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College Fields, Banbury - Urban Design Framework

College Fields, Banbury

Chapter one

This chapter outlines the local and national
context for the development at College
Fields, Banbury and locates this Urban
Design Framework within the range of other
documents including Supporting Design
Guidance, Planning documents and the
Environmental Statement.

Chapter two

This chapter provides an analysis of the site
and its context, covering existing historical
growth, site conditions and landscape
elements structuring the site. It also illustrates
characteristics of local villages that are useful
to the design development of College Fields.

Chapter three

This chapter explains the vision for a
sustainable, residential led mixed use
development at College Fields, Banbury.

It illustrates the character of the new
neighbourhood. It also makes reference to
the public consultation process and how it
has influenced the further development of the
Vision and Design principles.

Chapter four

This chapter describes how the vision and an
understanding of the context have influenced
the design of the public spaces and urban
block structure to form a Strategic Concept
Masterplan.

It also includes a description of the different
elements necessary for creating a balanced
new neighbourhood, and supports the needs
of a range of stakeholders.
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Introduction

1.1 Introduction

This document sets out the design principles for the development of the
College Fields site on the southern edge of Banbury. They are based on:

» National and Local Design Guidance;

* Regional and Local Policy Guidance on Planning (the Oxfordshire
Structure Plan and the 'Non-Statutory Cherwell Local Plan 2011
(NSCLP));

* a Community Design Workshop undertaken by Oxford Brookes
University held on 4-5th March 2005;

*  Previous Community Consultation undertaken by Cherwell District
Council; and,

» Preparatory studies undertaken by Gallagher Estates and Hallam Land
Management, including landscape, open space provision, transport and
sustainability assessments.

The Urban Design Framework provides a contextual analysis of the site
and sets out a Vision of quality and distinctiveness for the development
(Chapter 3), and the basis for the Strategic Concept Masterplan (Chapter
4). Furthermore it offers an explanation of how the Community Design
Workshop has influenced the form and nature of the concept masterplan
for the site.

The main purpose of the Urban Design Framework is to support the
Environmental Statement and Outline Planning Application for College
Fields. The key illustration in this document is the Strategic Concept
Masterplan (See Chapter 4). This document will also serve as a framework
for:

+ detailed highway and infrastructure planning applications;

» detailed planning negotiations such as landscape design and
management, recreation strategy, streetscapes and materials;

» the production of Urban Design Codes for individual parcels for the
full range of building forms and uses, including guidance on height,
massing, materials and detailing; and,

* a phasing strategy.

OXFORDSHIRE STRUCTURE PLAN
(AUGUST 1998)

NON-STATUTORY CHERWELL LOCAL
PLAN (2011)
(NSCLP)

PREPARATORY STUDIES

ENVIRONMENTAL STATEMENT (ES) URBAN DESIGN FRAMEWORK (UDF)
AND

THE VISION STRATEGIC CONCEPT

OUTLINE PLANNING APPLICATION (OPA) MASTERPLAN

INFRASTRUCTURE PLANNING APPLICATION

URBAN DESIGN CODES

LANDSCAPE DETAILED DESIGN

A graphic representation of the intended document DETAILED APPLICATIONS AND
‘tree’ specific to College Fields, Banbury illustrating RESERVED MATTERS
their relative hierarchy. APPLICATIONS
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1.1 Introduction

National and Local Design Guidance

The Urban Design Framework document will be used to deliver and
control a range of quality thresholds. In this context it should be read
in conjunction with other design guides that support the aspiration for
sustainable urban quality.

National guidance includes:

« Better Places to Live — A Companion Guide to PPG3, DTLR and CABE
(2001);

« By Design: Urban Design and the Planning System — towards Better
Practice, DETR and CABE (2000);

e The Urban Design Compendium, EP (2000), Design Review, CABE;
and,

» DB32 Places Streets and Movement, DETR (1998).

Local guidance includes:

* Residential Road Design Guide, Oxfordshire County Council; and,
* Recreation and Amenity Open Space Provision, Cherwell District
Council,

Gallagher Estates and Hallam Land Management have taken on the

role of ‘Master Developer’ (or Town Builder) for College Fields. The role
enables the Local Authorities to direct and control the development of
the site, ensuring that this urban extension delivers the vision set out in
this document and the NSCLP. The role of Master Developer requires
the retention of responsibility for the construction of infrastructure and the
open space. The Master Developer shall also ensure that the delivery

of community facilities and other components are undertaken and are
planned and phased to support the pace of development.
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1.2 Planning Background

Local Policy Guidance on Urban Design

The NSCLP (2011) identifies Bankside as a urban extension site for future
development. It includes the allocation of this site for 950 dwellings and
ancillary facilities and services, and sets out a range of conditions to be
incorporated within detailed proposals. This plan envisages net residential
densities to be not less than 35 dph.

Chapter 10 of the NSCLP (2011) (Policy H10) details a series of urban
design principles that reflect national policy on design and specific local
conditions. They include a range of objectives to ensure:

¢ Local distinctiveness;

» Continuity, good street enclosure and a clearly defined public realm;
» Public spaces and routes that are attractive, safe and uncluttered;

* Permeability through ease of movement;

» Legibility through recognisable routes;

» Adaptability of building types; and,

* Diversity.

There is also guidance on achieving high quality architecture and
public realm, including contemporary designs that are sensitive to the
distinct identity of the place without inhibiting imaginative or innovative
approaches.

It is expected that designs will also incorporate principles of energy
efficiency including minimising heat loss through appropriate urban form
and siting, and maximising passive solar gain, day lighting and natural
ventilation.

Specific to College Fields is a set of guidance on Canalside development
including spatial requirements for public space including public access and
buildings with active frontage that enhance vitality of the Canalside.

A New Neighbourhood for College Fields, Banbury

The proposed development is situated on a 75.8 ha (187 acres) site to the
south of Banbury town. Although a minimum of 950 dwellings was stated
in the NSCLP (2011), this proposal increases the number of dwellings to
1070 in order to satisfy the requirement for providing densities on allocated
land of 35 d.p.h. average.

College Fields site will accommodate a variety of land uses, including the
delivery of 2 main residential areas (1070 dwellings), employment uses,
a place of worship, a primary school, a public house, a medical centre,

a community park, formal sports provision and other local community
facilities.

e

The plan shows some of the important elements of the NSCLP
(2011) intended for the College Fields area including; two
residential areas, a public house next to a new canal basin, and
open space including pedestrian routes and playing fields.

F = R,
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The market town of Banbury has historically benefited from its
location on communication corridors including road, river, canal,
railway and more recently motorway. The land at College Fields
lies between two of these routes; the A4260 to Oxford and the
Oxford Canal. The main rail route links Banbury to Oxford and
London in the south and Birmingham and Manchester in the
north. The current population is approximately 40,000 people.
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1.3 Community Consultation

Previous Community Consultation

Cherwell District Council engaged in a public consultation process prior
to the adoption of the NSCLP (2011) and published records of these
consultations, being:

e Banbury Issues Paper (February 1999) outlining the main planning
issues affecting Banbury including the scale and distribution of land for
housing and employment; and,

« Banbury 2011. Accommodating Necessary Development (September
1999) which outlined the reuse of brownfield land and the release of
land on the urban fringe.

The Community Design Workshop

Gallagher Estates and Hallam Land Management recognise that
community involvement is not a finite exercise and have continued to
undertake consultation. The challenge is to:

1. Gain the acceptance of the existing community to the development
proposals;

2. Establish a sense of community for the new development which has its
own heart;

3. Forge links between the new and existing population;

4. Establish agreed design principles that can be endorsed by the wider
community;

5. Identify issues that will require further action.

A Community Design Workshop on behalf of the Developer and Cherwell
District Council took place on the 4-5t of March 2005. The event was
independently organised and facilitated by Oxford Brookes University. The
outcomes of the Workshop included:

- The identification of 20 design qualities that would make a 'good
place'.

- The formulation of 11 Key Urban Design Principles. These principles
are detailed in Chapter 3 where they constitute the base of the Vision,
and they are integrated into the masterplan design process along with
other elements such as; site constraints, orientation and movement.

- The ranking in importance of 19 significant site and contextual
characteristics of the development area

- A SWOB analysis (Strenghts, Weaknesses, Opportunities and
Barriers) of the site;

- The formulation of site-specific design principles in terms of edge
treatment, movement patterns and the identification and distribution of
uses and services

- The identification of 15 emerging issues that require further
consideration through the evolution of the design, of which several will
be discussed further in Chapter 3.

The events conclusions were reported in the 'Report on the Community
Engagement Design Workshops for land at Bankside/Oxford Road,
Banbury.', Prepared, Oxford Brookes University. April 2005. These
conclusions are also appended to the Planning Statement for the site.

Chapter 3 will explain how the conclusions have influenced the formulation
of a vision for the site. It will also explain how the consultation conclusions
tie into local policy aspirations and how they have been embedded in

the principles, strategy and layout for the site and its Strategic Concept
Masterplan.

=

Community Design Workshop, 4-5t of March 2005.
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1.4 Development of the Proposals

Gallagher Estates and Hallam Land Management have undertaken a
number of studies in order to make the most appropriate use of land and
to establish the right critical mass and site organisation to create a viable
and integrated community. These studies include:

* alandscape and visual impact assessment of the College Fields site;

* an audit of open space in the southern part of Banbury;

* an assessment of transport issues including impact on the local
highway network and existing/proposed public transport services; and,

e an audit and evaluation of the site by reference to a range of
sustainability criteria.

