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CONSULTATION – Discharge of Planning Conditions Following Granting of Permission
The former RAF Heyford is an important strategic development site in the District.  The site is also an important heritage asset and one of the best preserved Cold War Air Bases in the UK.  Future development proposals must balance the heritage of the site with the establishment of a new residential identity which complements and enhances the existing character.
The Design Codes are an important part in ensuring that the masterplanning principles established in outline are translated into a clear physical vision for the site that clearly sets out and defines the architectural and public realm character.  The Design Codes have been subject to extensive discussions between CDC Officers and the Bovis Homes / Dorchester Group design team, who meet on a bi weekly basis.  The process started in September last year and the first version of the codes was submitted in January this year.  We are now on version five of the Design Codes which is the culmination of extensive collaborative discussions with the development team to attain an appropriate level of prescription, development vision and the translation of these elements into the Design Code.
Version Five represents the final formal submission of the Design Codes.  This version of the codes has no structural change from the previous version, but has refined a number of points which were formally agreed with the developers’ team in early September.  Both Version Four and Five of the codes mark a substantial improvement on the initial codes which were submitted for comment to the Council at the beginning of this year.  In particular, the importance of the sites heritage has been understood and a vision for the site established, which builds on its character and heritage.  Version Five picks up a number of these issues in detail, establishing a design code which will support the long term development of this site.
It is important to note that these comments represent a first review of the Design Codes.  Due to the timescale of this project we have only had only two days to undertake a review.  In this time I have been able to read through the codes in detail, however, there has not been time to cross reference changes made from previous versions or adherence from pervious comments.  
Design Code Condition
The principle of development was established in the Outline Planning Permission approved in 2011.  Condition Seven of this application required the submission and approval in writing of a Design Code for any phase of the settlement before a reserve matters application is submitted. 

The Design Code shall comprise:

i) Land use, density, layout of streets and public spaces and character areas;
ii) Landscape, including for the immediate setting of the new settlement, to include retained trees and vegetation, new planting, public open space, amenity space, children’s’ play areas, sports facilities, footpaths, public spaces, together with adoption arrangements and extent;
iii) Surface water control, including design standards and methodology for sustainable drainage systems, details of specific features, including appropriate options for Sustainable Urban Drainage (SUDS), swales, together with adoption arrangements and extent; Application No : 10/01642/OUT 4 of 23
iv) Public realm, including hierarchy of streets and public spaces, characteristics, dimensions, building line and or setbacks, materials, means of enclosure, street furniture, including street lighting, and car parking, methods to control traffic speeds and create legibility, together with adoption arrangements and extent;
v) Built form, including scale, materials, roof treatment, elevational treatment, treatment of landmark and marker buildings, key frontages and gateways;
vi) Sustainable design, including the measures to be incorporated to ensure that the development complies with at least the minimum Code Level required by the Building Regulations in the Code for Sustainable Homes and to assess the impact this would have on appearance;
vii) Car and cycle parking, including standards of provision by land use and dwelling type; and
viii) Waste recycling, including how the Councils standards for individual householders’ waste and recycling bins are to be accommodated within the dwelling curtilage and refuse vehicle access to these obtained.
The development shall thereafter be carried out in accordance with the approved Design Codes. 
Reason - Design Codes, together with the Approved Master Plan, are required at the beginning of the development process to ensure that the subsequent reserved matters applications are considered and

determined by the Local Planning Authority in the context of an overall approach for the site consistent with the requirement to achieve a high quality design as out in the Environmental Statement, the Revised Comprehensive Planning Brief for the site, and Policies UH4 of the Non Statutory Cherwell Local Plan, H2 of the Oxfordshire Structure Plan 2016 and comply with Policies CC6, CC7 and H5 of the South East Plan 2009.’

