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Development Manager

Cherwell District Council

Bodicote House

Bodicote

Banbury

OX15 4AA

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

Dear Ms Whitehead

I am writing as a regular visitor to Chesterton and its golf club. I believe that the development is wholly 

inappropriate for this location and will have a huge detrimental effect to the community.   Having read 

the reports I would like to make the following observations:

The site in question is currently the back 9 holes of the Bicester Golf Club which is greenfield land

covering 18.6 Hectares that includes a variety of differences species of trees, diverse ecological habitats 

and lakes. 

The site has no planning designation and is located in the countryside. There is a presumption against 

development in the countryside under Policy ESD13 in the Cherwell District Council Local Plan amongst 

many other policies. The site has never been promoted for development  through the Local Plan process 

and selection of such a sensitive site in the Oxfordshire countryside for such a large-scale urbanizing

development is unacceptable.

The proposed development is only 500m at its nearest point from the existing Chesterton Conservation 

Area. The urbanization of a green field site within 500m of a conservation area is not acceptable.



The report is correct in that there were an estimated 255 unemployed people in Cherwell in 

December2017. However, the dataset contains data for all following months up to June 2019. The 

figures Contribution to Local Leisure Offering It is still very unclear as to the local offering of leisure 

facilities to residents of the area. Great Wolf in a presentation to CDC on the 5th February 2019 used 

Center Parcs as a comparison to their offering and in the context of ‘Requires Hotel Stay to Enjoy Resort 

Offerings’ denoted it as similar. Center Parcs ONLY allow day visitors to purchase a pass if they are 

visiting guests staying at the resort. 

The lack of clarity also has an impact on the local traffic if, in fact, they do allow day visitors from the 

local area. I believe that a statement should be made by Great Wolf indicating exactly what their 

offering is so a proper assessment of the benefits and impacts can be made.

The reduction of any golf course from 18 holes to 9 should not be underestimated in its impact as most 

members will only play 18 holes. There are currently 250 members at the club and 200 of those 

members have indicated that they would leave to play at another course should the 9 holes be lost. This 

therefore presents further concern that with only 50 members this would not likely be sufficient to 

support the cost of maintaining the remaining 9 holes and that would result in closure of the course, 

entirely with the possibility of further urbanization development taking place. i can only view this as a 

long term, total loss of a picturesque 18-hole golf course and not a reduction as stated.

This statement clearly states that ‘Best Endeavors’ will be made to ensure the data is accurate and up to 

date. This NOMIS database used to gather the data referenced is accurate and up to date. However, the 

selection of December 2017 was clearly not the most appropriate use of the data available when the 

latest data would be the most appropriate.

With an estimated 500,000 visitors to this development per year and given the current traffic situation 

in the local area and that of the committed developments I struggle to see how the sensitivity can be set 

to medium for cars and believe this should be set to High.

Given the already concerning consideration above it is difficult to see how the effect on cyclists can be 

any different to that of cars. The statement that cyclist will use ‘quieter back roads’ demonstrates the 

lack of understanding of existing village road network and its use. The sensitivity should, at a minimum, 

The documents submitted by the applicant are very detailed covering numerous technical areas which 

CDC/OCC’s relevant technical departments will need to review and comment upon. The submission of

an EIA is wholly appropriate for a large scale, unsustainable development such as this.

The site in question has never been developed upon and contributes to both the local landscape and 

provides a valuable local amenity use as a golf course. The proposal will create a significant urbanization

of the site and impact on the local area which is irreversible and will only enable further urbanization of 

this area in the future. As such, the environmental impact of this proposal must be robustly analyzed by 

CDC to demonstrate the irrecoverable harm this proposal will have on this site and surrounding area 

which completely outweighs the questionable benefits the applicant suggests the proposal will bring.



This proposal should be dismissed by the planning committee. It is ill conceived plan with a complete 

disregard for planning regulations and it lacks joined-up thinking and is littered with misleading and 

nonsensical statistics. It is an attempt to exploit a community based on the desire to make profit.











