10/01780/Hybrid

Bicester Eco Town Exemplar

urban design comments

These comments are provided on the hybrid application for full consent for 393 dwellings and outline consent for community facilities, local employment, retail, education etc and take the following structure:

· Layout

· House types

· Floorplan: affordable housing, market housing

· Appearance: all types, type 1, type 3, type 5, Enriched 1, enriched2, Flats, Bungalows

· Assessment against policy

· Local distinctiveness / appropriate to context

· High quality inclusive desin

· Density / efficiency of layout

· Car parking

· Design and Access Statement


We have previously provided comments at pre-application stage on the layout at a number of meetings and on the house types verbally in 2 meetings and also in writing, but we did not see several of the house types prior to submission of the application.  Many of the pre-application comments remain relevant.

1
Layout

1.1
There is little in the Design and Access Statement that explains the design principles that have informed the approach to layout, other than the “agrarian grid” ie the pattern of field boundaries.  The orientation of field boundaries has been adhered to rigidly and a very regular grid of streets results.  However, this orientation is not ideally placed to maximise solar gain.

The layout appears to be composed of a series of set pieces that have been stamped across the fields:

· Virtually all 2 and 3 bedroomed houses are terraced with parking in rear courts

· Virtually all 4 and 5 bedroomed houses are detached with on plot parking.

· The main spine road has no direct access, and is fronted by mainly gable fronted terraces
· The cross streets have limited frontage of terraced houses and gables

· Type 1 Home Zones are at the interface of the terraced houses and the detached houses

· Type 2 Home Zones all identical with eight detached type 4 gable fronted houses and parking to the side of each

· Rural lanes access exclusively detached 4 and 5 bedroomed houses.

1.2
This approach creates a very repetitive layout, with little change of pace or scale, poor legibility with few landmarks to aid navigation.  In many instances there is:

· little coherence of building line to create tangible streets 
· no change of building line  to open up spaces in the public realm
· a lack of buildings that effectively pivot to lead the eye around a corner
· a lack of buildings to gently lead the eye along a sinuous street
· no end stops to vistas along streets
· no subtle changes in alignment as, other than the spine road frontage, all dwellings are at 90 degrees to each other. 
The concept of 5 -10% “special” house types was introduced to add interest and these are now known as “Enriched” types.  They are scattered across the development but not necessarily in locations where they are an aid to positive place making.  

1.3
The layout is inefficient, with very small perimeter blocks (as small as 45m x 30m), which gives rise to short streets serving few dwellings (as few as 6 but averaging only 11 per block). These dimensions make it difficult for all sides of the perimeter blocks to adequately address the streets and create coherent street frontages. There is duplication of vehicle space through the provision of rear parking areas for the terraces. The average length of highway (excluding rear parking areas) per dwelling is 12.7m. This is well below the 5m frontage that Bio-Regional advises is required for a viable district heating system. It compares unfavourably with 6.8m highway per dwelling for standard detached houses with traditional layout at Bure Park (dating from 1995) and 6.2m highway per dwelling for a mix of standard layout and rear courts at Bicester Fields Farm (dating from 1998). 

1.4
As a result of the inefficient layout, the density is low, between 19 dph and 25 dph, only rising to 29 dph east of the High Street where flats are included.  The net density excluding ALL open space averages 27 dph, which is not a particularly efficient use of land. This is below the net density of 31-32 dph at Bure Park and Bicester Fields Farm and well below the 50dph advised by BioRegional as being required for viable district heating systems. Despite the low density, the inefficient layout results in a high ratio of vehicle space per dwelling and results in small rear gardens and reduced public green space. 

1.5
Some of the rear gardens are smaller than the footprint of the house and are north facing.  Some of the affordable houses have gardens so small that they will be entirely dominated by the bin and bike stores and gardens sheds, resulting in poor amenity for households. 

