefits  retained by Great 
Wolf and not shared with local businesses in the local area.        



•  Local businesses are already finding it hard to recruit the employees Great Wolf will 
be targeting. As such, Great Wolf will either take employees away from local 
businesses which will have a negative economic impact, or they will bring in 
employment from other areas therefore increasing traffic movements.    With 
potentially over 2,000 visitors each day this proposal will have a significant impact on 
the area therefore Great Wolf should have worked with Cherwell to be allocated a 
site through the correct local plan process. This a speculative planning application in 
the wrong location and should be refused on this basis.         

•  Public outdoor space on site will be right next to motorway (unhealthy due to noise 
and fumes)? 
•  Resultant deterioration in air quality and noise pollution from additional traffic, 

construction and service vehicles. 

•  An enormous amount of water will be used from Cherwell’s already short supply, 
drainage of water treated with chemical could pollute our system 

      •   Cherwell’s own consultant (Tyrens) refers to the need to “reduce water demand in 
this highly water stressed area”.  

     •    Thames Water Report supports only 50 of the 500 rooms from the existing water 
supply. How will the huge use of water affect local villages and towns?  

           We don’t know because a   study has not yet been done.  
  
                                                                             Yours faithfully 
 (JUBILEE COTTAGE ,CHURCH LANE OX253QS)                                                                                           
  
 



From:  
Sent: Tuesday, December 24, 2019 12:22 PM 
To: DC Support <DC.Support@cherwell-dc.gov.uk> 
Subject: Planning applicationNo;19/02550/F 
Importance: High 
 

  
Dear Sir, 
I am a resident of Weston on the green(Jubilee Cottage OX253QS) and the above application 
has been brought to my attention. 
  
The proposal is not in accordance with the local development plan and there are no material 
considerations that would warrant planning permission being granted 
  
I would like to make the following detailed comments; 

• This development is on the edge of a small village and includes a 900 car park spaces, 
the volume of traffic around the local roads and lanes is unsustainable and  goes 
against  the Cherwell strategy to reduce car usage  

• The site comprises 500,000 sq. ft of built form on what is currently a greenfield site 
irreversibly removing important green infrastructure and disrupting ecological 
habitats  

•   The applicant   is looking to put 500,000 sq. ft of buildings on this greenfield site 
which will have a significant and irreversible impact on the landscape and views of 
the site.  

•   The existing road infrastructure (and that of surrounding villages) can’t cope with 
the extra 1000+ daily increase in traffic volume, plus construction traffic.  

• Weston on the Green  is already a ‘rat-run’ and experiences major traffic congestion 
as an escape route during the many traffic issues on M40 or A34.  

• Unacceptable routing plans via already stressed routes ie. Middleton Stoney, Weston 
on the Green + Wendlebury. This proposal would also direct traffic onto the A34 
which already encounters significant traffic problems.         

•  It adds to numerous other significant proposals that have been approved in Bicester 
recently (Kingsmere, Bicester Gateway, Bicester Heritage). 

• The road networks cannot cope with this additional traffic and the proposal is in the 
wrong location.        

•  This proposal is contrary to Cherwell’s strategic aim of prioritising Knowledge Based 
business investment as a priority, thereby offering employment supporting the 
‘Knowledge Economy’.           

• Hotel rooms only available to Great Wolf resort guests. This does not assist the 
growth of other businesses in the areas providing employees with a place to stay 
overnight.     

•  No local businesses support the scheme to reinforce Great Wolf’s suggestions of 
economic benefits. Great Wolf aims to keep all guests on site to use their 
restaurants, bowling alleys, retail shops etc so  economic benefits  retained by Great 
Wolf and not shared with local businesses in the local area.        

•  Local businesses are already finding it hard to recruit the employees Great Wolf will 
be targeting. As such, Great Wolf will either take employees away from local 



businesses which will have a negative economic impact, or they will bring in 
employment from other areas therefore increasing traffic movements.    With 
potentially over 2,000 visitors each day this proposal will have a significant impact on 
the area therefore Great Wolf should have worked with Cherwell to be allocated a 
site through the correct local plan process. This a speculative planning application in 
the wrong location and should be refused on this basis.         