Proposals have been developed in consultation with Cherwell District
Council and take full account of the parameters set out in their Policy
H10. As previously stated, the Community Design Workshop has also
contributed significantly to the evolution of proposals for College Fields in
the establishment of a set of principles (See Chapter 3).

One example of how the design has evolved is in the character of the
Community Park. After several iterations of the design, detailed discussion
on the character of the Community Park concluded in an informal space
which is flexible enough to be used in a number of ways depending on
future aspirations of local people. The influence of topography on

the Community Park also means that the housing edge will require
sensitive design detailing and will rely on building fronts being set-back
from the plateau edge to assimilate development successfully into the
broader landscape.

Although these consultations have created a strong foundation for the
proposals, ongoing discussion is essential in order to refine ideas for the
site. These include discussions on the nature and form of:

* the primary school;

- affordable housing;

* the detailed contents of the Community park; and,
* bus routes and frequency.
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Understanding the Context

2.1 Introduction

This Urban Design Framework seeks to reconsider the relationship
between College Fields, its neighbouring areas and the town centre.
Therefore, it includes a study of the physical context for providing an urban
extension in the South Banbury area. This includes an analysis of:

. Historic development of Banbury-Bodicote;

. The site and its location in Banbury;

. The landscape character of the site; and,

. Local towns and villages and the spatial structure of these
settlements including the pattern of blocks and buildings

An understanding of the context is necessary for it can help to inform the
design and layout of the new development to build upon a complementary
identity and distinctiveness. Furthermore, this analysis will indicate

the right degree of separation and means of integration with existing
developments.
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The 1881 plan of Banbury town centre shows the importance
of east-west streets that widen out to provide civic spaces
including Market Place and Cornhill.
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2.2 Historical growth: Banbury-Bodicote

By 1900 the main structuring elements of the town were well The 1955 map shows marginal expansion of the town with
established. They included market spaces, turnpikes and field plots close to the existing urban edge being absorbed
earlier roads, the river crossing, the mid-18th century Oxford into the town, including garden suburb and Abercrombie type
Canal, and the railways. layouts of housing. Bodicote increased in size in a similar way

which includes the Oxford Road frontage.

Growth up to 1975 shows a massive increase in the urban Up to 1999 there has been urban growth associated with the
area of Banbury including employment land to the North and introduction of the M40 motorway including the Grimsbury area
residential land to the North and West. In the South Cherwell of the town. There had been little change elsewhere. The open
Heights was developed linking the high level Oxford Road landscape setting of Bodicote Manor had continued to be more
to the canal side. In Bodicote housing continued to infill intensively used with Council offices and further housing.

available land including further Oxford Road frontage. In some
respects the Oxford Road ribbon development has changed the
character of Bodicote.

The growth pattern of the area shows how Bodicote has become less and less detached from Banbury over the last century. This raises the issue of the character of
existing residential areas and linkages to the town centre.
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2.3 The location of the site in Banbury

Spatial sequence of Oxford Road, from
College Fields to South Bar Street.

Neighbouring Residential Areas
Cherwell Heights

» Cherwell Heights is the main residential area in this part of Banbury
and is a typical example of late 20th Century suburban development,
built between 1969 and 1974.

* The urban edge is abrupt and dominated by Bankside the distributor
road to the south of Cherwell Heights. The internal layout is car
dominated.

» Housing has tended to spill down the valley side and where screening
is absent white cladding and fascia boards are visually prominent.

Oxford Road

* Oxford Road is a comparatively busy arterial route into Banbury,
with a strong urban fringe context which commences with the former
Rugby Club and the southern fringe of Bodicote. The frontage of the
development site is defined either by ribbon residential development or
by an overgrown hedge.

» Alongside this road some amenities are located such as the former
Rugby Club, now a fitness and health centre.

« Towards the centre of Banbury, the Oxford Road presents an attractive
tree lined avenue. However, south of the Bodicote flyover the quality of
the streetscape deteriorates and there is scope for much improvement.

Oxford Road boulevard tree planting with wide verges

Oxford Canal

» The canal forms the northeast boundary to the site and is defined by
hedgerow and mature poplar copses. Close to the valley bottom it
meanders to follow the contours and therefore has considerable visual
interest.

» The valley slopes to the southwest of the canal have several well
established hedgerows and copses which add variety to the landscape.

Corner of St. John's Road with no set back to Oxford Road

West side of South Bar Street
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2.3 The location of the site in Banbury

College Fields - Broad context
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College Fields - Strategic links to Town Centre
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2.4 Landscape Character

The majority of the site is defined by its large scale plateau landscape
character, situated to the west of the Cherwell Valley. Its north eastern
fringes approach the valley slopes of the River Cherwell. The field pattern
is generally defined by low cropped hedgerows with scarce intermittent
hedgerow trees. The framework of fragmented hedgerows should be
retained as the basis for a new landscape structure.

Land use is primarily extensive arable production with urban fringe uses
along the Oxford Road and at Bankside. Residential properties straddle
the Oxford Road, with individual farmsteads at College Farm, Cotefield
Farm and Manor Farm.

View from the Plateau down to the Cherwell Valley

Public Rights of Way run across the area, providing links between Bodicote
and the Cherwell Valley. In particular, a Public Bridleway runs along Canal
Lane, forming part of the Banbury Fringe Circular Walk, connecting with
the Oxford Canal.

East of Banbury the River Cherwell meanders in a south easterly direction
through the landscape. To the North West the Cherwell Heights residential
area spills over the valley side and is widely visible as a result.

The embanked M40 motorway dissects the flat valley and is a distinctive,
intrusive feature. Other transport features include the main Oxford- 4 B
Birmingham railway and the Oxford Canal, which runs broadly parallel Prominent building ed
to the river. Recent large scale employment uses are prominent in the

landscape east of Banbury, particularly around the M40 motorway junction.

oferwII Heights

Landscape sensitivity on the plateau is assessed as low, due to the
absence of features of particular interest. Overall landscape sensitivity

in the Cherwell valley is assessed as medium, due to the opportunities

for extensive cross valley views, and the more diverse character of the
undulating valley slopes and the river and canal corridors. Sensitivity is
however reduced in proximity to the M40 corridor. Whilst the plateau is flat
and featureless, the latter area is more diverse, open and sensitive, and is
therefore worthy of protection and enhancement.

More details including larger scale photographs can be found in the
Landscape and Visual Assessment report by Faulks Perry Culley & Rech.

HOUSING O

COLLEGE FARM MNAL LANE TREE LINED TRACK PUBLIC FOOTPATH

View North across Plateau

PLANTATION CAMAL LANE

View South across Plateau
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2.4 Landscape Character

Extract of Landscape and Visual Assessment

- ALLOCATION BOUNDARY AS DERIVED FROM E HEDGEROWS WITH TREES
NSCLP

s FOOTHPATH/BRIDLEWAY CANAL / RIVER

FIELDS
CROSS VALLEY VIEWS

?‘ PHOTOGRAPHED VIEWS (IN SEPARATE DOCUMENT)

§ VALLEY SLOPES L
Note

‘ WOODLAND Hedgerows were carefully surveyed to determine if any
hedgerows within the site met the criteria of an “important”

hedgerow as determined by the Hedgerow Regulations (1997)
(Statutory Instrument 1160)

14
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Understanding the Context

2.5 Local Towns and villages

Banbury town centre

The historic town centre of Banbury is organised around a series of east-
west streets and spaces, that link the canal and river crossing in the east to
Banbury Cross in the west, which in turn lies on important through routes.
The combination of routes, canal and rail crossings generated the trade that
developed the town’s market spaces. These spaces are dominated by key
buildings such as the Town Hall and are connected to each other by way of
pinch points and corners. The urban blocks around Market Place, Cornhill
and the Town Hall frontage are characterised by the need to establish a
public facade to trade from. The diversity that emerges in the townscape
character has a visual and physical richness that has strengthened
Banbury’s identity over time.

Key attributes of Banbury’s character used in the concept masterplan of
College Fields includes the use of:-

. important through routes to provide legibility;

. Important civic spaces dominated by key buildings; and,

. layouts that provides a visual and physical richness (included in later
Design Code).

One of the east-west streets that links market places and the
regional roads including narrow plots with very deep plans that
were intensively developed.

Banbury Cross
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2. Looking North with church on the left
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2.5 Local Towns and villages

Bodicote

Bodicote High Street displays many of the attributes of the villages of the
Banbury region. There are lanes that connect to other local settlements
including farms and there are important buildings such as the church and
the manor. The High Street is a quiet road and has retained its separate
identity from Banbury by being located away from the busy Oxford Road
that passes to the east. Building alignment is not regular and in certain
places a building will terminate longer views creating an attractive sense of
enclosure. In the village centre it is common to see a diversity of building
height and in one location at the corner of the High Street and East Street
three storey, two storey and a single storey adjoin.

Until the building of the M40 the Oxford Road was the strategic north-
south route through Oxfordshire and as such had a greater negative
impact on Bodicote than it does today. The legacy of the Oxford Road as
a major route is the grade-separated junction where the High Street links
with Cherwell Heights. The urban edge of Bodicote that the Oxford Road
passes through does not have the same townscape merit as the

High Street.

