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Introduction

Jubb has been commissioned by Hallam Land to provide highways and transportation advice in relation to a
proposal for a residential-led mixed use development on land north-east of the railway line in North West
Bicester ‘Hawkwell Village’'.

A planning application (Ref: 21/04275/0UT) was submitted to Cherwell District Council (CDC) in December
2021 for a residential led mixed use development for up to 3,100 dwellings.

Technical Note TN19 was submitted to Oxfordshire County Council (OCC) on 6% June 2025 setting out the
modelled capacity of two interim schemes for the Howes Lane / Bucknell Road / Lords Lane using interim trip
rates and Hallam Land’s preferred option for signalisation of the junction.

This TN sets out the narrative behind Hallam Land’s proposal to deliver the signalised interim scheme and key
considerations to assist OCC and CDC with their decision making.

The need for a signalised scheme

The Howes Lane (A4095) / Bucknell Road / Lords Lane (A4095) consists of a roundabout junction to the north
of the railway line and a priority junction to the south of the railway line and currently operates over capacity.

The Firethorn planning application (Planning Ref: 21/01630/0UT) was granted permission at appeal for up to
530 dwellings with no junction capacity or active travel mitigation at the Howes Lane/Bucknell Road/ Lords
Lane junction. The Firethorn development will increase delay for vehicles travelling through the junction from
6 minutes to 9 minutes.

OCC have intimated that the delay at the Howes Lane/Bucknell Road/Lords Lane junction with the Firethorn
development in place and without the SLR is reaching its upper limit although some further shorter term
detriment may be considered. This decision to enable Firethorn is likely to have been taken with the
expectation that the proposed Strategic Link Road (SLR) would be forthcoming such that any network
congestion would be relieved by the SLR.

The long term solution to the capacity issue, is the delivery of the SLR which provides a bypass to the affected
junctions, and also enables access to the North West Bicester strategic allocation (CDC’s Local Plan (2011 —
2031)) for a mixed use development.

OCC received funding from Homes England and the Oxfordshire Housing and Growth Deal to implement
infrastructure to enable proposed development to come forward at NW Bicester. The funding allocated to the
SLR has enabled the completion of the rail underbridge and pedestrian underpass. Due to a re-allocation of
funds, the remaining monies have been directed to other strategic highway schemes in Oxfordshire.

The SLR is a strategic piece of highway infrastructure and will cost a considerable sum of money. Whilst
discussions are being held with Homes England, no funding is currently available. The only way to deliver the
strategic housing allocation is for the developers to fund the construction of the SLR. To manage cashflow in
the early years of the Hawkwell Village development and generate funding it will be necessary for the
developers to deliver a quantum of dwellings ahead of the provision of the SLR.
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The delivery of the full extent of the SLR is reliant on 3™ parties and, given the cost of the delivery of their part
of the SLR and the other infrastructure demands / s106 requirements, Hallam Land are unable to undertake
the financial risk that development buildout could be halted for many years after the delivery of only a small
number of dwellings.

The interim signalised scheme proposed offers Hallam Land the ability to deliver circa 1,250 dwellings at
Hawkwell Village (a cumulative minimum of 2,000 dwellings can be delivered across other sites within NW
Bicester) with no reduction in background traffic and a 7 minute delay to drivers i.e. less than the 9 minute
delay accepted for the consented 530 dwellings at Firethorn.

If the interim signalised scheme is permitted, and implemented at an early stage, then this will be an immediate
benefit to the network, with the 7 minute delay only occurring after ¢.2,000 dwellings are constructed.

It is intended that the SLR will be being built during the build-out of the first 2,000 dwellings, such that it will
be open so that there is no delay to the build programme for NW Bicester.

Key considerations

The early delivery of dwellings at Hawkwell Village and other sites within NW Bicester, will assist CDC to meet
their short-term housing delivery needs.

The early delivery of dwellings, will enable the developers to fund the delivery of their associated lengths of
the SLR, enabling CDC to meet their long-term housing delivery needs.

The delivery of the SLR will assist with the strategic movement of traffic around Bicester, movement of traffic
from/to the M40 junctions and the removal of through traffic on Bicester’s central corridor enabling the
reallocation of road space to active travel.

Hallam Land, whilst recognising the risk to a halt on buildout if other parts of the SLR are not delivered in time,
consider that the interim signalised scheme offers a suitable number of occupations to enable Hawkwell Village
to meets its infrastructure and s106 obligations and deliver all of the section of the SLR east of the railway line.

The delivery of the entirety of the SLR, even with funding from Homes England, will take a number of years to
deliver (design, letting of contract, construction) and the delivery of 1,250 dwellings at Hawkwell Village will
ensure that buildout and occupations can continue without interruption.

The interim signalised scheme has been costed at just under £2.5M. It should be considered, that with the
expected buildout rates, this piece of highway infrastructure would be in-situ for eight to ten years.

The signalised scheme offers a betterment in terms of delay to drivers than the currently consented situation
associated with the Firethorn development which provides no change to the existing junction arrangement,
providing shorter journey terms for drivers in the short and medium term prior to the opening of the SLR.

Whilst surveyed pedestrian and cyclist movements at the Howes Lane / Bucknell Road junction are very low,
the signalised scheme introduces widened footways on the eastern and western sides of Bucknell Road and
the southern side of Howes Lane. On the northern side of Howes Lane a 3m shared use path and controlled
crossing facility introduces off-road provision for cyclists between Bicester 129/9/20 bridleway and Bicester
129/12/10 footpath. A controlled crossing facility for pedestrians is provided on the Bucknell Road south arm
and an uncontrolled crossing facility with a refuge island is introduced on Howes Lane. Other cycling
movements, which occur within the carriageway, are offered increased safety through movement within a
‘green light’ stream of traffic which will have a priority to undertake its manoeuvre with opposing vehicle
movements removed.
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Following the delivery of the SLR the remaining dwellings at Hawkwell Village (1,850), Land West of Howes
Lane (250) and Himley Village (1,200) can come forward. In total a minimum of 3,300 dwellings would be
dependent on the delivery of the SLR, albeit this number is likely to be higher having regard to parcels of land
within the allocation that have not yet been brought forward as planning applications and emerging Local Plan
Review proposals, and this defines the need for the SLR. le the soundness of the emerging Local Plan is also
dependent on the SLR coming forward.

Other Matters

As part of the network improvements, which would benefit existing and new residents, the upgrade of the
Bicester 129/12/10 public footpath, which routes alongside the northern side of the railway line to a strategic
active travel corridor, would be funded by Hawkwell Village, enabling an improved pedestrian and cycling
network at an early stage.