1.6
Apart from the waterway corridor, much of the green space is pushed to the edges of the site, where it becomes a series of linear corridors.  27.72% of green space is distributed in this way. Other than west of the northern spine road, green space is not used to create major areas of soft public realm within the housing layout.  A more efficient layout with higher density would produce a change of pace and character and provide the opportunity to integrate green space within the housing areas for children’s play space and general amenity, so further aiding legibility and making a positive contribution to place making.  It could also take the pressure off the areas of highest biodiversity.  The green space, particularly along the water course, needs to accommodate conflicting uses and its biodiversity and existing vegetation could be compromised. The play space here is squeezed, is poorly over looked and compromised by gradient, albeit imaginative use of the slope has been integrated into the proposals, and it is not clear whether damage to existing vegetation would result.   The SUDs and balancing ponds are squeezed and in some cases not well related to buildings, eg that between plots 239 and 240.  A further 21.16% of the green space is attributed to Home Zones.  Adopted highways are not included in definition of green infrastructure nor within our play policy so this would be a departure and we are yet to receive information to indicate that the home zones proposed here could meet the necessary GI criteria.

1.7
It is not clear how the development that abuts future phases will relate to those future phases, particularly in relation to the design of the green corridors, potential duplication of footpath routes, vehicular access and the creation of spaces between building frontages.  An indication of how this interface will be handled should be provided to ensure that this layout does not prejudice the efficient use of adjacent land and that the creation of attractive places could result.

1.8
The affordable units are not well distributed, with the flats located in one location, the bungalows concentrated mainly in one location and both entrances from the main road being flanked by affordable units.  The 4 and 5 bedroomed houses are not well integrated as they are all detached and located together in exclusive enclaves at the periphery of the site.  The photomontages illustrate how this edge treatment produces a suburban character that lacks visual interest around the periphery of the site.

1.9
Scale: It is disappointing that, with the exception of some of the “Enriched” house types, all dwellings in the two northern fields are to be 2 storey. The advantage of introducing some 2.5 and 3 storey types is that it enables a change of scale and pace and the framing of statement spaces and key locations.   It would be useful to see the advice of E2 Dominium’s marketing department advising against housing over two storeys, since this appears to be at odds with the approach Taylor Wimpey and Bovis have taken at SW Bicester and elsewhere. The lack of anything but 2 storey housing also emphasises the one storey affordable bungalows and three storey affordable flats, whereas we are seeking tenure blind design. Where there is a change of scale however, it is not always well considered.  For example the three storey block of flats over looking the single storey bungalows at plots 349-354 and 355-356, and also in relation to the adjacent Energy Centre, which is 12 m high.  The rhombohedra blocks of flats 320-325 and 370-375 seem to have resulted from the buildings following the kerb line.  This results in buildings that are not only difficult and more expensive to construct, look visually discordant, particularly in roofscape, but which also provide awkward internal living spaces.

1.10
OCC has worked with the Districts in the County to devise local parking standards, in accordance with PPS3 paragraph 51.  These are based on empirical evidence of car ownership collected from post 2001 developments in the area and indicate that car ownership varies with location, tenure and size of dwelling. The standards also reflect the efficiencies gained from unallocated parking where spaces can be shared. The draft standards are out to consultation, are currently being applied by OCC, and are as follows:
	Rooms
	Bedrooms
	number of unallocated spaces when no allocated spaces
	number of additional unallocated spaces when one allocated space per dwelling is provided
	number of additional unallocated spaces when two allocated space per dwelling is provided

	
	1
	1.2*
	0.4*
	Not permitted

	4
	2
	1.4
	0.6
	0.3

	5
	2/3
	1.5
	0.7
	0.3

	6
	3
	1.7
	0.8
	0.3

	7
	3/4 
	1.9
	1.0
	0.4

	8
	4+
	2.2
	1.3
	0.5


5.4 The Council will consider North West Bicester Ecotown as a special case provided that certain minimum criteria are met.  If there is a full range of every day services provided within easy walking or cycling distance of the dwelling and convenient access to an efficient public transport system accessing a wider range of services including employment, one allocated car parking space per dwelling will be required, regardless of dwelling size or tenure. This may be on plot or off plot.    Off plot provision may be grouped in a parking court provided the courts are small, close by, secure and conveniently accessed.  Additional unallocated off plot car parking may also be provided according to the principles of this document up to a maximum of one space per dwelling.  A lower standard of parking may be acceptable dependent upon the layout and accessibility to services and to other modes of transport in agreement with the Highway Authority.