Key attributes of Bodicote’s character used in the concept masterplan of
College Fields includes:-

. making use of routes that connect this development to other
local centres;

. retaining of a separate identity from Banbury;

. making use of informal layouts with irregular building alignments
(included in later Design Code);

. the potential use of buildings to close long views; and,

. the use of a variety of build heights (included in later Design Code).

Despite the impact of Oxford Road and the flyover, for many
people the historic core of Bodicote retains a separate and
independent character. This partly due to very little through
traffic.
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2.5 Local Towns and villages

Adderbury

Oxford Road passes through Adderbury, between Adderbury House to
the east and the High Street to the west. Although the road is an intrusion
on the village with traffic that is often too fast, the mix of uses prevents
the road acting as a severance between the two parts. There are several
pubs, a village hall, houses and shops which animate the space. The

mix of uses, minimal set-back of buildings and the curving alignment of
the road support the character of the village as a ‘centre’ rather than a
‘thoroughfare’.

Adderbury streetscape is made distinct by curving streets and building
alignments that opens into wide spaces before closing down to continue
the routes. This layout provides several green spaces either as verges,
generous set-backs for footpaths or the Village Green itself. The sense of
enclosure is reinforced by the continuous building line which is made up of
wide frontage shallow plan buildings and carriageway entrances that lead
to courtyards.

Additional to Bodicote’s key attributes, Adderbury has other character
references that are used in the concept masterplan of College Fields
including:-

. the use of mixed-use within the local centre;

. the use of building set-backs and curving street alignments to
strengthen character;

. the use of some green verges and wide set-backs on the busiest
roads;

. the use of continuous building frontage in the central area (included in
later Design Code);

. the use of carriageway entrances to enter service areas at the backs
of blocks, including parking (included in later Design Code); and,

» the use of wide frontage houses (included in later Design Code).
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2.5 Local Towns and villages

Deddington

The main village centre of Deddington has a unique relationship to the
through route of the Oxford Road. Historically the main route would have
passed through the Market Place, but it now by-passes the village 120m
to the west. The village appears to have thrived in the off-line location,
which may be due in part to the many streets that connect the Market
Place to the Oxford Road. The Oxford Road has a very different character
as it passes through the western part of the village; referred to as the High
Street and New Street, it has a continuous building frontage with no set-
back from the pavement. The building line and the varying width of the
street enclosure create a close scale streetscape.

The main civic space of Deddington consists of a large area approximately
170x60m. This however is broken down into smaller spaces and building
elements including a small urban block 25X50m containing the Red Lion,
the elevated Town Hall and a smaller block containing Wychway House.
The spaces are subdivided into smaller parts including the Bull Ring
(20X60m) and Market Place (60X80m). These spaces are informally laid
out and contain parking areas, cross routes, grass verges and two greens.
The space is framed by a mixture of narrow and wide frontage buildings
of continuous boundary. Storey heights around the spaces vary from 2-3,
although there are many buildings which have an attic storey.

Deddington was considered an important example of local village design
that was analysed as part of the Community Design Workshop. It has
helped to inform urban design principles and to identify qualities that make
a ‘good place’.

Additional to Bodicote’s and Adderbury’s key attributes Deddington has
other character references used in the concept masterplan of College
Fields including:-

. making a positive asset of locating the new village centre away from a
busy road such as Oxford Road;

»  allowing several pedestrian links between the Centre and Oxford
Road;

. the use of an informally laid out a central open space; and,

. the use of 2-3 storey buildings around a space and include some as
special landmarks (included in later Design Code).

18
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Understanding the Context

2.5 Local Towns and villages

Building Typology

Traditional domestic buildings of the Banbury region have a range of
distinct characteristics which provide insight into how the villages were laid
out. It is therefore necessary to understand the spatial composition of the
buildings, rather then their attractive appearance and architectural detail.

Building plans of these houses show the compromise between the limits
of the building materials and the work and living behaviour of the people
of the time. Although there are some narrow frontage dwellings on the
centres of the villages, the most striking element is the wide front, shallow
plan house, often linked to form continuous frontages. There are several

effects of this plan type, such as:

« they present steep small end gables when there is a break in the

building line such as at corners;

« they compensate for small window openings by having windows front

and rear on each room; and,

« they provide large back garden spaces so as to retain reasonable
privacy distances between neighbouring windows. Although this may
be considered inefficient by current development standards, they
provide the opportunity to absorb off-street parking spaces to the rear.

Combined with square and narrow frontage types which are also evident
in town and village centres, the wide front houses will enable a layout of

greater variety.

The principles of building typology are only described here in general term
due to the strategic nature of the Urban Design Framework. However
they form an important reference point that other guidance will develop in
further detail, such as Design Codes and Development Briefs on smaller

parcels of land.
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Recent wide frontage building types in a Mews setting.

An extract from Traditional Domestic Architecture in the Banbury
Region by Raymond B. Wood-Jones (1963) - This book is a
valuable source of information on housing types. This page
summarises the 17th century plan types surveyed. Many recent
developments have demonstrated the usefulness of wide
frontages and given them a more contemporary approach.
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2.5 Local Towns and villages

The summary of character references used in the Concept Masterplan,
including the buildings within them include:-

. Providing an important through route to provide legibility;

. providing an important civic spaces dominated by key buildings;

. providing a visual and physical richness (included in later Design
Code);

. providing routes that connect this development to other local centres;

. retaining a separate identity to Banbury;

. the use of informal layouts with irregular building alignments (included
in later Design Code);

. the use of buildings to close long views;

. the use of a variety of build heights (included in later Design Code);

. the use of mixed-use within the local centre;

. the use of building set-backs and curving street alignments to
strengthen character;

. the use some green verges and wide set-backs on the busiest roads

. the use continuous building frontage in the central area (included in
later Design Code);

. use of carriageway entrances to enter service areas at the backs of
blocks, including parking (included in later Design Code);

. making a positive asset of locating the new village centre away from a
busy road such as Oxford Road;

. allowing several pedestrian links between the centre Oxford Road;

. the use of informally laid out a central open space;

. the use of 2-3 storey buildings around the space and include some as
special landmarks (included in later Design Code);

Building typology conditions to be included in later Design Codes

. use of wide frontage houses;

. use roof pitch consistent with the local vernacular;

. use small end gables when there is a break in the building line such
as at corners;

. use of windows front and rear wide frontage dwellings; and,

. use the backs of blocks to absorb a proportion of off-street parking
spaces.

The attributes identified are wide ranging. Some are of a strategic nature
and are very apparent within the concept masterplan such as routes,
blocks and mix of uses. However, other attributes are of a more detailed
nature, such as wide frontage buildings. Therefore, these details can only
be eluded to at this stage. Suffice to say that all the detailed attributes
listed are implicit in the Concept Masterplan, and can only be elaborated in
later guidance such as Design Codes.
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College Fields, Banbury - Urban Design Framework

The Vision

3.1 Vision-making

Introduction

The statement of a Vision for a site is the first creative step in the
design process. It assimilates a number of diverse influences in order
to understand the nature of the place including: the urban context as
described in the previous chapter, and how the landscape and natural
attributes of the site impact on the form of the settlement. Moreover,

the vision is created through an iterative consultative process involving
different stakeholders. The Community Design Workshop held in March
2005 was an important step in envisioning the College Fields urban
extension development and it led to the formulation of 11 key urban design
principles to be adopted in the design development. They re-confirm the
urban design principles within national guidance and the NSCLP (2011).
These design principles will be explained further in this chapter and will
lie at the base of the translation of the Vision in a Strategic Concept
Masterplan.

The Community Design Workshop

The Community Design Workshop was undertaken by Oxford Brookes
University, jointly supported by Gallagher Estates, Hallam Land
Management and the Cherwell District Council. They hosted a group

of representatives from local residents, interested organisations, public
agencies and utility companies. The purpose of the workshop was to
seek the views of the participants on what makes a good quality place,
agreeing on how it might be delivered and then applying the analysis to
the formulation of strategic design principles for the College Fields area.
The aim was to incorporate local knowledge, views and expertise in order
to enhance the quality of the eventual development.

The event included a presentation by Oxford Brookes that explained
aspects of good urban design practice. It was followed by a visit to the
neighbouring village of Deddington to identify characteristics that influence
urban design. This included a checklist of design elements such as links,
active frontages, mix of uses, and overlooking. In the afternoon there was
a discussion that tried to identify what principles from the visit could be
used to influence the new development at College Fields.

The second day of the event started with a site visit that looked at
landscape characteristics and edge conditions. Both issues were
discussed in detail later on.

The following section will further discuss the 11 agreed Key Urban Design
Principles. They state that the new development should:

1. be well connected both internally and to surrounding areas;

2. be easy to understand through the use of views, landmark features;

3. front and face all publicly accessible space with good active

surveillance (from adjacent buildings);

contain a mix of house types and tenure and use;

be informed by an analysis of local traditional and contemporary

components;

include the provision of green spaces;

have a consistent character;

include the proportional provision of community facilities;

sensitively and appropriately relate to the surrounding landscape/

countryside by well-considered boundary treatment;

10. have all parking clearly surveyed from surrounding and adjacent
properties with some active frontage; and,

11. be sufficiently well connected and have adequate density to support
economic viable public transport system.

o s
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Pedestrian routes introduced to overcome poor connections
often result in routes which are not overlooked and are
unattractive to pedestrians

Pedestrian-only routes should be designed as an integral part
of the street network, as here

Concept masterplan showing the internal and external
pedestrian connections
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3.2 Key Urban Design Principles

Introduction

During the Community Design Workshop, the participants were asked

to list the qualities that they felt made a ‘good’ place. The participants
were then asked to use this to set out the agreed principles necessary for
development on the College Fields site. They establish a vision for the site
and lay down the foundations for the process of ‘place-making’ - that is,
how to integrate this new neighbourhood into the surroundings.