Structure and Navigation
The codes are an active management document which will form the frame of reference for developers, engineers and designers producing the Reserve Matters Applications for the site.  The document will also be used by CDC officers in determining planning applications.  It is therefore important that the document is structured to be readily accessible for all users.  A number of key changes have been made to the document to improve this and a user guide can be found on Page 10, which directs the user through to relevant areas of the document.
Character and Context

The nature and form of development at Heyford Camp is varied, with different characters reflecting the different uses across the site.  To the South of Camp Road the majority of development is residential, with some community and sports facilities.  To the north of Camp Road the nature of the built form is largely technical (bar a small residential pocket to the northeast).  A brief analysis has been undertaken of the architectural context, which has informed the vision and the architectural cues for the site.
· Mid 20th century officers housing is located to the east of the site and to the north of Camp Road.  The housing in this area is predominantly brick, with some render.  The majority of the housing is defined by clear form and simple detailing.  Gable roofs, a strong roofline, and simple form all contribute to the pared back Arts and Craft character of this area.
· Early 20th century sergeants housing at Carswell Circle.  This area is defined by simple rows of rendered terraces, each with a gable and bay window, providing a simple rhythm to the street.  The area is structured around a central green, giving it a ‘Garden City’ character.
· A number of residential areas were developed by the US Military.  Pre fabricated bungalows were constructed to the west of Carswell Circle and to the north east of the site.  A refurbishment programme is planned for these units.
· The Trident area was developed in the 1920’s and formed the technical area of the early RAF Site.  The area was laid out by Trenchard and it typical of other layouts of this period; with a campus style and extensive planting.  The buildings in this area vary according to their function, with the formal neo Georgian character of the Officers Mess and Heyford House, and the industrial character of ‘A Frame’ Hangars.
· The Cold War military buildings are located on the flying field, which has an open character.  These buildings are large scale in character, largely concrete and are visible from the northern edge of the site.
Vision and Key Principles
A vision for the site has been set out to provide the starting point for the Design Codes.  The vision is to develop a new settlement, which builds on the existing character of the heritage and landscape of the site.  The vision seeks to bring together these elements, reinforcing and enhancing the character through new development.  Having established a vision that is supported by both the developers and Officers, the role of the design codes is to explain in technical detail how this vision will be interpreted in various areas of the scheme.
A number of key principles have been established within the Vision for the Design Codes which will be important in setting the scene for the specific character area codes.
· Architectural and character cues, drawn from the simple, military expression of the Arts and Crafts Movement at Heyford.
· The retention of the campus layout of the Trident Area, with a new (more contemporary) approach to architectural design and details.
· The positive integration of the existing buildings into the development scheme.
· The establishment of a vibrant heart to the community at the village centre, with appropriate shops and facilities.
· The enhancement of the existing character of Camp Road, through the retention of, and new provision of, landscaped verges and avenue trees.
· The retention of existing mature trees and planting throughout the site.
Character Areas
Seven Character Areas have been defined in the document.  These represent different site conditions each with their own distinct character.  There are also a number of special conditions which have been identified, where a specific response is required.
· Village Centre - located in the heart of the site.
· Village Centre Residential – Camp Road residential frontage on either side of the Village Centre.

· Camp Road – main residential frontage along Camp Road.