It is understood that restricting parking space does not necessarily restrict car ownership or car use.  However, as a package of proposals working together to produce modal shift away from car use, a reduction in car parking provision, particularly on plot, would be appropriate.

During pre-application discussions we had asked for a range of alternative parking solutions to be trialled in this exemplar phase so that the success of each approach could be monitored.

The approach to the provision of parking is a standard one and is most disappointing: on plot and rear garage courts.  The provision is also high.  The spaces appear to be all allocated.  

All dwellings have garages, but these have been deliberately designed to be below the minimum space standards to qualify for contributing to parking provision.  This results in additional spaces being provided which takes the over-all provision above OCC’s normal standard.  We would normally expect to see a plan indicating which off plot garages and parking spaces are attributed to which house, so that we can assess the practicality of the parking provision.  We would also expect to see the provision for visitor spaces on the highway indicated. Whilst it is understood that the underlying approach was to ensure that access to the car is inconvenient relative to walking, cycling and public transport, 

· this approach only seems to have been applied to the terraced 2 and 3 bedroomed houses, not the detached 4 and 5 bedroomed houses, where there is convenient on plot  overprovision

· as with any development, consideration also needs to be given to how visitors arriving by car will navigate to the property, where they will park and how they will enter the premises

· similarly how deliveries will be made.

1.11
The location of bin and cycle stores within rear gardens needs to be convenient or they will not be used and bins will be stored at the front of the house.  In some cases (eg plots 162- 164, but there are others), the route that the refuse bins needs to be taken along for collection is very dislocated from the dwelling.  To encourage the use of cycling, cycles should be more conveniently accessed than the car, but the location of the cycle stores in rear gardens suggests this will not be the case, particularly for the 4 and 5 bedroomed houses which have on plot parking.
1.12
The southern entrance to the site from Banbury Road is particularly weak, with rear gardens, gables and poor orientation of buildings to open space and Banbury Road.  This will be the early “front door” to the whole project and should be welcoming and herald the high quality exemplar status of the development.  The northern entrance is better related to both the main road and the entrance open space but this approach is dominated by straight terraces of identical houses and rented sector homes.

1.13
It is not easy to read where the major footpath cycle routes are on the master plan.  In the northern fields they appear to be at the periphery of the site and any diagonal route through the housing areas would involve much zig-zagging though the various street types.  The route between the two halves of the site appears to follow the road on a footway and in the southern section there appears to be no off highway dedicated provision. The route through the water course corridor, which is to be a strategic link to Bure Park, is required to climb up out of the valley over the bridge because the bridge is not a clear span.  This is likely to be a real disincentive to people to use the off road provision.  This is a far less attractive option than at Bure Park where the footpath cycle ways are direct and follow the linear green corridors, whilst the roads follow a far more tortuous route.  It is unclear how this approach will assist in contributing to modal shift.

1.14
The Home Zones look potentially interesting, but, apart from one example, we have insufficient  information to assess what they will look like, how they will work, whether they are capable of being adopted.  Given the willingness of OCC to adopt a variety of materials, street trees, on street parking, seating etc etc and flexibility on street design, some exciting and innovative places could result.  Details for all streets in the scheme showing materials, planting, parking, turning, extent of adoptability etc will be required.  Although in theory it could be possible for the Home Zones to be designed to make a positive contribution to the Green Infrastructure, significant green space, play and other public amenity space will need to be demonstrated for this approach to contribute to the GI total.
1.15
The geometry of some of the highways is of concern, particularly of the lanes round corners and where there are long stretches of single width, for example at plots 309-310, 366, 381, 393, but there are other places.  Whilst we understand the intention to create an informal rural edge character and contrast with the urbanity of the other streets, some of these streets will not be rural edge once development progresses and we need to be careful that these streets are actually fit for purpose. Will a vehicle be able to pass one that is off loading children or deliveries for example?  OCC’s guidance is flexible enough to enable the creation of soft edged, sealed rolled gravel, variable width lanes with informal turning areas, amongst other solutions.  The swept path of the largest vehicle expected to access the lanes should be plotted to ensure there is sufficient widening at critical points.  The routes of refuse collection vehicles should also be plotted.  It appears that some of the rural fringe frontage may be served by private drives, but this is not clear.  These private drives appear to have public footpaths running into them and so the ownership and right of public access along the entire continuous route should be clarified.