•  Public outdoor space on site will be right next to motorway (unhealthy due to noise 
and fumes)? 
•  Resultant deterioration in air quality and noise pollution from additional traffic, 

construction and service vehicles. 

•  An enormous amount of water will be used from Cherwell’s already short supply, 
drainage of water treated with chemical could pollute our system 

      ·   Cherwell’s own consultant (Tyrens) refers to the need to “reduce water demand in this 
highly water stressed area”.  

     ·    Thames Water Report supports only 50 of the 500 rooms from the existing water 
supply. How will the huge use of water affect local villages and towns?  

           We don’t know because a   study has not yet been done.  
  
                                                                             Yours faithfully 
                                                                                                        (JUBILEE COTTAGE ,CHURCH LANE 

OX253QS)                                                                                           
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From:  
Sent: Sunday, December 8, 2019 1:47 PM 
To: DC Support <DC.Support@cherwell-dc.gov.uk> 
Cc: Chesterton Parish Council Clerk <clerk@chestertonparishcouncil.org.uk> 
Subject: Planning application no.19/02550/F 
 
Long Beech House, Little Chesterton. OX253PD  08.12.19. 
 
I wish to object to the above application. The route through Little Chesterton is the shortest and 
most direct from the M40 Junc.9 to this new development. Which is from where the greatest 
number of visitors shall arrive   i.e. Greater London. Our lane is single track with 3 bends of  90 
degrees,  currently it gets blocked when articulated lorries travel along it, there are many stretches 
with no passing places at all. 
I understand that the applicant states that they can, using signage and adjusting their postcode, 
persuade their visitors to arrive via junc.10. I do not believe this. I am quite certain that of the up to 
1000 vehicle movements per day some, maybe many, shall notice the much shorter route through 
our hamlet. The regular visitors, delivery drivers in their lorries  etc. shall certainly recognise this 
route. Presently when the A41 seizes up motorists use our lane and it seizes up the moment a driver, 
i.e.resident, attempts to travel against the flow of traffic. 
I note that the site is in the green belt, if the Council considers this a suitable development, I am sure 
there are many alternative sites that can be used in the Cherwell district that they might suggest to 
the applicant. 
I can predict that if this application is allowed life in Little Chesterton shall become extremely 
difficult with many frustrated motorists stuck in traffic jams, with people attempting to reverse with 
no room to do so, and the attendant bad manners. I request that this application is refused. 
  
 



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 Anna

Address Manor Farm House,Main Street,Wendlebury,Bicester,OX25 2PW

Type of Comment  Objection

Type neighbour

Comments 22.12.2019 To Development Management Cherwell District Council Bodicote House Bodicote
Banbury OX15 4AA From Manor Farm House Wendlebury Bicester Oxon OX25 2PW 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. The proposed development is not in an appropriate place. It is on
the edge of a small village and all access is via small country roads which are already
significantly degraded and are much too small for a development on this scale. The proposed
900 space car park indicates an expectation of significant reliance of staff and visitors using
cars. The existing infrastructure cannot cope. The suggestion of signage to make cars avoid
the village will not have any effect. People are well aware that satnav and Google are more
effective. Rat running through Chesterton, Weston on the Green and Wendlebury are already
a significant issue and this application would add to this. The condition of some of these
roads that already terrible. Additional car movements would contribute to a further
degradation of air quality. The proposed site is a greenfield site. With the emphasis on caring
for our planet, at the very least, it would be more ethical to find a brownfield site for a
venture such as this. Employment in the area is high. Inevitably, to attract staff it will be
necessary for the applicant to employ people from out of the area increasing car use, or try
and attract them from other local businesses so affecting local businesses in a negative way.
This application does not provide the local area with anything positive and for all the above
reasons I would urge you to turn it down Yours Faithfully Anna McDonagh
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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 Lorna Godwin