· Village Green – major open space with a close spatial relationship to the Village Centre.
· Trident Area – residential renovation of the technical area which retains the campus style.
· Rural Edge – sensitive rural edge to development.
· Core Housing Area West – residential area to the north and south of Camp Road.
· Core Housing Area East – residential area to the north and south of Camp Road.
Street Design
The streets and public realm will form an important component of the site character.  The current character of these elements at Heyford is varied, with some low key residential routes and wide routes in the technical area and Camp Road.  It is important that the movement network forms a well connected series of route ways which are fully coordinated with the existing layout and development.  The importance of encouraging walking and cycling through the site is important to highlight, especially in relation to the Free School proposals and the configuration of open spaces and play areas.
· The proposals for the movement network across the site are based around retaining Camp Road as the Central Axial Route that connects the site together.  To the north of Camp Road there is very little change to the actual alignment of the routes, though they will be upgraded.  To the south of Camp Road the new development will provide a stronger gateway into Carswell Circle.  The new development to the south of Camp Road will be located on either side of the existing housing.  A secondary loop will form a bus route which connects the western and eastern areas of development through the Carswell Circle area.
· Camp Road forms the main route through the site and its character is defined by its linear nature, and verdant verges and avenue tree planting.  It is important that the core character of this route is maintained, while allowing for new development along its length, traffic calming, crossing points and bus stops.  .
· To ensure continuity of the Camp Road, and minimise breaks in the landscape the code specifies the maximum size of driveway crossing Camp Road (3m) and a minimum size of verge running along Camp Road without interruption (12.5m).  . 
· The secondary street accommodates a bus route and loops around the south of the site, through the existing Carswell Circle Area and around the Village Green to the East of the site.  The street is designed with footpaths on either side with some structured on street parking and treed grass verges.
· The tertiary streets provide low key connections between development areas.  These routes are designed as traditional streets and will be residential in character.  These streets will have some parking alongside structured verges and parking, similar to the Secondary Streets.
· The Trident Area has been identified as a special form of Tertiary Street and the strong geometry of these streets will be retained.  It is intended that the physical structure and forms of these routes will also be retained, with upgrades as required to bring the routes up to modern standards. 
· The shared surface streets will be low key and will place emphasis on pedestrian and cycle movement above vehicular movement.  The streets will be designed as spaces, which form part of the public realm, with incidental spaces for sitting etc.  Parking will be a mixture of on plot and will be formally laid out in the streets.
· Small private driveways provide very low key access to small pockets of development.  These will be narrow shared surface areas, which will run for short lengths through the site.
· Where possible, pedestrian connections between existing and proposed areas have been reinforced.

· A series of traffic calming options have been considered for the site.  On Camp Road, formal solutions, such as constrictions and horizontal and vertical realignment are proposed.  On other streets, site specific design interventions will be used to reduce speeds.  
Parking Strategy
The configuration of parking will be an important influence on the character of areas.  Different street types, character areas and building types will have a different approach to parking depending on the context.  

· Camp Road will not have any on street parking, apart from around the Village Centre.  The majority of parking will be on plot, with garages and driveways.  Some parking squares may be required in the Village Centre Area Residential.
· The landscaped courtyards and parking squares should be designed as an integral part of the public realm design, with high quality materials and landscape details.
· Other streets will have a mixture of on street and on plot parking.
Landscape and Public Realm Design
The existing landscape at Heyford is an important element of the areas character.  Much of the site is punctuated by grassed open space, planted verges and a verdant mixture of trees.  This is one of the key characteristics of Heyford and it is important that this character is reinforced.  A series of spaces have been established through the code, some reinforcing existing and some new, such as the SUDS corridor.
· A number of discussions have been had about the distribution of play areas throughout the site.  Two LEAPS+ are proposed, one to the east in the SUDS corridor and the second within the Village Green.  LEAPS are also proposed to the northeast of the site, to the north of the officers’ houses and in Carswell Circle.  Nine LAPS distributed around the site. 
· The Village Centre should be an area of high quality public realm.  The section of Camp Road, as it runs through the Village Centre, will be turned into a shared surface route, with the emphasis placed on the pedestrian connections that can be made between this area and the Village Green.  The north east of the Village Centre should also form a high quality public realm area, providing the setting to Heyford House and encompassing the junction at the apex of the Trident.
· The Village Green is located on the former parade ground.  The landscape character of this area will build on the formal character cues of the area, using formal landscape elements, such as Avenue planting.  This character will be reinforced by the formal built form and the retention of a number of the historic buildings.
Threshold Boundaries
One of the key characteristic of Heyford is the open nature of the site.  This has been discussed with the Developers Team during the process and it has been agreed that the codes would reference the principle of open thresholds. 
· One area where this principle is broken is along Camp Road where, hedgerows will be located along the boundary area, though managed in the public realm.  One of the key characteristics of Camp Road is its strong landscape form and the use of hedgerows reinforces this character.
General Design Principles

The Outline Application established a number of principles that set out how the design and urban design principles should be applied to the site.  The codes take this as a starting point and set out how these principles should be interpreted in greater detail.