1. New development will be well connected both internally and to
surrounding areas through the use of an irregular grid of streets

leading to spaces.
CORE OBJECTIVE: CREATING CONNECTIONS

Routes should lead where people want to go. Providing for the optimum
variety of journeys means creating open-ended, well-connected layouts.
Introverted, dead-end layouts limit people’s choice of how to travel, espe-
cially if they want to walk, cycle or use the bus. They also limit the adapta-
tion or extension of the development. By contrast, a well-connected layout
has many advantages:

« frequent points of access into and through the development;

* more convenient, direct routes for pedestrians and cyclists;

» better opportunities for the provision of bus services through the site
» clear views and easy orientation;

» ftraffic dispersal;

» scope in the long-term for adaptation and change;

* active street;

» positive surveillance;
e speed restraint.
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3.2 Key Urban Design Principles

2. New development will be easy to understand through the use of views,
landmark features and spaces.

CORE OBJECTIVE: LEGIBILITY

How easy a place is to understand can be assessed through a variety
of techniques, including mapping, carrying out surveys and interviews

and watching how people behave. There are developed techniques for
analysing the local context which include appraisals of:-

» gateways and points of transition (at main entry points between
different areas and at transitions between different uses);

* nodes (important junctions and points of interaction);

* landmarks and features (important buildings, corners, symbols and
works of public art);

* views and vistas (seen from within the area and from the outside); and,

» edges and barriers (including the boundaries between different zones
and areas and streets which integrate or sever)

Concept diagram showing enhancement of key
views including rural and urban

Landmark - Deddington example Enclosed long view - Bodicote Street enclosure - Deddington
example example

3. New development will front and face all publicly accessible space
with good active surveillance (from adjacent buildings).

CORE OBJECTIVE: WELL ORIENTATED BUILDINGS AND SPACE:

The fundamental objective of the urban design approach to this new part of
Banbury is to differentiate between public and private spaces, which have
in the past been merged together, resulting in a confused and difficult to
understand hierarchy of streets, buildings and open or public spaces.

The location of ‘public faces’ onto ‘public spaces’ and that of private spaces
behind will give a clear hierarchy to the street, avoiding the usual mix of
fronts, sides and backs. This is considered architectural ‘good manners’,
providing a separation of the public and private function of housing design.

Part of the Concept Masterplan showing the principle of
new building frontages overlooking publicly accessible
space in line with 'Safer Places - The Planning System and
Crime Prevention', ODPM (2004).
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3.2 Key Urban Design Principles

4. New development will contain a mix of housing types and tenures
and/or uses along the street and block.

CORE OBJECTIVE: MIXED COMMUNITIES

The Strategic Concept Masterplan provides the opportunity for homes that
respond to people’s needs whether they are of different age, economic
status or with different lifestyles or whether they have different levels of
mobility or dependence. The will be a mix of homes for sale and rent which
will benefit providing a plan for ‘lifetime communities’. For instance it will:

* lead to a better balance of demands on community services and
facilities such as the new school;

» allow people to make changes of lifestyle without leaving a
neighbourhood;

» avoid the concentration of housing of the same type to enable
community self-help such as child care; and,

» support passive surveillance of public spaces with people coming and
going throughout the day and evening.

Reference should be made to the Planning Statement for College Fields
which describes a mix of tenures including 30% affordable dwellings.

5. Development will be informed by an analysis of local traditional and
contemporary components (e.g. building form, street patterns, plot
layout) in order to deliver a locally distinctive place.

CORE OBJECTIVE: INCORPORATING VARIETY

The most enjoyable places have a visual and physical richness that
strengthens local identity. Short walking distances within these neighbour-
hoods often express;

» changes in building form, colour and massing;

» contain a range of different uses;

» incorporate a range of different types of dwellings; and,

* increase activity within the street at different times of day.

Local character analysis shows traditional domestic buildings of the
Banbury region have a range of distinct characteristics including layout. A
typical element is the wide front, shallow plan house, often linked to form
continuous frontages (See the section on building typologies).

Further analysis of local traditional and contemporary components will be
contained within a later Design Code.
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3.2 Key Urban Design Principles

6. New development will include the provision of green spaces (formal
and informal) to accommodate a range of uses, features and tree

planting.
CORE OBJECTIVE: PROVIDE QUALITY OPEN SPACE NETWORK

The landscape framework will include a range of quality green spaces
including civic spaces, green corridors and large areas of Community Park
containing amenities. Landscape consideration will apply throughout the
development to ensure a level of interest and visual consistency and will
establish a quality precedent for the development of building design. To
achieve this, the guide will identify standards that will achieve:

e an attractive, hospitable and safe street environment;

» high quality in materials and craftsmanship;

e avalued and well cared for place; and,

» robustness and good appearance in all weather conditions.

A key component of the overall plan is the parkland area which forms the
structure for a range of components including:

» activities areas containing active-passive areas for park and civic
events;

» an active ‘fringe’ including sports, parking and management facilities;

* a‘green rim’ including woodland blocks, hedgerows, grassland and
meadows; and,

» aspecially designed canal side, wetland habitats and sports facilities.

7. New development will have a consistent character, but will allow for
some individuality and personalisation. However, this will be control-
led by a select palette of materials.

CORE OBJECTIVE: LEGIBILITY

A consistent character is important as it can allow an ease of understanding
the place and how it fits within the regional character of other villages. The
richness and sense of quality seen in the best environments are the conse-
quence of careful consideration of streets and blocks, spaces and building
details. This consistency will be delivered within the Design Code and other
associated documents such as a streetscape design guide and these will
follow the Urban Design Framework.

The transfer of development quality aspirations from strategic outline
proposals though to detailed designs for College Fields will require an
appropriate degree of prescription. An urban design code can form an
important link between planning and development processes in the delivery
of consistency.

The Design Code will have a role in reconciling the needs of the wider com-
munity though the local planning process with the practical and economic
delivery of building a piece of town. There will be many individuals and
agencies involved in the production of College Fields. Whist many indi-
vidual stakeholders may change during the programme of development,
consistency of design quality aspiration must not.

URBAN DESIGN CODES
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Insert plan from Concept Masterplan showing the
potential clustering of different commercial and
amenity uses around a local centre
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3.2 Key Urban Design Principles

8. New development will include the proportional provision of commu-
nity facilities and features in appropriate and accessible locations.

CORE OBJECTIVE: INCORPORATING VARIETY

Community sustainability will be promoted through the provision of a range
of different amenities and facilities. It will respond to a spectrum of changing
needs and enable the community to become established and develop over
time and allow integration into the wider community support network. It will
strengthen links with neighbouring communities encouraging the creation of
regional relationships.

The participation process has highlighted the desire for community devel-
opment support and this will be considered as part of the broader delivery
of College Fields. These bodies have been demonstrated to work where
local representatives, the parish council, employers and residents form

a board that has direct involvement with managing community facilities
including landscape.

Even when there are few commercial or amenity uses in a predominantly
housing area, how uses are clustered and the walking distance between
them is of great importance.

9. New development will sensitively and appropriately relate to the
surrounding landscape/ countryside by well-considered boundary
treatment.

CORE OBJECTIVE: CHARACTER AND FORM

A positive response to the existing landscape character of the area is of
great importance to development on this site. Two key issues arose through
the Community Design workshop, firstly, the sensitive treatment to views
and boundaries, and secondly, the physical separation from Bodicote and
Cherwell Heights.

The development requires edges and boundary landscape to be sensitively
detailed. A central design issue is the conflict between the merit of long
views from the site eastwards and the need to use landscape to mitigate
against harmful views of the site across the valley.

There was overwhelming opinion in the Community Consultation workshop
that there should be generously landscaped set-backs to existing settle-
ments. They included greens and boulevard edges and were tree lined.
Although a movement network will reinforce links to neighbouring villages,
the use of landscape to separate the development means that although it
is an intrinsic part of south Banbury it will in effect be separate from both
Banbury and Bodicote. Further details can be found in the Environmental
Statement prepared by Faulks Perry Cully Rech.

It is anticipated that a detailed landscape masterplan will follow the Urban
Design Framework and approval of the outline application.
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3.2 Key Urban Design Principles

10. All parking will be clearly surveyed from surrounding and adjacent
properties with some active frontage. It was decided that a detailed
parking strategy would need to be developed to deliver this aim in all
parts of any new development.

CORE OBJECTIVE: COMMUNITY SAFETY

Residents feel safer when they are able to see the street and the activities
in it. Passive or natural surveillance can strengthen the residents’ govern-
ance of the street and provide quick response to activities in the street.

A practical and co-ordinated approach is required to resolve the issue of
safety and security for people and properties. By raising awareness and
providing practical solutions for the design and layout of the physical envi-
ronment (such as the overlooking of publicly accessible space) good design
will help reduce crime, fear of crime and antisocial behaviour. The key aim
it to create:

* asafer and more secure environment
» increase the risk of detection of criminal and antisocial activity
* make crime more difficult to commit.

The Concept Masterplan showing the principle of achieving a feeling of
safety in the public realm as outlined in ‘Safer Places - The Planning
System and Crime Prevention’, ODPM (2004).