1.16
Traffic calming: As most of the housing roads are very straight, it is not clear how traffic speeds are to be reduced below 20 mph from the information submitted.

1.17
The allotments along the northern and western boundaries have limited over looking and this is a lost opportunity to provide a positive approach to an important element of community green space.  

1.18
The character of the area immediately east of the school is particularly weak, with the particularly unattractive detached bungalows being located at critical locations on the main spine road frontage where they fail to contribute positively to a coherent streetscape.  Inadequate account seems to have been taken of the gradient here with mobility units 276 and 277 being tucked in an unattractive location behind the pub and where it might be difficult to achieve level access without significant cut and fill.  The “village green” in front of the school is now so reduced in scale and has a number of competing functions to perform that its visual impact will become eroded.  The block of flats to the south of the bridge sits uncomfortably in relation to the falling ground, virtually gaining an extra storey.  It is not clear how the front door will be accessed in this context, nor what the living room doors will give egress onto because of the change in level.  It is understood that the design of the flats is to change and so there is further uncertainty in this regard.

1.19
We have previously expressed concern that the eco pub is on a very highly constrained site where

· The building is required to perform a very specific urban design function to mirror the flats opposite

· the ground falls away substantially from the street frontage

· there is very restricted servicing and parking 

· access to dwelling numbers 271 -277 is required to squeeze round the back of the building
· and that, as a result, the site may not be commercially attractive and also may fail to deliver the urban design aspirations indicated on the master plan.

Whilst there is potential for outdoor seating to overlook the watercourse corridor here, this could be more satisfactorily achieved through a location in the local centre, where the activity would add to the critical mass, it would be more conveniently accessed by public transport, servicing areas and parking could be shared.

1.20
The High Street has potential to become a successful place, subject to the submission of Reserved Matter applications that deliver the high level of detail given in the aspiration indicated here at Outline.  The concept of arcades is an attractive one, providing shelter from both sun and rain and also the ability for activity to spill out into the public domain and enliven the public realm. The high level of order, formality, symmetry, consistency of materials, building height, elevational treatment etc proposed here will require very close co-ordination of proposals to be delivered by different developers at different times.  A mini High Street Design Code should be prepared to ensure the aspiration expressed here is delivered.   It is essential that the productive use of upper floors for office or residential is secured and direct access from the street needs to be incorporated into the design, with provision for parking, refuse etc. The Roof Plan (drawing number BIMP2_PA_03_003 REVB) indicates that all the buildings behind the building frontage of the High Street have flat roofs.  This may not be acceptable, but until detailed designs are put forward it is not appropriate to restrict the design parameters of future RM applications in the way indicated here.   There is some inconsistency between drawings submitted, for example the landscape proposals indicate there will be a café over looking the play area, which would indeed be positive, but this land use is not indicated on the master plan. The design of the car parks is inefficient with a high ratio of circulation space to parking spaces.  The amenity and security of the affordable houses to the north needs to be carefully considered.  Significant traffic calming measures over and above what is proposed on the master plan will need to be incorporated to adequately reduce speeds through this area where there is likely to be significant amounts of pedestrian crossing of the highway. 

1.21
Full details bridge design have yet to be provided.  Recent provision of cross sections reveals the constraints imposed on adjacent development to achieve level access from the High Street to the school.  As this debate is on going it is not possible to comment further save to say that the design objective should be minimal disruption on the biodiversity and pedestrian cycle route corridor, minimal visual intrusion, and that an innovative contemporary design, ideally clear span, would be appropriate for this location.
2
House types

It has been explained to us that there are 5  house types each of which could be presented in one of 3 generic elevational styles (horizontal emphasis, framed elevations, repetitive fenestration) and constructed in one of 4 materials (brick, timber, render, stone), with 3 alternative roof types (gabled, linear and hipped).  

Floor plans were designed for 

· 2 and 3 bedroomed private and affordable terraced houses

· 4 bedroomed detached private and 4 bedroomed terraced affordable houses

· 5  bedroomed private detached houses 

· 2 and 3 bedroomed affordable bungalows

· 1 and 2 bedroomed affordable flats

Certain plots were identified as “special” and the dwellings on these plots were offered to other architectural practices to design, albeit utilising and amending the basic floor plan, and called “Enriched type 1” and “Enriched type 2”.  This unusual and rather academic approach to design seems to result in some difficulties.  We did not see the full suite of plans and elevations prior to submission of the planning application.