Address Manor Farm House,Northampton Road,Weston On The Green,Bicester,OX25 3QL

Type of Comment  Support

Type neighbour

Comments This will be a good leisure use for a poor uninteresting golf course whose members have
been dwindling for years. It will be a popular attraction for families who want to holiday in
uk. Save them queuing in traffic to coast. Mum can shop at Bic Village and Dads got 9 hike
gc. Will create jobs in rural area. Will support existing tourist attractions and City of Oxford.
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Date: 09 March 2020

Mr Barry Wood

Cherwell District Council

Bodicote House

Bodicote

Banbury OX15 4AA

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

Dear Mr Wood

I whole-heartedly object to this application for a large-scale water theme park in the small 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 stunning greenfield site providing a healthy sporting facility, which will be lost to a vast, 

inappropriately sized concreted area with large uncharacteristic 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 the potentially 

adding to the associated health issues currently being identified nationally.  

This will be a private resort attracting a proposed 500,00 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.

Economically, the development will provide very little benefit to the local area, which already has very low 

unemployment.  It’s 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. (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

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 sincerely,

Dr C P Blackwell

Manor House

South Green

Kirtlington

OX5 3HJ





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 Anne Barber

Address March Hares,Alchester Road,Chesterton,Bicester,OX26 1UW

Type of Comment  Objection

Type neighbour

Comments Dear Sir I wish to object in the strongest possible terms to the proposed Great Wolf Resorts
water park in Chesterton. My reasons are that the sheer size of the development and traffic
to and from it make it totally unsuitable for the proposed location. That many people
visiting, working and driving to and from the site will be an unreasonable amount for the
local villages to cope with. It will completely alter the charisma and ambience of the area
with unacceptable traffic volume and noise, to say nothing of pollution, and it has no benefit
for the area at all - as it is a private water park. The local roads are already congested, and
this would make it likely that there will be an increase in accidents and further jams. In
particular the roads in Chesterton are narrow and dangerous already. Increased traffic would
only increase these problems. Whatever the proposed signage says, Satnavs will take people
the quickest route - through Little Chesterton, already a very dangerous narrow road.
Kingsmere building work and traffic is already bad and this will just make it worse. The size
and design is totally at odds with the landscape of the area and quite frankly the utilities
won't cope - I can't get decent broadband in Chesterton now so it will be non-existent if this
scheme goes ahead. The actual build time would be a nightmare for residents and this park
can only have a detrimental effect on our lives. Finally, can we not protect our green areas
better? The environment is such a major issue and is being lost to schemes such as that
proposed - I strongly urge the council to reject this damaging proposal. Kind regards Anne
Barber March Hares Cottage Alchester Road Chesterton Bicester OX26 1UW
anne@civilceremonies.co.uk 07973 290887
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 From:  
Sent: 10 December 2019 20:58 
To: Leisure Sport <Leisure.Sport@CherwellandSouthnorthants.gov.uk> 
Subject: 19/02550/F 
  
 Dear Sir/Madam,  
  
RE: 19/02550/F  
  

I wanted to make a strong contest to the new water park that is planned to be built in Chesterton 
village.  
  

The roads are not built for long queues and huge car loads of people, they are small windy country 
roads in a rural setting. I’m not sure what the reasons are for choosing this area at all, it feels 
destructive.  
  
I believe our wildlife and local residents will be affected by the increased pollution. When will the 
planning of new huge unsightly buildings stop? (The large warehouses in the middle of Kingsmere 
estate and the unnecessarily huge towering holiday inn).  
  

There is already a huge amount of traffic off the m40 junction 9 for Bicester, and this would only get 
worse.  
  

I am really unsure why we need a large American style water park forced near a small village. 
  

Thank you for your time reading this, 
  

Merton Grounds  

Ox25 2ns Bicester  

Sent from my iPhone 
  

This e-mail (including any attachments) may be confidential and may contain legally privileged 
information. You should not disclose its contents to any other person. If you are not the intended 
recipient, please notify the sender immediately.  
  