Safer Places will be adhered to particularly with reference to its use of
identifying key attributes of safe and sustainable places. These include:-

* Access and movement: places with well-defined routes, spaces and
entrances that provide for convenient movement without compromising
security

» Structure: places that are laid out so that crime is discouraged and dif-
ferent uses do not cause conflict

» Surveillance: places where all publicly accessible spaces are over-
looked

* Ownership: places that promote a sense of ownership, respect, territo-
rial responsibility and community

» Physical protection: Places that include necessary, well-designed secu-
rity features

» Activity: Places where the level of human activity is appropriate to the
location and creates a reduced risk of crime and a sense of safety at all
times

* Management and maintenance: Places that are designed with manage-
ment and maintenance in mind, to discourage crime in the present.

Residents feel safer when they are able to see the street and
the activities in it
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The layout of Mews court should emphasize a focal point as a
Local Area of Play with seating and trees where possible.
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A mix of uses resulting from the integration of uses, enough
people in the local catchment and understanding pedestrian
desire lines

Public transport, walking and cycling are key to the
sustainability of College Fields.
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3.2 Key Urban Design Principles

11. Development will be sufficiently well connected and have adequate
density to support economic viable public transport system.

CORE OBJECTIVE: DENSITY AND PUBLIC TRANSPORT

New development has to contribute to existing urban areas in a more sus-
tainable way, encouraging improvements in the quality of environment for
local communities, more walking to work and local amenities, and more use
of public transport for work and amenities that are further afield.

This is not to say that all new developments should be built to the highest
density but that they should respond in the best way possible to their urban
context. Less car use in well connected areas can increase the areas vital-
ity with more people living there, whilst poorly connected areas could not
survive without significant car use and are also likely to have fewer people
living there.

The principle implies that ‘mixed-use’ areas that contain housing and
amenities should be in close proximity. Uses that are greatly segregated
within an area can reinforce a lack of identity for the whole because im-
portant uses that support centres are sucked to the edge and increase the
tendency to travel by car for short journeys.

Truly integrated mixed-use will:

e integrate uses with each other,

« rely on close proximity between uses,
* manage out nuisance,

« rely on pedestrian desire lines, and

¢ share amenities.

A successful and sustainable local neighbourhood is therefore a product
of the distance people will walk to access daily facilities including work, the
presence of a sufficient range of such facilities to support their needs, and
places and spaces where a variety of activities can take place.

"This pattern of compact urban development
sustains appropriate levels of economic and
social activity around urban centres and local
‘hubs’. It also ensures that all parts of the city
— even the more remote, quieter neighbourhoods
are within an accessible distance from basic
public transport and social facilities."

Towards an Urban Renaissance, UTF (1999).
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3.3 Other outcomes of Community Design Workshop

1. Site-specific design principles

Lists common principles in themes as movement, use and location of
services.

Road hierarchy:

- Oxford Road as main traffic artery, and the developments main internal
streets running parallel to the Oxford Road. This movement pattern was
observed in Deddington earlier.

- main access in the Southern area connecting Oxford Road and Bank
side

- grid system of tertiary streets in both northern and southern portions of
the site

- footpath access only across the Community Park

Use and location of services:

- A commercial or local centre in the southern development area

- A Community Park in the central part of the site

- Playing fields were located adjacent to Oxford Road and Bankside

- Location of primary school close to commercial centre

- School adjacent to Community Park

- Location of Canal basin with adjacent residential development and pub-
lic house in the northern part of the site.

2. Other emerging issues

Throughout discussion about the key principles that should be embedded in
the development of College Fields, there was a consensus about the main
themes. These became more important when people were asked to identify
emerging issues that could not be concluded within the time limit of the
workshop. In no particular order, these themes are:-

- Protection of the valley slopes

- The identity of the new development

- Defining whether the new development is a coalescence or separation -
of other neighbourhoods

- Consideration of the wider movement network

- Delivering safety in the public realm

The table on page 31 lists the specific issues identified in the Community
Design Workshop Report.

Protection of the valley slopes

Consideration of landscape was a central theme through the whole two day
event. The range of diverse interests can be summarised as:

* Views of the countryside from some existing houses on the edge of
Bankside — the design should protect the visual amenity of people living
along the edge of Cherwell Heights. It was pointed out that not all views
are attractive. Visual detractors are M40 highway and Banbury's indus-
trial area.

» The protection of the sites ecology was seen as important. They contain
hedgerows of ecological value including some mature oak trees.

* Views inwards to the site from across the valley including those from
the M40 and the railway. Structural landscape would allow for selec-
tive views in and out, but would fully assimilate development into the
landscape by a robust landscape structure. The protection of existing
hedgerows would contribute to this approach. Consideration should also
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College Fields in the south is separated from Bodicote
(Oxford Road) and Cherwell Heights (Bankside). The
northern development area is fully integrated in the
fabric of Banbury town centre.

be given to screening some of the more intrusive frontages of Cherwell
Heights.

» Careful consideration of the valley slopes - no built development should
take place on the slopes and what uses are provided should be integrat-
ed into the existing landscape features. If it is to be a community park,
it should facilitate the integration of surrounding neighbourhoods and
those further a field.

The identity of the new development

Many people said that the development should have its own special identity
and not a ‘brand type’ identity. This has been particularly hard to define,
especially as it is so intertwined with concerns about coalescence (which

is discussed as a theme in its own right). People asked what the identity is
and does it relate and join to Banbury or Bodicote? It is often referred to as
an urban extension, yet it is in a different parish.

However, there are two very different development areas envisaged. To the
north the development area is well related to Banbury town centre. It has
close pedestrian links to the shopping area and can be considered as part
of the townscape of Banbury. To the south the development area lies on a
plateau to the east of Oxford Road.

In this context it may be easier to consider the definition of an identity not
as a starting point but as a conclusion from a review of other themes. For
example, if Oxford Road provides a degree of severance from Bodicote and
a landscape strip is used as a buffer to Cherwell Heights and Banbury, then
non-coalescence of the southern development area is the consensus view.
In this way the southern development area will have a separate identity in
the same way that the heart of Deddington is separate from other places.

Defining whether the new development is a coalescence or separation
of other neighbourhoods

The southern development area was more of a concern then the northern
development area. Development along the Oxford Road would give the
impression that it was a part of Bodicote whist developing close to Cherwell
Heights would suggest it was a part of south Banbury. Using example
photographs as prompts people suggested there should be generous set-
backs in these areas. The Oxford Road frontage could be further developed
as a green with trees. The precedence for this is Adderbury further along
the Oxford Road. In Adderbury there are soft verges, wide areas of grass
and curving building lines. It is a special place despite much of its character
dictated by the road.

Consideration of the wider movement network

The development should be a walkable neighbourhood with easy pedestri-
an connections to amenities that are clustered in the centre. It should also
allow for a choice of different transport types for amenities that are further
afield, including

* Wider pedestrian networks such as crossing the canal to use the tow
path;

» Cycle routes were seen as important particularly as the canal route to
the town centre is flat;

32
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3.3 Other outcomes of Community Design Workshop

Buses should be able to penetrate the site and have bus stops that

were a short walk from all dwellings;

Car use is likely to stay a high priority and will need to be managed
throughout the site, particularly to suppress rat-running; and,
Parking needs to be sensitively detailed as large parking clusters that

are poorly laid out can over dominate the street scene.

Delivering safety in the public realm

Overlooking of publicly accessible space was seen as a very important
principle. This would include areas of car parking whether it was clearly in
the public realm or in mews streets. Therefore a parking strategy should
include a demonstration of dwellings overlooking parking and close proxim-
ity of allocated parking spaces.

Emerging issues requiring actions.

1

Range of uses and flexibility in terms of the provision of com-
mercial and social facilities.

Management and maintenance of open spaces.

Transport - the effects on the wider road network.

10

Accommodation of the car e.g. parking.

Public transport.

1

Off site impact of the development - traffic, health provision,
sports provision, education.

The name of the new development.

12

[How] can we create a community?

Does the new development relate to Bodicote or Banbury and
from where does it take its reference? Where are the local
design references?

13

Detailed form of the “village”.

Character of the [community] park.

14

Further analysis of the fact that the development is isolated
from the town and Bodicote (by the Oxford Road and Bank-
side).

Location and extent of playing fields.

15

Impact on local residents.

Bodicote gap - fact of fiction?