2.1
Floor Plans

It was stated at the CABE presentation that all the house types were derived from the A2 Dominium standard floor plans.  There are concerns however about the practicality of some of the affordable floor plans but in particular the commerciality of the market housing offer.
Affordable housing 

We did not see the floor plans or elevations of the flats or bungalows until the application was submitted, so no pre-application discussion took place on these. 

2.1.1
Flats: 

· There are several positions where the windows, which have low cills, would be fouled by kitchen work tops, bed positions and others where the bath is placed directly under the window, which would make the window difficult to open. 

· In both designs the staircase windows will be fouled on each floor by the half landing of the staircase.

· On the first and second floors the door from the kitchen to the balcony would require the removal of a stretch of work top, rendering the kitchen substandard in terms of worktop length.

· One of the internal walls fouls a window on the 2 bedroomed flat.

· The squinted floor plans (rhombohedra) to suit the road layout are very forced, difficult to build and compromise internal room arrangements.

· Amenity for some ground floor flats is poor, with bedroom and bathroom windows straight onto the street and living rooms giving access to car parks.

2.1.2
Redesigned flats received 28 January

· The shallower window height on the top floor is more architecturally correct.

· There are several positions where the windows, which have low cills, would be fouled by kitchen work tops, bed positions and others where the bath is placed directly under the window which would make the window difficult to open. 

· The staircase windows will be fouled on each floor by the half landing of the staircase.

· The ground floor living room has two doors to outside and no window, posing a potential security issue and making it difficult to place furniture.  
· An external door to a bedroom is not ideal in terms of security.

2.1.3
Bungalows

· In both the two bedroomed and three bedroomed dwelling the illustrated and ideal bed positions foul the floor to ceiling windows.

· The desirability of having floor to ceiling windows in a ground floor front bedroom needs questioning due to the loss of privacy that could result.

· In the three bedroom bungalow the door position to the bathroom is very inconvenient and is likely to need to be adjusted according to the specific needs of the user, however a door position closer to the bedrooms would reduce this likelihood.

2.2
Market Housing

We have previously expressed concerns about the commercial attractiveness of some of the house types.  We already know that there will be a cost premium caused by the Code level 5 build costs.  Therefore the offer needs to be to be commercially attractive. There really needs to be something to make these dwellings stand out from ordinary market housing, apart from their early Code 5 achievement.  Whilst internal room arrangements might be considered to be not a planning matter, in a competitive market situation, we need to be sure that the product on offer here is commercially attractive.  Volume house builders have fine tuned their internal layouts to maximum efficiency, with no surplus circulation space and door and window positions positioned to maximise available wall space.  Comparing the proposed floor plans with what will be available at SW Bicester, for the roughly equivalent floor space there seems to be less accommodation offered and particularly less useable and flexible accommodation.    

· In terms of choice, the range of market house types is restricted to 

· 2 bed terrace

· 3 bed terrace

· 4 bed detached

· 5 bed detached

· The ground floor accommodation offer for the 2, 3 and even the 4 bedroomed houses is restricted to a kitchen-diner at the front and a living room at the rear and each house has a similar “feel” throughout the ground floor, offering the potential purchaser little choice.  More variety and more flexibility of ground floor accommodation would be desirable. We had previously suggested for example
· The kitchen / family room is increasingly popular for everyday use, especially for families.  The kitchens proposed tend to be very functional spaces with only single space living rooms as an alternative.  

· Utility rooms are useful for keeping noisy appliances and drying clothes separately from every day use and cooking, and acting as a rear porch for kicking off trainers and wellington boots, storing wet coats, keeping dogs beds etc.  Only the 5 bedroomed detached house offers this.

· Families often appreciate a range of rooms that can be used for quiet, noisy, TV uses seperately. Even the 4 bed detached lacks a study, family room or a snug and only has an open plan kitchen diner.
· Some purchasers may prefer kitchens with direct access to the garden, especially if they have small children.  It also makes it easier for people to access their refuse bins and washing lines directly from the kitchen. Only the 5 bedroomed detached house offers a floor plan with the kitchen at the rear.
·  Some people prefer a kitchen – diner and some prefer a living room – diner, some prefer separate rooms, so a choice should be offered.  