Whilst the Council has taken every reasonable precaution to minimise the risk of computer software 
viruses, it cannot accept liability for any damage which you may sustain as a result of such viruses. 
You should carry out your own virus checks before opening the e-mail(and/or any attachments).  
  
Unless expressly stated otherwise, the contents of this e-mail represent only the views of the sender 
and does not impose any legal obligation upon the Council or commit the Council to any course of 
action..  

mailto:Leisure.Sport@CherwellandSouthnorthants.gov.uk
mailto:Leisure.Sport@CherwellandSouthnorthants.gov.uk


  

This e-mail (including any attachments) may be confidential and may contain legally privileged 
information. You should not disclose its contents to any other person. If you are not the intended 
recipient, please notify the sender immediately.  
  
Whilst the Council has taken every reasonable precaution to minimise the risk of computer software 
viruses, it cannot accept liability for any damage which you may sustain as a result of such viruses. 
You should carry out your own virus checks before opening the e-mail(and/or any attachments).  
  
Unless expressly stated otherwise, the contents of this e-mail represent only the views of the sender 
and does not impose any legal obligation upon the Council or commit the Council to any course of 
action..  
 

This e-mail (including any attachments) may be confidential and may contain legally privileged 
information. You should not disclose its contents to any other person. If you are not the intended 
recipient, please notify the sender immediately.  
 
Whilst the Council has taken every reasonable precaution to minimise the risk of computer software 
viruses, it cannot accept liability for any damage which you may sustain as a result of such viruses. 
You should carry out your own virus checks before opening the e-mail(and/or any attachments).  
 
Unless expressly stated otherwise, the contents of this e-mail represent only the views of the sender 
and does not impose any legal obligation upon the Council or commit the Council to any course of 
action..  
 

This e-mail (including any attachments) may be confidential and may contain legally privileged 
information. You should not disclose its contents to any other person. If you are not the intended 
recipient, please notify the sender immediately.  
 
Whilst the Council has taken every reasonable precaution to minimise the risk of computer software 
viruses, it cannot accept liability for any damage which you may sustain as a result of such viruses. 
You should carry out your own virus checks before opening the e-mail(and/or any attachments).  
 
Unless expressly stated otherwise, the contents of this e-mail represent only the views of the sender 
and does not impose any legal obligation upon the Council or commit the Council to any course of 
action..  
 



 
Mid Cherwell Neighbourhood Plan Forum - 52 Camp Road, Upper Heyford, Oxfordshire OX25 5HD 

     Tel: 01869 238 200         Website: www.mid-cherwell.org.uk         Email: info@mid-cherwell.org.uk 

 

 

 

7th January 2020 
Development Management, 
Cherwell District Council 
Bodicote House, 
Banbury 
 
 
By email 

 
 

Comments on application 19/02550/F: 
Redevelopment to provide new Leisure Resort, Chesterton, Oxon. (Great Wolf) 

 
 
The designated area of Mid-Cherwell Neighbourhood Plan is adjacent to the parish of Chesterton. 
MCNP Forum wishes to object to this application. 
 
The application documents are wholly inadequate in their analysis of traffic generation resulting 
from the proposed new development, which will significantly increase traffic volumes on routes 
connecting to the M40 and elsewhere. These roads also pass through parishes in the Mid-Cherwell 
neighbourhood plan area – in particular the B430 through Ardley with Fewcott and Middleton 
Stoney, the A4095 through Kirtlington, and the B4030 through Lower Heyford and Middleton 
Stoney.  
 
These parish communities already suffer with rising traffic volumes as a result of development at 
Heyford Park and Bicester, and should be protected from further increases resulting from this 
application. 
 
We support the objections and concerns expressed by Kirtlington Parish Council and others 
regarding the impact of traffic serving this proposal. We also agree with concerns expressed by 
them and others regarding the non-conformity of the proposed scheme with NPPF and Local Plan 
policies regarding sustainability, building in open countryside, and loss of existing recreational 
facilities. 
 