Identity of the new development

Schematic drawings of Bodicote, Deddington

and College Fields shows how they each relate
Oxford Road, with their local centre 'off to the side’,
guaranteeing a quieter character.
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3.3 Other outcomes of Community Design Workshop

LOCAL PLAN AIMS AND POLICIES
CORE URBAN WORKSHOP DESIGN = = © \
DESIGN OBJECTIVES  PRINCIPLES AND POLICIES 2 3 ) _ B T3 = 2 3
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CREATING CONNEC- 1 New development will be well connected both internally
TIONS and to surrounding areas through the use of an irregular e . . o . o
grid of streets leading to spaces.
LEGIBILITY 2 New development will be easy to understand through the .
use of views, landmark features and spaces.
WELL-ORIENTATED 3 New development will front and face all publicly acces-
BUILDINGS AND sible space with good active surveillance (from adjacent ° ° ° °
ERACEY buildings).
MIXED COMMUNITIES 4 New development will contain a mix of house types and o o .
tenure and/ or uses along the street and block.
INCORPORATING 5 Development will be informed by an analysis of local tradi-
VARIETY tional and contemporary components (e.g. building form, . o
street patterns, plot layout) in order to deliver a locally
distinctive place.
PROVIDE QUALITY 6 New development will include the provision of green
OPEN SPACE NET- spaces (formal and informal) to accommodate a range of ° . . ° °
JACRA uses, features and tree planting.
LEGIBILITY 7 New development will have a consistent character, but will
allow for some individuality and personalisation. However, . (] .
this will be controlled by a select palette of materials.
INCORPORATING 8 New development will include the proportional provision
VARIETY of community facilities and features in appropriate and . . . °
accessible locations.
CHARACTER AND 9 New development will sensitively and appropriately relate
FORM to the surrounding landscape/ countryside by well-consid- ° °
ered boundary treatment.
COMMUNITY SAFETY 10  All parking will be clearly surveyed from surrounding and
adjacent properties with some active frontage. It was
decided that a detailed parking strategy would need to . . .
be developed to deliver this aim in all parts of any new
development.
DENSITY AND PUBLIC 11 Development will be sufficiently well connected and
TRANSPORT have adequate density to support economic viable public ° ° ° °
transport system.
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3.4 From Vision to Masterplan

1. CREATION OF NEW LOCAL CENTRE AND A COMMUNITY
PARK

The clustering of community facilities, businesses and services
will strengthen the core of the main neighbourhood as a village
in its own right. This will focus civic activity and increase the
vitality of the centre through most of the day. It is anticipated
that the school forms part of the civic space with little or no set-
back to the square, with its open play spaces set behind.

The location of a Community Park in the centre and the Canal
basin in the north will provide the link between the two residential
developments and their local centres.

2. INTEGRATING EXISTING LANDSCAPE STRUCTURE

The plan also responds to landscape features such as
hedgerows and lanes which would structure the layout of the
site. They would be integrated in the public realm and street
network. The Community Park will be located on the slopes
of the valley, and the hedgerows will provide important green
links between the development mews and open space.

lllustration showing local centres of attraction on either
side of the Community Park

lllustration showing the main landscape features of
contours and hedgerows
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lllustration showing the bus route passing through the
centre of the development

lllustration showing a network of pedestrian routes

3.4 From Vision to Masterplan

3. ENHANCING THE POTENTIAL OF PUBLIC TRANSPORT
PATRONAGE

The new development layout will promote bus services to
Banbury as a bus route will pass through the centre of the
development and all bus stops will be within five minutes
walking distances from the new homes. The movement and
frequency of buses through the centre of the development
area will influence people’s choice of different transport modes
and encourage bus trips to town.

4. CREATING A PEDESTRIAN/CYLE NETWORK

The pedestrian and cycle network will form a vital part of

the streets, lanes and courtyards of the new neighbourhood
linking the new development areas and the Community Park
to Banbury via Bankside, Cherwell Heights and the canal tow
path. As such, the new development at College Fields would
strengthen pedestrian and cycle routes throughout South
Banbury, and to Bodicote.

To support principles 3 and 4, the layout characteristics will
include:

» A network of footways that allow convenient access from the
new residential areas to bus stops and the canal footpath,

* Integration of bus circulation with the new neighbourhood
civic spaces;

» Location of amenity uses in association with these civic
spaces, including the uses that can support a local centre;
and,

» Commercial uses that can integrate into the townscape and
the residential area thus increasing public transport viability.
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4.1 The Strategic Concept Masterplan

Characteristics of the SCP

The summary of the last chapter shows some of the main structuring ele-
ments that have directly influenced the concept masterplan. These in turn
have been a direct response to the urban design and site-specific principles
produced in the Community Design Workshop. They include:

» The creation of a local centre and community park;

» The integration of existing landscape features;

» The potential to use the layout to increase public transport patronage;
and,

» The creation of a safe network of routes, whether walking or cycling.

Each of these elements, whist important in there own right, could create an

overly deterministic solution if one of them was considered more important

than the others. However, this concept masterplan balances the importance
of each and brings them together in a holistic way.

The most important feature of the whole is the emergence of a new village
in the larger southern urban area. The centre of the village is a composition
of different uses and functions that are similar to many traditional villages;
for example, it includes shops, a school, offices, a health centre and a
church.

The urban form is also similar to the character of local villages. The houses,
shops and offices are arranged in an irregular (or organic) grid of streets
and lanes. There is a mix of long vistas and small scale street views

which will be akin to villages rather than suburbs. The lanes and footpaths
that form the edges to open space and green corridors dictate the fronts

of houses rather than the backs. This is also true for the Oxford Road
frontage where a gradually widening street width (as seen in Adderbury)
provides a generous set back for continuous building frontage.

This arrangement is a sufficient attraction that local bus routes would pass
into the village. The route for the bus and the location of bus stops are po-
sitioned in conjunction with the intensity of development in order to provide
more homes within easy walking distance and encourage patronage.

The northern area is characterised by the Canalside location and is more
formal in nature than the southern development area. The main attraction
in the area will be the cluster of uses, including the canal, a public house, a
possible canal basin and children’s play area.

The Community Park will offer substantial areas of open space & recrea-
tional facilities, including waterside attractions, sports areas and leisure
walks. The park will also provide several access routes that link the south-
ern and northern residential areas, so that walking to the town centre is
encouraged. The park is set within a framework of new broadleaved tree
planting and regenerated hedgerows. As the park is located on the valley
slopes, this type of planting would safeguard and enhance the views to and
from the Cherwell Valley and create a filtered transition between Banbury’s
current urban edge and the valley.

A network of amenity open space within the development will be created

to soften the building line and create visual and ecological interest. For
example, a significant component of the southern development area is the
integration of existing hedgerows. These link the urban and community park
areas and indicate routes and edges such as those contained in historic
field patterns.
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4.1 The Strategic Concept Masterplan
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4.2 Land Use Distribution

Residential

Primary School

Employment

Health Centre

Site allocated for 2 uses:
Community Building (700 sgm)
and Place of Worship

Changing rooms

Retail

Public House

Community Park

Civic Space

Formal Sports provisions

Children's play space

Children's Nursery

Mixed Use Area

Canal and basin

JHCE EHC e HEEEN

Scale 1:10,000

The mix of uses at College Fields, Banbury is clustered to increase the vitality of the centre and to establish a village identity.
Rather than disperse activity of different uses to different locations the central civic space will have an increase in activity for a
longer period of the day. All activities can contribute to this, such as, morning and afternoon school trips, lunchtimes and early
evenings for local employees and daytime activity from convenience shoppers and those visiting the church and health centre.
Co-location of different uses will be addressed in order to reduce the potential for nuisance, such as between residential and
play facilities.
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4.3 Movement Strategy - Road Structure

Key: Number references

for highway types are those
used in the Residential Road
Design Guide, Oxfordshire
County Council.

mssssm 1 - Local Distributor

w3 - Major Access Road
ees==== 4 - Minor Access Road Ep

seeesesese= 7 2 Access Lane - with |
special consideration
of Canal Lane

FILIITLY
= u

: : 9 - Residential Square

H H
Lenanad

;/ Scale 1:10,000

Oxford Road is seen as the local distributor and route for through traffic to Banbury (no 1). An internal road hierarchy is
suggested, with the bus corridor as the major access road (no 3) in the southern part of the development. From here, minor
access loops (no 4) and access lanes (no 7) will serve the rest of the fabric, guaranteeing a strong residential character
throughout the development. Local neighbourhood squares are to be integrated in the residential fabric (no 9).

The traffic in the development will be calmed 'by design’, with a maximum speed limit of 20 m.p.h. throughout the development.
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4.4 Sustainability - Residential Density

Sustainable Residential areas

Recent government advice (such as PPG3) has sought more intensive use

of scarce land resources. It has also stated that new development has to

contribute to existing urban areas in a more sustainable way, encouraging

improvements in the quality of environment for local communities, more
walking to work and local amenities and more use of public transport for
work and amenities that are further afield.

This is not to say that all new developments should be built to the highest
density but that they should respond in the best way possible to their
urban context. Less car use in well connected areas can increase the
areas vitality with more people living there, whilst poorly connected areas
could not survive without significant car use but are also likely to have
fewer people living there.

In order to understand this and have guidance for all types of areas the
Government Office for the Southeast and English Partnerships have
separately published the matrix illustrated here.

Applying the Guidance

The matrix provides a guide to density for all urban places by referring to
location characteristics, such as closeness to amenities and public
transport; and, amount of car parking provision.

The column and row titles describe a place in these terms allowing a
density range to be applied. In the context of College Fields the plan
contains a concentration of some mixed-use and local amenities

and public transport. According to the matrix the most appropriate
density would be 30/50 dwellings per hectare as it describes the site
as ‘suburban’, ‘along a public transport corridor’, ‘high car parking

provision’ and ‘a residential mix of mostly houses with some flats’. This is

appropriate to the densities of 35 dph suggested in the NSCLP (2011).

