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Client: Bellway Homes Limited and Christ Church, Oxford

Project: Water Eaton

Assessment by Savills Urban Design Studio

Scheme assessed: Water Eaton

Reference: 477898

7/21/2022

Andrew Raven MRTPI 

Up to 800 dwellings (Class C3), a two form entry primary school, a local centre (comprising: convenience retailing up to 500sqm (Class 
E(a)), business uses (Class E(g)(i)) and/or financial and professional uses (Class E(c)) up to 500sqm, café or restaurant use (Class E(b)) up to 
200sqm; community building (Class E and F2)

Building for a Healthy Life (July 2020) Development Design Criteria

Ref Recommendation COMMENT ON HOW THE CRITERIA IS MET ADDITIONAL NOTES/ 
COMMENT

INTEGRATED 
NEIGHBOURHOODS

P X

IN1 Natural connections Meets the characteristic  well.  The  masterplan connects to its 
neighbours in numerous places: through the Croudace scheme, 
to the park to the south, and connections to the PRoW network 
(east and west). Pedestrians and cyclists are prioritised and there 
is a network of safe streets. Wildlife corridors link the wider area 
through the site in a number of places. Trees are proposed to be 
removed, but replacement numbers are very good. The connected 
networks are well considered and create a strong network of green 
spaces.

Provision is made for 
future connection more 
directly to the P&R at the 
north, although there are 
already connections on 
the adjacent Oxford Rd. 
Extensive use of private 
drives to be avoided in 
the detailed proposals.

IN2 Walking, cycling and 
public transport

Meets the characteristic well. Cycle friendly, permeable streets. 
Shared streets good for pedestrians. Cycle priority over junctions. 
Younger children to get active to school - school run designed 
out with school street proposed. Dedicated pedestrian and cycle 
crossing on PRoW route. Great access to public transport network 
and bus stops. Designed as 15 minute neighbourhood.

The proposal creates a 
well connected network. 
Consider scooter and 
cycle parking for children 
at school in the detail. 
With detailed street 
design, ensure corner 
radii are tight to allow 
easy pedestrian crossings

IN3 Facilities and services Meets the characteristic well.  Active frontages and clear block 
structures. Active uses at ground floor, and central local centre 
/ community and retail within easy reach of all residents on foot. 
Green spaces and squares at appropriate locations, and frequent 
green spaces.

Detail will need to ensure 
buildings are ‘fronting’ 
onto public streets / 
spaces. In the detail, 
ensure seating / benches 
provided in appropriate 
locations for those with 
mobility issues.

IN4 Homes for everyone Meets the characteristic well. Range of homes proposed. 
Apartments with balconies / outdoor space. Tenure-blind design 
with affordable homes pepper-potted on the site (albeit in groups 
for management and maintenance purposes). Extra care provided 
on site close to local centre amenities.

Detail will need to deliver 
a range of homes in order 
to ensure this delivers a 
‘green light’ score. 

A p p e n d i x  1 :  B u i l d i n g  f o r  H e a l t h y  L i f e  A s s e s s m e n t
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DISTINCTIVE PLACES

DP1 Making the 
most of 
what’s there

? Likely to meet the characteristic well - much of the identity of 
the site will be down to detailed delivery and potentially also a 
design code. Existing trees and hedgerows have been incorporated 
where possible; including the mature oak in the north of the site. 
Transitions between site boundaries work well, and layout responds 
to the Croudace scheme at this boundary. Overland flows have 
been incorporated into the layout as green fingers. Views to the 
Ilsey church should be considered in the layout.

Distinctiveness, character and 
identity could be brought in to 
street names, landscape design, 
materials, colours, street furniture 
and other public art. The scheme 
will need to resolve detailed issues 
relating to layout / boundary with 
Croudace and using the overland 
flow for drainage.

DP2 A memorable 
character

? Meets the characteristic well. Much of this will be in the detail, 
including choosing a materials palette, colours and detailing. 
This can emerge from the strong concept proposed. Interesting, 
distinctive spaces are proposed in the form of the barrows park and 
local centre square, the GI corridor and the extension to Cutteslowe 
Park. Interesting housing groupings can be delivered around the 
existing oak with new village greens and squares in the northern 
and southern valley areas.

Some elements are already present 
to deliver a distinctive place: a 
strong concept, existing retained 
trees, landscape and barrows. 
Further detail could deliver a 
strong and memorable, distinctive 
character.

DP3 Well defined 
streets and 
spaces

Meets the characteristic well. Strong use of perimeter blocks, with 
some mews / rear parking courts overlooked by FOGs. Well defined 
streets and spaces with front doors and windows overlooking 
public areas / streets. Corner units used in many locations.

Needs to be delivered in detailed 
submissions.

DP4 Easy to find 
your way 
around

Meets the characteristic well through a network of permeable 
streets that are well-connected. Key primary cycle route gives 
direct / straight access. Street hierarchy provides legibility. Linked 
to character areas and key buildings / public spaces should provide 
strong legibility. Masterplan is easy to understand and move 
around. Cul-de-sac are avoided.

Opportunities to frame views with 
street locations and use street 
design as part of character. Street 
naming could be used to further 
provide character and legibility. Key 
buildings could aid legibility.

STREETS FOR ALL

SA1 Healthy 
streets

Meets the characteristic well. Low speed streets designed with 
pedestrian and cycle priority in mind, even on major junctions. A 
number of shared streets will aid the ‘place function’. Street trees 
are provided in all streets. A masterplan that facilitates tree lined 
streets, allows for low speeds,  with priority to pedestrians and 
cyclists.