· A ‘Regulating Plan’ has been established.  This sets out areas of visual linkages; key frontages; gateways into the site; landmark buildings and key corners.  There are a number of suggestions that CDC made for this diagram in August, including additional landmarks and visual links that should be incorporated into the plan. 
· Building density is set out in more detail in the document.  This establishes lower densities along Camp Road and the southeast edge of the site and higher densities within the Trident area.  
· Building heights vary from 2 – 3 storeys across the site, with greater presence to the centre of the site along Camp Road, the Village Centre and the Trident Area.  We have raised a number of times that the description is not clear for the Trident Area which should be defined as ‘predominantly 2.5 – 3 storey.
· A number of edge types have been defined in the codes, which explain some of the character cues for the development in these areas.  
CA1 – New Village Centre
The new Village Centre is located along Camp Road in the heart of the site.  The character of this area should be defined by the existing buildings which will continue to have a strong role in the centre when the development is completed.  The role of this area is to provide mixed use development, including community facilities such as retail space and potentially a public house.  
· Camp Road will be made into a shared surface area for the length of the Village Centre.  This will encourage a public realm led approach to this area of development.
· Servicing will be carefully configured at the side of blocks to minimise the impact onto the public realm.
· Parking will be to both the north and south of the Village Centre Block.
· There are a number of existing buildings which are currently in this area, which will be important in framing any new development.  
· This area provides important connections through the site to the Trident Area, the Village Green and development along Camp Road.  
CA2 – Village Centre Residential
This area provides the transition between the main residential areas along Camp Road and the Village Centre, by providing greater presence of housing and continuity of street frontage.  The area links directly with the Village Centre and a bespoke design solution will be required in these areas.  

The area provides an interface to a number of existing built areas whose character should be enhanced by the new development.  To the southwest of the character area development will back onto the existing properties on Gordon Road and the new development will provide a gateway into Carswell Circle.  To the northwest of the character area development will have to sit comfortably with the scale of the existing hangars.
· The existing hangars are located to northwest of the area, future reserve matters applications  will take full account of the scale of the existing hangars
· It will be important that a higher presence and scale than other areas of Camp Road to provide a transition to the Village Centre.  This is coded through the roof pitch and a requirement for predominantly 2.5 storey homes.

CA3 – Trident Housing

This area is located immediately to the north of the New Village Centre and it will be important that the character fits well with this area.  Much of the character of the Trident area will originate from its existing structure, which is defined by the formal axial routes which radiate from the apex to the north of the Village Centre.  The vision for this area is based around a campus style of development, with clearly defined buildings that sit within an open space structure. The streets are defined by existing tree planting which will provide a mature setting for development.  The northern boundary of the Trident area interfaces with some of the large scale airfield buildings and development in this area should fit with the scale of these buildings and reinforce and enhance the character of this area.
· Open plot boundaries will be important in achieving an open Campus Style.
· Establishing an acceptable relationship with the existing hangars is an important issue which will be managed in Reserve Matters Applications.
· The potential for gable roofs has been considered and could help relate the buildings to the industrial roof profile of the adjacent hangar buildings.
CA4 – Camp Road

Camp Road is the main route running through the site and will connect development to Upper Heyford, Middleton Stoney and Ardley.  Camp Road has a distinct linear character, reinforced by wide verges and avenue tree planting.  The character of buildings in this area of Camp Road will build upon the simple Arts and Crafts character of the Officers housing to the east of the site.  This is typified by predominantly brick detached housing, with simple detailing.  The officers housing has greater presence than other residential buildings on the site with higher floor ceiling heights, eaves and ridge line.