If, against our wishes, this application were to be approved, a S.106 agreement to provide 
significant traffic-calming measures must extend to cover villages within the MCNP area, and the 
parishes concerned must be consulted as to the location and nature of those measures.   
 
This proposal should be refused.     
 
  













Mithian Cottage 

Northampton Road 

Weston -on-the-Green 

Oxon OX25 3QH 

31st December 2019 

Ms Clare Whitehead 

Case Officer, Development Management 

Cherwell District Council 

Bodicote House, 

Bodicote, 

Banbury, OXlS 4AA 

Dear Ms Whitehead, 

Planning Application reference: 19/02550/F for Great Wolf Resort in Chesterton 

Please accept this letter as my objection to this proposed application. It is wholly inappropriate for 

the location identified and with far reaching negative implications for the surrounding communities. 

My main objections can be identified as 

(1) Traffic 

(2) Sustainability 

(3) Decremental impact on landscape and habitat 

Firstly, the access route identified as the B430 to the intended site. This is a B road with minor roads 

adjoining it. Whilst it may be located to other major roads the B430 is a road that connects villages. 

It is already a "Rat Run* and on a daily basis is over utilised by heavy vehicles. If there is a problem 

on the A34 or M40 traffic becomes grid locked along the B430. Such problems are often weekly if not 

more frequent. By using this route to access for Building, Servicing, Maintenance and Bookings to 

this intended resort it will cause immense traffic nightmares and will cause immeasurable suffering 

to many local residents. The B430 is inappropriate to support this application. In addition, traffic 

rarely adheres to the speed limit and if one is walking along this road one does so at one's own peril 

This does even begin to consider the potential decrease in air quality and increased light and noise 

pollution. It will encourage excessive road usage in an already congested area. 

Secondly, Chesterton is a village, surrounded by neighbouring villages. It is not a Town or City and 

development of this size is totally inappropriate to the location. There will be no benefit to the local 

communities. What legacy are Cherwell wanting to leave future generations- This resort is a merely 

a self- contained holiday park born out of the prospect of profit at the expense of quality of life for 





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 Tony and Jane Henman

Address Monks Walk,Weston on the Green,,Oxon OX25 3QS

Type of Comment  Objection

Type neighbour

Comments I most strongly object to this application. If this type of development is allowed a serious
part of our local countryside and leisure facility will be stolen from us. There are severe
consequences if this application is granted to the residents of the village of Weston on the
Green as follows: 1. Traffic. An already serious problem of rat-running through the side
roads of the village, namely Church Road and Church Lane and the B430 will be
exacerbated. Traffic will come from all directions including Junction 10 of the M40, the A34
and the A41. The application refers to traffic coming from Junction 9 to the A34, then exiting
the A34 to the B430 which means crossing a bridge which is weight restricted to 7.5 tons.
Which way are the lorries in excess of this weight going to get to the site during construction
and subsequently? 2. Pollution, noise and light. The City of Oxford is the most polluted city
in the UK and north Oxfordshire will be similarly effected if this application is allowed due to
excess traffic. We already suffer from traffic and noise pollution in the village and the risk of
injury to health will increase. Traffic noise and light is already a problem and will only
increase if this application is granted. 3. Ecological impact, loss of leisure facility, loss of
green field site and wildlife habitat including newts, bats and badgers. All these aspects will
be relevant if this application is granted and in the village of Weston on the Green there are
many members of the golf club whose leisure time will be disrupted. Members will have to
travel elsewhere to play 18 holes and, therefore, more pollution. Generally. This application
is contrary to the local development plan and there are certainly no material considerations
that would warrant planning permission being granted. Please acknowledge receipt of these
objections by Tony and Jane Henman. January 4th 2020.
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Richard Plumbe