From: Jane Ralph   
Sent: 25 January 2020 18:39 
To: DC Support  
Subject: Objection to planning application 19/02550/F 
 
To whom it may concern, 
 
 
This planning application is is totally unsuitable for this rural location it goes against NPPF and CDC 
local plan. 
 
It would be completely out of keeping with the area. 
 
Yours sincerely, 
 
Jane Ralph 
19 Deanfield Road 
Botley 
Oxford 
OX2 9DW   
 







From: Laura Watt  
Sent: 25 January 2020 09:58 
To: DC Support   
Subject: Objection to planning application 19/02550/F 
I strongly object to this application. 
This planning application is is totally unsuitable for this rural location it goes against NPPF and CDC 
local plan.  
 
It would be completely out of keeping with the area. 
19 Peterborough Avenue 
High Wycombe 
HP13 6DX 

 





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 Lynne Wylie

Address 19 Vespasian Way,Chesterton,Bicester,OX26 1BA

Type of Comment  Objection

Type neighbour

Comments The proposal is not in accordance with the local development plan and there are no material
considerations that would warrant planning permission being granted. Inappropriate location
on edge of village Development includes 900 car parking spaces with significant reliance on
car travel which negates the Cherwell Strategy of reducing car usage Site comprises 500,000
sq. ft of buildings on greenfield site. This irreversibly removes important green infrastructure
and thus would disrupt ecological habitats. Catastrophic impact on the landscape Colossal
impact on local area which already must deal with huge traffic issues locally due to Bicester
village with Chesterton already a rat run with major traffic congestion Road networks and
local villages in addition to Chesterton are already stressed 1000+ additional traffic volume
would prove calamitous. Road infrastructure cannot cope with current traffic volume. Badly
designed scheme which will be a huge blot on our landscape Deterioration in air quality and
noise pollution There is no need for a scheme of this scale anywhere in the UK. To grant
planning permission on the outskirts of a village such as Chesterton would be a total
abortion.
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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 Darren Layard

Address 19 Vespasian Way,Chesterton,Bicester,OX26 1BA

Type of Comment  Objection

Type neighbour

Comments I would like to Strongly make my objection to this proposed development and request that
Cherwell District Council decline this application. The proposal is not in accordance with the
local development plan and there are no material considerations that would warrant planning
permission being granted. There are many reasons to object the development from: 1.
Design 2. The Traffic impacts 3. Impact on the Landscape of the area 4. Impact on Air/Noise
Quality and Pollution 5. Ecological Impact 6. Loss of existing Sports Facility 7. Lack of
Economic Benefits My biggest concern is that Chesterton itself is small friendly village that
over recent years has embraced the Cherwell development plan and accepted the
requirements it gave to the villages within the area; subsequently accepting 2 new housing
developments and exceeding the numbers required under he plan. The roads in the village
have become rat runs due to the impact of the major housing developments in Bicester and
the increase in residents to the Bicester area that the road infrastructure can not cope with.
In addition to this we are seeing new hotels and warehousing facilities been developed all
around the village thus imprisoning this quaint old village. Furthermore, there is no
president for a development of this nature in a greenfield location anywhere within the UK
and is clearly a large organisation attempting to capitalise on the success of the area and
the high volumes of people that visit the Bicester Village Retail Complex. I reiterate my
objection to planning application 19/02550/F in the strongest possible way. Regards Darren
Layard
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Comment for planning application 19/02550/F
Application Number 19/02550/F