· Buildings will be simply detailed and will be predominantly brick. 
CA5 – Village Green

The Village Green is a key open space that forms the main formal landscape space within the development.  This area is located to the south of the Village Centre and the area was once the parade ground for the base.  The landscape design should build on the formal and rectilinear character of this space.  Development in this area will have a strong character that clearly defines the edge of the space.  There are a number of existing buildings that will be retained and will be dominant within the northern and southern elevation from the Green.  These buildings have a strong presence and the development proposals should have a clear and sympathetic relationship with these features.  The area should be configured to provide clear connections to and help orientate pedestrians from the Green to the Village Centre.  
· The role existing buildings will have in this area will vary, but are likely to be commercial.  Building 485 has some potential to be residential.  
CA6 – Rural Edge

This area makes up the south eastern area of the development site.  The area looks out over the countryside and will provide a low density and less formal element of the site that fits with the context and concludes the southern development edge.  Development in this area should maximise the views over the open countryside.

· Development to the north and east of the character area will be adjacent to the Camp Road and Village Green Character Area.   
· To the southwest of this area Field Barn Farm and Field Barn Cottage are located.  
CA7 – Core Housing West

The core housing area to the west of the site is located to the north and south of Camp Road.  This area forms a major area of development, the character of development has been inspired by the simple Arts and Crafts form which can be found in Carswell Crescent and the Officers housing at Heyford.  The simple cues that define these areas should be reinterpreted here.  Development adjacent to existing buildings and will need to a clear design criteria to fit comfortably with them.  To the north development will interface with the airfield and to the southeast development will back on to the existing bungalows.
Two special condition areas have been identified which run through this area: SUDS Corridor and Secondary Route

· This area should have a greater proportion of terraces to provide consistency and continuity to development.
· There is likely to be more on street parking in this area than other areas of the site, as if the parking is predominantly on plot it will limit the potential for the built form to positively address the street.
CA8 – Core Housing East

The core housing area to the east of the site is located to the north and south of Camp Road.  This area forms a major area of development to the south and a smaller area of development to the north.  Each of these areas will vary according to the site context.  The character of built form has been inspired by the simple Arts and Crafts form which can be found in Carswell Crescent and the Officers housing at Heyford.  

Development will sit next to existing buildings and needs to reflect this context.  To the north development will be accessed via the existing officers housing, and will back on to the existing bungalows and the airfield.  To the southwest of the character area development will infill areas of Carwell Circle, so it is critical that development in this area builds upon existing.  

· There will be a greater proportion of terraces in this area to provide consistency and continuity to development.
· Building 488 is being retained as part of the development proposals and will sit within the ‘Park Street’ context.

Special Condition Areas – General Comments
The Special Condition areas have been highlighted as areas that require more detailed guidance than is set out in the general character area codes.  Overall the special condition codes are very light, with the majority of codes coming from the core character areas 
Special Condition Area A – SUDs Corridor
The SUDS Corridor is located in the CA7 Character Area.  This area is focused on a linear green space, which includes SUDs, recreational space and a N – S footpath.  The area is lower density than other areas of the site and will have a less formal character.
Special Condition Area B and C  – Western and Eastern Airfield Interface
A number of areas on the site back onto the airfield area.  Consideration needs to be given, both to the visual amenity of new residents and to the heritage setting of the airfield.

· A 2m secure zone has been provided with secure cat and dog proof fencing onto the airfield.  
· Minimum garden depths have been given of 10m onto the airfield. 
Special Condition Area D – Secondary Street
This route will form an important route through the south of the site, connecting various character areas and conditions together.  It is important for the overall legibility of the site that this area has a clear hierarchy in relation to other areas.
Sustainable Design and Infrastructure
· A SUDs corridor has been proposed for the site.  The codes discuss the adoption process only and do not give details in the Character Areas or Landscape section on its nature and form.
· It is proposed that the housing will meet appropriate codes levels through careful configuration of the building fabric to provide highly insulated buildings, with high levels of air tightness and thermal bridging to achieve standards.