· To assist with a house design that is capable of responding to a family’s changing needs over time, we have previously suggested that

· Internal wall positions should be flexible to enable them to be moved easily to create different room arrangements.  Although at the CABE presentation it was claimed that this was proposed there does not appear top be any reference to it in the application or on the floor plans.

· The roof pitch and construction and staircase arrangement should be designed to enable the roof space to be opened up easily for additional accommodation in due course. Whilst the roof slope of 30 degrees aims to maximise the efficiency of the PVs, sustainability does not stop at energy generation.  Maximising the flexibility of the embedded energy of a dwelling is also valuable. 

· Designing-in future extensions (where the plot is large enough) at this stage so that people can extend in due course in accordance with a pre-approved design.  Neighbour’s amenity could be properly considered at the initial design stage and design co-ordination controlled at the outset.  A land charge could be put on  the property, to be revealed at the search, so later purchaser as well as initial buyers were aware. 

· There is no provision for live / work, whether office type or workshop type, in any of the 2, 3 or 4 bedroomed houses.  This is essential to achieve the high home working level projected in the Economic Strategy. 
· The study included in the 5 bedroomed house type is at first floor level and is not appropriate therefore for running a business from home where  customers visit or anything other than small scale lone worker office employment

· Even the “Enriched 1” house types have potential study or employment potential only at first floor or above and in some cases this is only accessible via ladder not staircase and the insertion of a staircase would not be practical.  In some cases the amount of extra accommodation provided is small for the cost of construction. 

· Only the “Enriched 2” 5-bedroomed house has a home office on the ground floor and this is very welcome as it can be accessed without passing through the rest of the house.  However, there are only 2 of these house types and so this constitutes only 0.5% of the total dwellings.

· Post application explanation has included reference to the use of spare bedrooms, potential conversion of garages and of loft space for employment use, but in this respect the proposal is hardly breaking new ground. This is a very disappointing aspect of the proposal.  

· Most recently OCC has suggested not providing garage doors on those garages that do not comply with the minimum space standards to count as contributing to parking provision.  If this is to be pursued it has significant implications on both the layout and the appearance of the house types; The 2 and 3 bedroomed houses have their garages located off plot in courts and it is not clear what the impact would be on the layout.  IT would also reduce the number of allocated spaces to 1 per dwelling. The 4 bedroomed detached house has the appearance of having a built in flat roofed extension accommodating its garage and this design may need to be reconsidered if the garages are actually to become useable accommodation.
· The “enriched” house types generally offer more variety of accommodation, but there seems to be a waste of the opportunity for interesting internal spaces that the roof form offers and the standard internal accommodation does not reflect the excitement of the external appearance.

· The desirability of house types 3 and 5 having floor to ceiling windows in all rooms should be questioned.  This compromises internal privacy, furniture arrangements and requires some house types to have infil panels in the lower half of the windows on three of four front elevation windows.  If this is required it raises the question as to why floor to ceiling windows have been used in the design.

· The provision of ground floor shower rooms is welcome as this assists with Lifetime Home requirements.  
· The house type floor plans do not change to reflect the orientation of the dwelling to maximise solar gain and this is surprising

· Each dwelling is provided with a combined bin and cycle store in the back garden.  Whilst this is a welcome provision, in almost all the terraced houses it means that refuse will need to be taken through the living room to the bin and the then the bins need to be taken a significant distance to a collection point.  This raises a question as to how convenient this will be and concern that bins may be stored at the front of the dwelling for convenience.

· No opportunity has been taken to incorporate sun space to store solar gain and distribute it throughout the house

· There are no draught lobbies to assist with reducing heat loss when the external door is opened.  Having examined the floor plans it appears that there is enough room in all house types, even on the 2 bed type, to insert a draught lobby with minor re-jigging of door positions and  /or handing of staircase.

· Is it the intention to replace letter box flaps with external lockable letter boxes to reduce heat loss?  If so the location of these, and indeed any wall or ground mounted service meter boxes, flues, vents, rwg and down pipes will need to be shown on the elevations.  We generally seek service meter boxes, flues, vents to be located off the front elevation and prefer ground mounted meter boxes.