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

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

Case Officer Clare Whitehead  
 

Organisation
Name David Charlton

Address 22 Fortescue Drive,Chesterton,Bicester,OX26 1UT

Type of Comment  Objection

Type neighbour

Comments Whilst I am of the opinion that there are insufficient leisure facilities for young people in the
catchment area of the proposed Resort I have reservations and objections to what is being
proposed by Great Wolf at the planned location. In consideration of the long established and
agreed Local Development Plan there is no provision or considerations that would merit the
granting of planning permission for such a complex. Elements which are included in the Plan
are currently being developed with others yet to start. It surely should be a consideration for
the effects of those developments to be felt and measured before any more are considered.
There has been a conscious effort made to maintain the character of the village by creating
a buffer between the huge residential development south of Bicester and it by creating a
large woodland park. The Wolf Resort would destroy this character and disrespect the
existing resident's choice of moving and living in the village. The creation of the Resort
would not bring any benefit to the wellbeing of the town and community as a whole as it is
intended to be independent and self-contained, a community with a community. This does
not seem to be very neighbourly and unsupporting of the area. Bicester Village has
demonstrated how good neighbours should behave. The intended design of the buildings
does not seem to be in keeping with the local area Countryside Design Summary and would,
as a consequence, stand out like a sore thumb reducing the standard of the visual aspects of
the immediate area.

Received Date 13/12/2019 15:19:06

Attachments





From:  
Sent: Monday, December 23, 2019 5:44 PM 
To: DC Support <DC.Support@cherwell-dc.gov.uk> 
Cc: Chesterton Parish Council Clerk <clerk@chestertonparishcouncil.org.uk> 
Subject: Great Lakes UK Ltd – Planning Application No: 19/02550/F 
 

To:  Ms Clare Whitehead, Case Officer, Development Management, Cherwell District 
Council, Bodicote House, Bodicote, Banbury OX15 4AA 

Date:  23 December 2019 

From:   Dr Avril Anson, 22 Robinson Road, Wootton, Boars Hill, Oxford OX1 5LE 
 

 

Dear Ms Whitehead 

I wish to register my objections to the above application on the following grounds: 
 
1. With a footprint of 1.5 times that of Bicester Village this development is on a huge scale -
 completely out of keeping with the existing rural nature of the local area.  The waterpark, family 
entertainment centre, hotel, conferencing facilities, restaurants, associated access, parking and 
landscaping, make this development is far more massive than the local area can (or should) 
support.   
2. It contravenes National Planning Policies and Cherwell District Council policies on 
greenspace. 
3.  It will swamp the village of Chesterton. 
4. An estimated half a million visitors a year will clog up the roads in the area.  The roads 
are already at capacity so there will be traffic chaos. 
5. Even with recycling, the development will use a huge amount of water, and produce a 
very large quantity of rubbish and sewage both of which will need to be disposed of. 
6. It will destroy open countryside, displace a footpath and remove half of a golf course. 
 
 
I sincerely hope the plan is rejected. 
 
 
Yours  
 
 
 













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 Dean Clayton

Address 22 St Peters Crescent,Bicester,OX26 4XA

Type of Comment  Objection

Type neighbour

Comments I strongly object to this proposed development. This development should be rejected for the
same reasons that the planning application for land north of Green Lane and east of The
Hale was rejected. See Appeal Ref: APP/C3105/W/15/3130576 Land north of Green Lane
and east of The Hale, Chesterton, Oxfordshire There the application was rejected as "the
development would have a significantly harmful effect on the setting of Chesterton and on
the rural character and appearance of the area. It would conflict with saved policy C8 of the
1996 LP, which seeks to avoid sporadic development in the open countryside." If the
planning application is approved, the way the planning system works means that inevitably
the front 9 hole at Chesterton will be developed too and become part of Great Wolf resorts,
as a precedent has been set. The destruction of an excellent golf course will be a tragic
amenity loss for the growing town of Chesterton.
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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 Eric Grahame Leach

Address 22 The Green,Chesterton,Bicester,OX26 1UU

Type of Comment  Objection

Type neighbour

Comments I have spent a lot of time with several hundred people, from Chesterton and the surrounding
villages, discussing this at length. No one in those meetings argued for this proposed
project. I feel this is totally inappropriate for the area. The hotel that is proposed, is massive
and the adjoining waterpark, is truly ugly. The car parking is unacceptable in a time, where
we are trying to cut down on car use. The whole project is so environmently wrong and
contradicts all the documents written by the Oxford County Council and Cherwell District
Council, regarding a Bicester Garden City. The golfcourse has ponds and wildlife at present
and the building work would without doubt, disturb these creatures. We live in an area of
water shortage. A water park, really? Chesterton has already accepted two housing estates
and has a big traffic problem. This is shared by most of the local villages. This project should
not be built anywhere, as it is an outdated business and Chesterton and the other villages
are the lungs and green spaces of the area around Bicester.
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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 Joyce M.Leach