Heritage Management Issues

Upper Heyford is an important heritage site, exemplifying the history of the Cold War period.  The Design Codes have come along way from their initial submission in January.  There have been compromises along the way, but we now have a clear vision and set of themes to structure development.
The comments set out within this note reflect the views from a Design and Masterplanning perspective and while these have taken on board the heritage issues, the view from a purely Heritage Management perspective will differ.  English Heritage has raised a number of points on the Design Codes.  
Final Changes Required
There are a small number of small changes that have been identified in the codes by CDC.  It is anticipated that these should be included in the final version of the codes that is taken to planning committee or conditioned.
· There are a number of small typos that should be corrected, alongside some inconsistent punctuation.

· Reference to threshold Boundaries should be removed throughout the document, as previously agreed.
· Diagrams and associated text, indicating buildings to be removed must be consistent with the Outline Application.
P13 – Codes submitted in June (not May as set out)

P19 – Clarify ‘Open space to south of Camp Road (Former Parade Ground)

P41 – Camp Road 1.8m footway  - should be 2m. 

P51 – Remove reference to tandem parking.
P57 – It was agreed that this diagram would be updated to show visual links through the Trident area 

P59 – Change legend to say ‘predominantly 2.5 – 3 storey’ for Trident area.  Remove reference to removal on the legend.
P62 – Para 4.27.  Remove ‘if they are retained’.

P69 – Table has slipped on page and covers the footer.  

· 9 - Building materials: slate / slate effect.
· 10 - Remove reference to low walls.
P71 – slate / slate effect.
· Table has slipped on page and partially covers caption.
· Sketch has limited scale.
· Parking table needs checking.  This is probably just a graphic mistake.  On street parking is not appropriate and parking squares are unlikely to be used here.
P73 – 2 – The following bullet has been removed and should be reinstated: ‘Houses and apartments a minimum of 4 terrace houses in one row’.

· 5 – The text has been changed – ‘5m gap…’

· 9 – slate / slate effect.
· 10 – remove the reference to boundaries.
· 10 – third bullet ‘using shared surface’.
P75 – Remove building 133 on diagram.
P77 – slate / slate effect.
P79 – slate / slate effect.
P83 – slate / slate effect.
P85 – slate / slate effect.
P89 – slate / slate effect.
P91 – slate / slate effect.
P95 – slate / slate effect.
P97 – 2 – Change wording of first bullet to ‘Predominantly short terraces with some detached and semi detached housing’.
· slate / slate effect.
P103 – 2 – Change wording of first bullet to ‘Predominantly short terraces with some detached and semi detached housing’.
· slate / slate effect.
P107 – slate / slate effect.
P109 – slate / slate effect.
· 10  - what does this statement mean? ‘hard landscape to design at high kerbs and limit the extent of higher category roads’.
P113 – slate / slate effect.
· 10 – remove reference to thresholds.
P114 – 4.61, ii.  Remove reference to ‘this can also include materials that will not be acceptable’.
P121 – 5.3 - remove reference to boundary treatments.
P122 – 5.10 – remove reference to residential boundaries.
P124 – Title change to Street Furniture (remove ‘Boundary Treatments and’)

Conclusions

The codes have developed substantially since they were initially submitted for comment to the Council in January this year.  The Design Codes are not a substitute for good planning and design guidance with each Reserve Matters Application.  The level of prescription has been kept at a level that provides guidance for the overall form and character of development and ensures that CDC can be confident of a consistent development approach.  By approving the Design Codes the Planning Committee should be happy that the vision and character cues, as set out in the codes present an appropriate development approach.  It is my view that the codes should be approved, subject to the small changes above.
	Officer
	Clare Mitchell - Design and Conservation Team Leader

	Date
	20th  September 2013

	
	

	Other Information
	It must be stressed that these comments cannot constitute a formal determination under the ‘Town and Country Planning Act 1990’, or the ‘Planning (Listed Buildings and Conservation Areas) Act 1990’ and that it contains only informal, officer advice, which cannot prejudice any subsequent decision of the Local Planning Authority.  