Ensure in the detail that tight 
corner radii are delivered at 
junctions, places to sit provided, 
and landscape / planting makes 
streets places rather than roads 
(simply for moving through). ‘Edible 
streets’ proposed in principle - to 
be delivered in the detail.

SA2 Cycle and car 
parking

Secure cycle parking will be needed in the detailed submissions. 
Car parking levels are low. Use of rear (overlooked) courts means 
many streets are not dominated by cars. Detailed landscape 
proposals needed, but on-street parking has the ability to be 
broken up with planting and landscaping. A CPZ across the whole 
site will avoid poor / unwanted car parking.

In the detail, secure cycle storage 
will be needed close to front doors, 
to make cycles more convenient 
than cars for short trips. Ensure no 
over-reliance on integral parking.

SA3 Green and 
blue

Meets the characteristic well with a diverse range of public 
spaces and habitat creation. Landscape has been considered from 
the start. Drainage typologies shown (by Glanville in precedent 
study) will create great places and habitats along with providing 
necessary water storage. Biodiversity net gain of greater than 10% 
exceeds policy requirements. Diverse species rich landscapes 
where management has been considered throughout.

Very well considered as part of a 
wider public open space and public 
realm strategy. Opportunities for 
Park Run, 2k / 5k routes for running 
and walking, trim trail, ‘poets park’ 
etc.

SA4 Back of 
pavement, 
front of home

Delivery of this criteria is in the detailed design. Strong frontages 
and block structures will set the scene for well-designed front 
gardens. Clearly defined private gardens can be delivered through 
boundary treatment and relationship to street.

Accords with frontage 
development and public realm 
design principles. Detail needed to 
ensure delivery of this criteria.

Summary note from 
assessor:

Assessor name: Andrew Raven MRTPI

9 green lights and no red lights is the minimum requirement for BHL Commendation. The masterplan presents a clear strategy for 
development, using the landscape to integrate drainage, green spaces, wildlife and nature into the proposals, and to provide health 
benefits. There is a clear street and block structure; and movement network that puts pedestrians and cyclists first. The illustrative 
masterplan and its guiding principles already secure many of the building for healthy life criteria, and further detail has potential to 
ensure 11 or 12 green lights. The stewardship strategy will also be a key detailed element that can deliver many of the requirements for a 
healthy place.
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A p p e n d i x  2 :  D e s i g n  R e v i e w  P a n e l  ( S e p t e m b e r 
2 0 2 2 )
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D E S I G N  R E V I E W  PA N E L 
- 2  ( M A R C H  2 0 2 2 )
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A p p e n d i x  3 :  D e s i g n  R e v i e w  P a n e l  -  2  ( M a r c h 
2 0 2 2 )
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T H I S  PA G E  I S  I N T E N T I O N A L LY  L E F T  B L A N K .
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PA R A M E T E R 
P L A N S
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A p p e n d i x  4 :  P a r a m e t e r  P l a n s

A p p l i c a t i o n  B o u n d a r y
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L a n d  U s e  a n d  A c c e s s
Site boundary

Residential development

Primary school (the northern, 
western, and southern boundaries 
subject to variation of +10 or -10 
metres)

Open space and planting

Access roads (subject to centre line 
deviation of +15 / -15 metres)

Indicative route for vehicles, cyclists 
and pedestrians (number and route 
to be determined at RM stage)

Existing public right of way / bridleway

Cycle links; alignment subject to detail

Pedestrian, wheelchair, and all-weather 
cycle route; alignment subject to detail

Indicative location for pedestrian/ cycle 
off-site connection

Local centre to be located in this area
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B u i l d i n g  H e i g h t s
Site Boundary

3 storeys; up to 10 metres max. 
flat roof/ pitch roof ridge height 
from the finished ground level 

Primary school; upto 11 metres max ridge height 
from finished ground level

Open space and planting (may be low-level 
buildings up to 3 metres from ground level related to 
maintenance / infrastructure)

3 storeys; up to 11.5 metres max. 
ridge height from the finished 
ground level 

To be in accordance with school 
design guidance for daylighting 
standards

Note: The finished ground level to be no more than + or - 2 metres from the existing ground level.

3-4 storeys; up to 14 metres 
max ridge height from the 
finished ground level

Key buildings at gateways/ 
landmark features up to 18 
metres max. from the finished 
ground level



26

G r e e n  I n f r a s t r u c t u r e

Site boundary

Open space and planting

Existing public right of way/ bridleway

Indicative pedestrian, wheelchair, and 
all-weather cycle route; alignment 
subject to detail

Up to 9 metres buffer from proposed 
footway edge to include earthworks, 
ditch and structural planting

Indicative location for community 
gardens/ allotments/ orchards

Indicative location for play areas

Underground remains of historic 
barrows with offset boundary

Indicative location for the MUGA play area

Indicative location for drainage 
attenuation basins and ponds

Trees/ hedgerows to be retained

Trees/ hedgerows to be removed 
(extent to be determined at RM stage) 

Sections of hedges to be removed to 
allow crossings etc (location, number and 
extent to be determined at RM stage) 

Access roads (subject to centre line 
deviation of +15 / -15 metres)
Indicative route for vehicles, cyclists 
and pedestrians (number and route to 
be determined at RM stage)

Public open green space including 
structural landscape planting and land set 
aside for the creation of wildlife habitats 
and for nature trail/ circular walks

Green infrastructure corridor along the  
site’s eastern boundary to include structural 
landscape planting and a pedestrian, 
wheelchair and all-weather cycle route 