Option1 Option 2 Option 3
Car Parking High Moderate Low
Provision 215 SPACES 15-15pace less than 1space
per unit per unit perunit
Predominant Detached & | Terraced
Housing linked houses & | Mostly flats
| Type houses flats
Location Setting
sitewithin 5 | Central 3407160 Fr/ha
Town Centre aaiE v 108
'Ped-Shed'
_; Ave.2.7hr fu
=| |Urban 200-450hr/ ha 45000 hir / ha
£ 55175 / ha 165-275u/ ha
3
1 [ Ave31hrfu _|Avezghriu
é Suburban 240-250hr/ha 250-350 hr /ha
15-60u/ha 8o-120u/ha
4 Ave,g.2hriu Aveyohriu
Sites along 1 |Urban xgoohriha  [300-g50h ha
Transport 1 oo’ ha w0450 u/ ha
Corridors &
Sites chose | Ave. 300 /U Ave.johriu
toa Town Suburban 50-200 hr / ha 200-200hr/ ha
Centre 3o-50u/ ha tha
‘Ped-Shed'
2 Bhr/u
Currently 2 |Suburba
Remote t
Sites
1
-

Average densities are based on case studies analysed as part of the Sustainable Residential
Quality: Exploring the housing potential of large sites research (LPAC, DETR, GOL, LT and
HC, 2000)

Residential

30 Dwellings per Hectare
Increased Parking Provision
Site from Amenities +Transport

35 Dwellings per Hectare

Medium parking Provision

Improved Public Transport

Corridors + Within easy walking distance of Amenities

40 Dwellings per Hectare
Medium Parking Provision
Site forming close to a Local centre with good Public Transport

50 Dwellings per Hectare
80% Parking Provision on Street
Site forming part of a Local centre with good Public Transport

What does density look like?

To illustrate what different densities looks like, a range of
recently completed residential schemes are examined in

the right column. The example sites illustrate the range of
densities in the lowest density category of PPG3. When
applied to the College Fields context, densities should have a
significant relationship to the public transport and mixed-use
characteristics and then diminish in density towards the more
sensitive countryside setting.
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4.5 Sustainability - Residential Density Principle

Not to Scale Digital mapping of Deddington

Density is not only relevant to new development. Existing towns and villages have a ‘density profile’ that will provide information
about character. To confirm assumptions about density for College Fields, a density analysis has been undertaken of
Deddington. As previously illustrated Deddington has been useful as a character reference to understand the kind of urban
form that should influence College Fields. Deddington was also used as a study for the Community Design Workshop. It would
therefore be useful to seen how the density assumptions of College Fields and Deddington compare. Four urban blocks of
Deddington were used:-

Block 1 — the block containing the Red Lion public house
Block 2 — the block containing the Old Vicarage

Block 3 — the block containing the library

Block 4 — the block containing the Unicorn Hotel

These blocks are digitally measured from Ordnance Survey to the back of pavement on surrounding streets and lanes. The
density assumptions discount non-residential single uses such as the British Royal Legion, the library and Centre Point plots.
There is an assumption of one dwelling associated with each public house.
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4.5 Sustainability - Residential Density Principles

Block 1 Block 2

0.0907 Ha 0.4501 Ha

7 dwellings 19 dwellings

77 dwellings per hectare 42 dwellings per hectare
Distance across backs - 6-12m Distance across backs - 46-53m

Block 3 Block 4
0.6259 Ha 0.7145 I-_Ia
19 dwellings 23 dwellings

32 dwellings per hectare

30 dwellings per hectare
Distance across backs - 48-71m

Distance across backs - 46-76m

Block 1 represents the kind of high density urban form that is located in town and village centres, and in general it is only
achievable within current development practice with undercroft parking. It should therefore be treated with caution as a model
for College Fields. Blocks 2-4 have a density range of 30-40 dwellings per hectare. This is despite having very high back-
of-block distances. They provide confirmation that using an average density of 35 dwelling per hectare is appropriate. As
suggested in Section 2.5 on building typology, the form of new development will be guided by village analysis through later

Design Codes.
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4.5 Sustainability - Residential Density Principle

Note:

These densities will be achieved with two
and three storey development. At no point
will ridge line be more than 12 m from
ground.

Dwellings per Hectare
30-34
35-42
43 - 47
48 - 52

Non-residential

e 1:10,000

Density is based on maximising the potential for the enhancement of public transport patronage. This approach suggests a
strong concentric urban form where the density gradient responds to the bus corridor and the clustering of local facilities. A
density band of 43 - 52 dph is proposed close to central bus stops, and a density band of 30 dph is proposed for the outer area.

This drawing represents a general approach to the principles of providing a range of densities. To achieve an average net density
of 35 D/Ha, the net residential area of 30Ha is multiplied by 35 to give a site capacity of 1050 dwellings. This should not be ex-
ceeded.
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4.6 Movement Strategy - Integrating Public Transport
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Local shuttle bus service to
the Town Centre and Local
Villages.

B W ® B Regional Oxford to Banbury
Bus Route.

200 metre distance to bus
stops influencing the intensity
of land use.

/

|
/ Scale 1:10,000

Density is based on maximising the potential for providing easy walking to bus stops and the cluster of amenities around the
civic space. The streets will be designed to allow convenient pedestrian, cycle and bus circulation of the site so that all residents
are within 3 minutes walk of bus stops which will be located at essential junctions and main attractors, such as the school. This
approach is coupled with appropriate parking provision in these areas which will encourage more sustainable transport usage
patterns.
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4.7 Movement Strategy - Pedestrian and Cyclist

Pedestrian routes that
integrate the urban and
landscape environment.

Canal Lane - Preserved right
of way.

Lit route of combined Cycle
— aNd Pedestrian way to Town
Centre.

Non-Lit route of combined
mmmmmmm=s Cycle and Pedestrian way to
Town Centre.

Leisure walks

) Scale 1:10,000

Civic spaces that integrate
pedestrians, cycles and
vehicles.

The existing rights of way through the development to Canal Lane and the Oxford Canal Walk will be safeguarded and
expanded. These form part of a network of strategic footpath and cycle links providing increased accessibility to the Cherwell
Valley and thus to Banbury town centre. They will be designed to link up with the existing residential fabric. Although Cherwell
Heights offers little opportunity for integrating pedestrian routes, footpaths will link into both ends of Chatsworth Drive and Arbury
Close cul-de-sac which provides a link to the Local Centre in Cherwell Heights. Footpaths will also link into Broad Gap and
Weeping Cross to establish pedestrian links with Bodicote village centre. Pedestrian routes will be established at the outset in
order to avoid applying them retrospectively as part of a highway led plan.
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4.8 Landscape strategy

Civic Spaces

- Formal Sports area

. Canal Basin
‘h Existing hedges

\ New hedges

¥ Trees

P T
Scale 1:10,000 { _ Detention basins
e

A quality landscape is important in adding detail to the urban grain. Landscape includes the framework of; structural
woodland, open spaces, parks and the design of squares and streets (street trees, planting, hard landscape and
furniture).
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4.8 Landscape strategy

Community Park

There is excellent scope within the Community Park to build upon the
existing but fragmented landscape framework.

A Landscape Concept was presented in the ‘Community Park Consultation
Exercise’ (May 2000) and The Community Design Workshop (March 2005)
further explored design principles for the park .

This has evolved into the landscape structure and Community Park which
fully protects the sensitive ‘valley slopes’ as illustrated on the Concept
Masterplan. This provides some 38.51 hectares ( 95.15 acres) of open
space. This forms an overlapping framework of grassland, hedgerows, and
blocks of broadleaved woodland, set within a large area of public open
space.

The detailed design for the Park would be determined with the District
Council through the Planning Application Process. The future management
of the park would need to be funded by the College Fields development.
Key issues are boundary details, species selection, and on going
management.

Overall objectives for the Park are to;

. Enhance biodiversity and habitat creation,

*  Provide a restoration of the landscape with new hedgerows and
woodland copses, using local species,

»  Seek to replicate the traditional landscape character of the Cherwell
Valley,

*  Provide large areas of informal open space for both the resident of the
new development and the existing wider community.

*  Provide a robust structural planting framework assimilating the
development into the broader landscape.

. Improve and increase accessibility with a new footway-cycleway route
connecting the Canalside development (AREA A) with the Oxford
Road development area (AREA B), together with additional informal
routes across the Park.

*  Provide areas of active play and formal sport provision to meet the
needs of the community.

Within the Park the existing hedgerows and semi mature hedgerow
trees would be fully protected and retained. As shown on the Concept
Masterplan a framework of new hedgerows, woodland copses and
occasional groups of individual trees would be established as part of the
landscape mitigation strategy.

Species should be selected to reflect local established hedgerows and
woodland and should be obtained from sound sources of provenance.
This will include for example; Oak, Ash, Midland Hawthorn Field Maple,
Blackthorn and Alder. All new vegetation recently planted would be
protected by temporary fencing or similar.

Grass areas should be carefully managed and designed depending on
their character, use and size to include for instance, compartments of short
mown grass, native wildflower mixes, and areas of natural undisturbed
grass areas.

Balancing facilities in the form of detention basins will be located within the
Park. These will be periodically wet and would be sensitively designed to
include native shrub and tree planting to encourage the passive treatment
of waters through biodegradation. These will be connected by a series of
shallow, periodically wet swales, allowing for increased habitat creation
and seeking to maximise biodiversity of the site. These swales could be
successfully designed to establish small shallow ponds,
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4.9 Landscape - Village square

A new setting for urban hedgerows

The retained hedgerows will typically be reinforced by the provision of
additional hedgerow and tree planting. These features will act as ‘green
corridors’ of nature conservation value across the site, and provide
movement and connectivity into the Community Park for wildlife. They will
also help to soften the built form, aid legibility as people move around the
site, and increase habitat creation.