Address 22 The Green,Chesterton,Bicester,OX26 1UU

Type of Comment  Objection

Type neighbour

Comments We have recently moved into Chesterton and having spent time living in Letchworth Garden
City and working in Welwyn Garden City. We wonder how this proposed Water Park fits into
the Bicester Garden City? and fits in with the the original thoughts of Ebenezer Howard. This
proposed project is to be set in an area of crowded narrow lanes and small villages. We
wonder about the extra traffic, the over use of water, in this rather dry area. There is also
the idea of removing an outdoor sport, golf, with an indoor water sport. This will not be
generally available to the locals. The labour needed for this project is in short supply and will
probably need to be brought in. The size of this project is huge and the hotel and parking
needs, also seem to be rather excessive. I have read many documents from both Oxford
County Council and Cherwell District Council, that mention environmental concerns.
Everyone should have a real concern about this project.
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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.. 



22 West End 

Launton 

Bicester 

OX26 5DF 

2nd January 2020 

Ms Clare Whitehead                                                                                                                               
Case Officer                                                                                                                            
Development Management                                                                                                                 
Cherwell District Council                                                                                                                                            
Bodicote                                                                                                                                                            
Banbury                                                                                                                                                                   
OX15 4AA 

 

Dear Ms Whitehead 

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

I write to object to the proposed development in the above Planning Application. 

This application has generated an enormous amount of antagonism and personally I have 
very rarely written with regard to planning matters until now. 

This does appear to be a speculative application with minimal prior consultation with local 
authorities. It is not in accordance with the local development plan and there are no 
material considerations that would warrant planning permission being granted.  

Traffic  

You have received detailed objections already, but the country lanes leading to and from 
the proposed site are narrow and in poor condition in parts. A 2 year build programme with 
heavy equipment usage will cause further significant surface damage as well as causing 
traffic obstruction.  

Chesterton already suffers from high traffic throughput, and surrounding Motorway/A road 
problems cause significant diversions and congestion through the minor roads of Chesterton 
and Weston on the Green. An extra 1000 + traffic movements (either from attendees of the 
park or their employees who are likely to have to travel to this place of work by car) are 
inevitably going to cause delays and frustration, not least to the attendees trying to reach 
their “holiday” destination. 

Local Issues 

The use of a green field site is contrary to recommendations that a brownfield site should be 
used for such a project. Large areas of tarmac for parking will cause significant water run off 
and flooding, and the area has been subject to standing water already through this damp 
autumn.                                                                                                                                          



Thames Water also appear to be concerned about disposal of waste water from the site and 
the provision of adequate water supply/pressure for such a large development. 

The reduction in size of a well regarded 18 hole golf course is not supporting plans that 
encourage and provide green space for exercise and health benefits. The possible closure of 
North Oxford Golf Club in the future further reduces these opportunities for a rapidly 
growing town such as Bicester.                                                                                                      
Great Wolf do not propose to offer day passes for local residents.  

The local area will not benefit from this development, as it is planned to be self contained in 
terms of food and entertainment.                                                                                              
Employment is high in this area already so staff will have to travel from elsewhere, 
increasing traffic as stated, as there appear to be no plans for staff accommodation.   

Great Wolf may well be surprised by the strength of local opposition, and will probably have 
had little opposition (and even encouragement) to developments in a large country such as 
the USA, where wide roads and deserted areas are more suited to such plans. 

There have been “Theme Parks” that have failed in this country, and the resulting site would 
be an eyesore, a problem for the local Council and the green space unlikely to be recovered. 

In conclusion, I urge you to oppose this proposal. 

Yours Sincerely 

 

Dr Nicholas Thompson 

 

 

      