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 Kenneth Martin

Address Nettles,Street Through Noke,Noke,Oxford,OX3 9TT

Type of Comment  Objection

Type neighbour

Comments The vast scale of the proposal is completely out of keeping with a rural location. The
elevations of the proposed building show no architectural merit are far too large and high for
the site and will cause a visual distraction and light pollution affecting passing traffic on local
roads and a major motorway. Noise from the Motorway Traffic will make use of the proposed
outside waterpark unpleasant and at times unbearable. Judging by the number of car
parking spaces planned, there will be significant extra traffic through local villages that
cannot be mitigated by imagined traffic management plans without sizable and costly road
improvements, bypassing local villages. The developers also plan significant coach/bus
movements through the village of Chesterton ferrying Guests to and from Bicester Village,
collecting Guests at arrival and transporting employees on a daily basis. This is not
sustainable. The facility is both unwanted and not needed. There are other proposed
recreational facilities that can best suit the residents of Bicester that would not result in the
loss of a highly acclaimed 18 hole Golf course, the only one close to Bicester. There are
already sufficient Hotel Rooms and Conference Facilities either complete, under construction
or already planned in the local area. The Great Wolf Business Plan relies on filling the Resort
with Families staying in on-site hotel rooms catering for upwards of 3,500 guests, thus it is
clear that residents of Bicester and Cherwell will have very limited access to the waterpark
and only at low season, weekdays, when children should be at school. Common sense will
inform that this proposed development will adversely affect the existing hotel and
conference business on site and subsequently will endanger the future viability of the Heath
Club and remaining golf facility, to the detriment of the Residents of Cherwell District. This
development will be unbearably intrusive on the near neighbours and will make their lives
intolerable. No amount of screening will disguise the height of the proposed 4 story buildings
and water park, detrimental to the visual amenity presently enjoyed by the residents of
Chesterton. There is already a shortage of Hospitality Industry Workers in the area (as can
be witnessed by the numerous vacancy signs outside pubs, bars and Restaurants in
Bicester). There are very few residents of the Bicester area who are looking for this type of
low wage work. This development will only make the shortage worse and draw workers from
other parts needing low cost affordable accommodation that Cherwell District Council will
have a duty to supply. There does not seen to be any substantial accommodation on site to
meet the needs of the Staff. Similar Resorts (such as American Adventure) have failed within
20 years and have remained derelict since leaving the Local Council with the cost of
demolition and redevelopment. Over the lifetime of this project there will clearly be risk of
substantial cost falling on the Rate Payers of Cherwell with little or no Benefit. So I strongly
urge Refusal.

Received Date 27/11/2019 23:21:46

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 Caroline Itoh

Address North View,North Lane,Weston On The Green,Bicester,OX25 3RG

Type of Comment  Objection

Type neighbour

Comments I would like to register my whole-hearted objection to this development. This development
would take green space, which serves as wildlife habitat, and create yet another biodiversity
wasteland. This development would ruin the village of Chesterton. It is completely
inappropriate for the countryside/rural setting of Oxfordshire. It is unfair that villagers
should have the nature of their village fundamentally changed for the profit of Great Wolf
Lodge. Great Wolf Lodge has also underestimated the impact on traffic. Surrounding villages
will be negatively impacted by GWL traffic, especially in scenarios when there are overflows
from congestion on the A34 or the M40.
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Dear Cherwell planning, 
 
I would like to object to the proposal from Great Lakes Ltd under planning application 19/02550/F. 
 
The proposal is not in accordance with the local development plan and there are no material considerations 
that would warrant planning permission being granted. Below are a number of reasons why I believe that this 
planning application should be declined and I have detailed them below. 

 
Traffic Impact 
 

 As Great Wolf have confirmed that the average stay is likely to be 1.6 days and that the site will act as a 

family resort it is unlikely that changeovers will be spread evenly through the week. Most visitors will be 

coming for the weekends with arrivals focused on Friday and departures on Sunday/Monday. Families 

with children are unable to take their children out of school and so will have to travel on a Friday 

afternoon arriving in the middle of peak rush hour. This will significantly impact peak travel traffic which is 

already notoriously bad on this part of the road network. 