The hedgerows and mature hedgerow trees are safeguarded within a 10m
wide (minimum) ‘green zone’ or ‘greenway’. They will be fully protected
during the construction of the development following guidance within BS
5837 ‘Trees in Relation to Construction’. The hedgerow and, or, the buffer
zone should to be robustly protected from development pressures by
means of an appropriate boundary treatment.

Occasional gaps should be provided through the hedgerow to act as
‘escape routes’, to increase connectivity to adjacent streets. These will be
carefully designed to avoid loss of mature trees or significant parts of the
hedgerow structure.

Typically informal linear grass areas of approx. 2-3 metres would be
located on either side of the hedgerow. These areas could accommodate
occasional individual tree planting. Over time, feature tree planting will
establish landmark features within the street and block, which could help
to terminate a view or provide a sense of identity. In some instances a
footway/cycle route could follow the line of the hedgerow.

Careful selection and location of all tree and hedgerow species will be
essential in terms of surveillance, future growth/maintenance, and safety.

Hedgerows in an urban landscape can serve a different function to those
that enclose fields and pasture. However the alignment and form of
hedgerows can contribute to the character of an urban area by showing
historic land uses such as field patterns, and enhance biodiversity and
nature conservation. In some instance they can help to establish Green
lanes for pedestrian and cycle movement.

In the process of bringing together the various design principles, there is
often tension between various design aspirations, whether it is movement,
land use or density. The same can occur between nature conservation and
the designation of land for development.

The existing hedgerow that run through the village square and then
alongside the main street will be is fully protected as an important feature
within the streetscene. Safeguarded within a minimum 10m wide green
zone, the hedgerow and its mature tree will be fully protected during
construction following the criteria set out in BS 5837. The detailed design
of the hedgerow and how it interacts with the street and block will be
rigorously tested as part of the Design Code process. A robust and
practical design solution will be prepared as part of the coding exercise.

Key considerations will be edge and boundary details in terms of how the
feature is protected, permeability for pedestrians and connectivity, user
safety, and long term management and maintenance issues. Opportunity
exists for the buffer zone to be widened to establish a village green or a
linear green space alongside the main street, and could include a footway/
cycleway or additional feature tree planting. The corridor should be highly
surveyed by adjacent properties and buildings.
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4.9 Landscape - Village square
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4.10 Sustainability - Site Layout

Block and building layout can have a significant impact on the energy
use and solar potential of a site, including the opportunity to create sunny
spaces both inside and out. In general the College Fields site has a
south easterly orientation. As a result of making best use of scarce land
resource together with local village character references, many of the
streets and blocks are intimate in scale.

At the outset this can be seen as an inherent disadvantage to making
effective use of energy from passive solar orientation. However there are
several exceptions to this.

Commercial and community buildings

Various techniques can be adopted to provide solar control such as

solar shading (or high level windows) and this can allow a contemporary
architectural expression to civic buildings. The school in particular has the
potential to enhance available daylight whilst performing as important civic
function as part of the mixed-use village centre.

The built form of the community buildings is also an important
consideration. Ventilation, natural lighting and depth of plan impact
significantly on the passive energy characteristics. Generally depths of 15-
18m are the most common and allow for the use of a variety of mechanical
systems as well as maximising flexibility for letting. However, if natural
ventilation is required the depth should be 13.5-15m.

Housing

EcoHomes is a sustainability certification method promoted by the Building
Research Establishment and sponsored by NHBC. It is the residential
version of BREEAM and will be used to assess dwellings at College
Fields. BRE has a continuous programme for updating and developing the
BREEAM awards including EcoHomes. Therefore, care should

be taken to ensure that the current version is being considered for
particular schemes. EcoHomes balances environmental performance

with the need for a high quality of life and a safe and healthy internal
environment. The issues assessed are grouped into seven categories:
energy; water; pollution; materials; transport; ecology and land

use; health and well-being. Many of the issues are optional, ensuring
EcoHomes is flexible enough to be tailored to a particular development or
market.

There are four levels of standard possible — Pass, Good, Very Good, and
Excellent. Current discussions for College Fields suggest that 'Good" will
be achieved.

For amenity and passive solar energy the preferred orientation for housing
is within 20 degrees of South. Although some homes will have this
opportunity the street configuration means that the majority will rely on
other ways of achieving low energy use and solar penetration.

Joined up building or terrace blocks will reduce the amount of building
envelope heat loss while shallow plans will increase daylight penetration.
If typical plan depths of 10m are used open plan (or through aspect)
ground floors will have an increased daylight potential particularly in the
morning and evening. This can be enhanced by the careful design of
larger glazed areas and balconies.
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"Good lighting is important in schools for functional reasons
and because it can have a powerful effect on the atmosphere
of a space. Daylight should be the principle means of
illumination where possible (this is especially important for
visual disciplines such as art). Variety and interest should be
aimed for rather than an even flat light. The use of windows to
‘open out’ the school to surrounding views is also important.
... A space can be considered well day lit if it has an average
daylight factor of 4-5% and a uniformity ratio of 0.3-0.4. Key
factors in achieving this are the position and area of glazing,
ceiling height and depth of space. Daylighting should therefore
be considered at the earliest planning stage."

(DfES, SCHOOLS FOR THE FUTURE, Designs for Learning
Communities, Building Bulletin 95, The Stationary Office, 2002)

Typical block layout showing a mix of deep plan and shallow plan
houses that can exploit solar orientation



College Fields, Banbury - Urban Design Framework

The Strategic Concept Masterplan

All of these images illustrate ways to
provide a quality of place.

This approach to designing in Art rather
than the set piece is more in keeping with
the ethos of art being part of the design
process, not an additional veneer.
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4.11 Landscape - Public Art

Introduction

Gallagher Estates and Hallam Land Management recognise the role that
public art can play in delivering these aspirations and in creating a unique
settlement identity and sense of place that is both legible and distinct. If
applied correctly public art can also reinforce residents’ respect for their
environment and enhance civic pride.

The approach that Gallagher Estates and Hallam Land Management is
promoting is to consider art and specifically the role of ‘Public Art’ as an
opportunity to incorporate the inclusion of this form in carefully selected
areas throughout the scheme.

Art can include stand-alone pieces of artwork and as an element of the
place-making process at a more ‘grass roots’ level, with all the components
of the scheme being available to offer an opportunity for art to be
incorporated as part of the design process, not as an after thought.

To that end the developers will incorporate art into what is normally
considered as functional elements of development, through the delivery of
an identifiable character of College Fields, resulting in a clear and distinct
identity which will foster ownership by those involved in the decision
making process.

The role of the community and specifically youth involvement is a key
part of the ‘place-making’ process, which will allow those who will be most
closely affected by the settlement to have a positive say in what goes into
it.

It is anticipated that this close community involvement will result in
elements such as play, public realm and community buildings reflecting
the need and aspirations of the residents. This approach will benefit the
settlement through better security, increased usage and further remove
those components that are provided, "because we are required to", but do
not deliver what we want.

The overall process of art provision should be organic and flexible, allowing
the delivery and replacement of pieces of art to respond to their emerging
environment.

Details of specific pieces or the opportunity for ‘Public Art’ will be found in
later ‘Detailed Design Briefs’.
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An example of a different way to consider
the impact of design, through colour and
associated function type. This colour
block can also be used to control the
design process to ensure all architecture
relates to art and design.
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4.11 Landscape - Public Art

Examples of features to be considered:

» Benches/seating

* Fences/railings

» Signposts

* Information boards

» Bus shelters

« Lamp posts/lighting/lllumination
* Rubbish bins

« Play equipment

* Mosaics and wall coverings

Community Buildings

The use of public art on, or in association with, community buildings could
also be considered, particularly where the art can help define the buildings
function and community status.

The careful use of materials and lighting can transform a street into a
place.

Function of art as a navigational aid

Public art will be particularly appropriate in locations along main navigation
routes, public spaces and in gateways where they can create landmarks
and develop the legibility of the settlement.

Stand-alone pieces

Notwithstanding this approach, stand-alone pieces of artwork may be
encouraged in circumstances where it serves a clear function. In this
respect art may be commissioned where it helps legibility or as a key
directional ‘land mark’ feature.

Local Involvement
Designs of local or historic significance are considered particularly
important and will ensure ‘pride of place’ and add interest to the settlement.
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4.12 Approach to delivery

Gallagher Estates and Hallam Land Management (JJG/HLM) will
control and manage the development of the site throughout its various
phases. They are providing a concept masterplan consistent with the
current planning policy agenda as set out in national, regional and local
development plan documents. In undertaking this role they will organise
and deliver various detailed planning approvals and the provision of
infrastructure in advance of the release of various phases and parcels.

Achieving a successful urban design requires good quality control
throughout the whole development process, before, during and after
development. The Urban Design Framework is one part of that process
as indicated on page 2. Further detailed work will define the land parcels
within the site. It would set the broad design parameters for the whole site
based on the objectives and vision for the overall concept masterplan as
set out in this statement.

It is intended that the Urban Design Framework will inform but not
constrain development and form the basis for Design Codes for each
development parcel (see page 25, key urban design principle 7).

At the site construction stage, JUG/HLM will ensure that the procurement
of building and spaces retains a level of quality, through site supervision. In
particular when mitigating effects on the environment and the amenities of
local residents.

Once the development is complete, JJG/HLM will support the long term
management strategy for the site. This could take the form of an estate
management body or parish council that could retain the upkeep of the

public realm areas.
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