 The proposal suggests that signage will be advertised solely for access using the A34 from J9 and laong the 

B430. Despite this, the traffic data within the proposal only assumes that 50% of journeys will flow down 

the B430 to the A34 when in fact this proportion will be significantly higher. The majority of visitors will 

follow the signage and it will be much higher than 50%.  

 The proposal assumes that weekends will be busier but that there will be an equal spread of arrivals 

through the day. This is unlikely to be the case with check in times after 3pm and those people travelling 

directly from work. A much higher proportion of vehicles will arrive during the rush hour period which 

coincides with the busiest times on the B430. This will put increasing pressure on the B430 as well as the 

surrounding road networks.  

 The traffic charts within the Traffic Assessment assume that virtually no one will use Church Lane/Road as 

a route to access the site. On the numerous occasions that there is an issue at the M40 J9 junction we see 

volumes of traffic utilizing this small village road as a cut through. This will increase danger to residents in 

the village with it being the main road through the centre of the village. The traffic data in the proposal 

fails to recognize this and the impact that this proposal will have on a small village. 

 The assessment uses comparisons to Center Parcs to justify its traffic assessments. At the same time it 

confirms that the model is very different and so should not be used to justify likely arrival/departure times 

for the proposal. Peak rush hour is likely to be the most affected. 

 Within the current proposal OCC had only identified 5 planned development schemes which should be 

included in the analysis. It fails to include the 700 homes being added at Kingsmere Phase 2. Vehicles from 

this site will utilize Chesterton and the B430 as a cut through to the A34 and increase traffic through the 

village. It also fails to include the disctribution centre, Axis J9, which will also utilize Chesterton, Middleton 

Stoney and the B430 to access the A34 

 Construction traffic will be directed to use the B430 and not the Chesterton route. There is a weight limit 

on the bridge crossing the A34 from the B430 which means that lorries exiting the site will need to travel 

back up to the J9 roundabout to go South on the A34. This will put further pressure on a junction that 

Highways England, in its latest report have admitted is failing. The Transport assessment suggests that this 

junction will still be within its theoretical limits, however traffic on this junction already exceeds the 

capacity for this junction. Alternatively other HGV’s will try to use Church Lane/Road, a tiny village road, as 

an exit point to join the A34 further south. 

 
Unsustainability 

 The development is unsustainable in an inappropriate location on the edge of a village. The development 
includes 900 car parking spaces with a significant reliance on car travel which goes against the Cherwell 
Strategy of reducing car usage. To locate such a development on the edge of a village would be deeply 
concerning and show a lack of thought to local village communities. 

 The site comprises 500,000 sq. ft of built form on what is currently a greenfield site irreversibly removing 
important green infrastructure and disrupting ecological habitats.  



 
Landscape Impact 

 The applicant is looking to put 500,000 sq. ft of buildings on this greenfield site which will have a significant 
and irreversible impact on the landscape and views of the site. 

 The screening of the buildings is not appropriate and this will dramatically transform the landscape in 
beautiful rural countryside 
 

Environmental factors 

 Public outdoor space on site will be right next to motorway (unhealthy due to noise and fumes)? 

 Resultant deterioration in air quality and noise pollution from additional traffic, construction and service 
vehicles. 

 An enormous amount of water will be used from Cherwell’s already short supply, drainage of water treated 
with chemical could pollute our system 

 Cherwell’s own consultant (Tyrens) refers to the need to “reduce water demand in this highly water stressed 
area”.  

 Thames Water Report supports only 50 of the 500 rooms from the existing water supply. How will the huge 
use of water affect Weston on the Green? We don’t know because a study has not yet been done.  

 
In my view it would be wholly inappropriate for you to grant planning permission to this site. 
 
Yours sincerely, 
 
Neil Mullane 
Oak View, North Lane, Weston on the Green, OX25 3RG 
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