2.3

Appearance

We have been advised by A2 Dominium that market intelligence points in the direction of traditional designs, although this does not seem to have fed through to the design approach taken for the house types.  The analysis of the local vernacular, built form and materials does not appear to flow through into the design process either and we commented upon that several times at pre-application stage.  An explanation was given in meetings that this analysis was only concerned with the “materiality” of the place not the form of buildings.  

We have previously advised that the design rationale that has informed the design process needs to be explained in the Design and Access Statement.  Having analysed and understood the context one has two choices: 

· To produce honest architecture of its time, reflecting and re-interpreting locally distinctive materials, colour palette, scale and massing, built form, features etc in a contemporary way.  

· To put the analysis to one side on the grounds that this is a special case, where form should follow function, and allowing the eco credentials to be the driver of the design.

Traditional materials could be used, but the colour palette could equally be achieved using modern methods of construction. Timber is not traditionally used locally but is a renewable resource, unlike stone, and providing it is locally sourced, will be sustainable.  This could contribute to the justification for its use.  We previously stated that we did not have a preference, but which ever design rationale is adopted, it will need to be explained in the Design and Access Statement to help local people and the Council understand why the approach adopted has been taken.  This is particularly important when the approach might not be that which people were expecting.  The DAS submitted with the application, even as later amended, failed to do this and we are awaiting the submission of a completely revised DAS at present.
We were first shown some, but not all, of the house types in November and provided verbal and written comments on them at that time.  The approach to the design (ie 3 generic elevational styles; 5 floor plans; 4 materials; 3 roof designs) is an unusual one, rather hypothetical  and leads to a rather formulaic approach to the creation of place.  The apparently retrospective introduction of the “Enriched” house types by other architects adds visual interest but the choice of their location probably fails to deliver their intended purpose.

There are a vast number of house types, before considering materials, roof orientation and different end conditions.  This makes understanding what a particular house on a particular plot will look like very difficult.  It would be helpful to have some more street scenes, particularly along sensitive routes and edges.

The Council has a policy of tenure blind housing and it is positive that this has been complied with for the 2 and 3 bedroomed houses. However the appearance of the affordable bungalows and flats leaves very much to be desired.  

2.3.1
All house types

· The Type 3 and Type 5 3 and 4 bedroomed houses all have similar appearance despite the 3 elevational treatments, 3 potential roof types and range of materials.

· The cills to most of the rooms look quite low and may be fouled by kitchen and bathroom fixtures and fittings and elsewhere by bed heads.

· The illustrated treatment of side elevations that involves the insertion of windows does not provide sufficient visual interest to be a memorable landmark or successfully turn corners.  In some cases the insertion of these extra windows means there is insufficient internal wall space to be able to arrange furniture.  It may be that it is intended to delete some windows on the principal façade but this is not shown.

· The flat roofs on the 4 bedroomed houses are unfortunate, creating the appearance of a built in extension and a rather 1960s appearance.  

· There is a high number of detached houses and terraces that are composed of gable fronted dwellings, for example 70% of the spine road north of the school and 100% of the frontage SW of Home Farm.   This is not a local design detail and presents an uncompromising appearance in key locations that has a somewhat jarring effect.  It seems to be the result of the theoretical approach to house design at the expense of consideration of successful place making.

· The number of gabled terraces required to maximise PV effectiveness suggests that 
an alternative layout might be more efficient.
· Valley gutters can bring maintenance issues with leaf fall, blocked gutters and 
inaccessibility.

· On the gabled terraces, it would be useful to see the evidence of how the shadow will 
fall that will be cast on a roof by the one to its south, in order to calculate whether 
this will adversely impact on the efficiency of the PVs.
· The number of extended roofs to accommodate PVs higher up the roof slope suggests 
this may be an issue and the resultant roof profile could produce a somewhat 
aggressive skyline.

· The asymmetrical gables are particularly visually discordant and this is exacerbated when the sizes of dwellings are mixed in the terraces as the increased span results in one or two of the dwellings within the group having a higher ridge.

· The distribution of proposed materials and house types occurs in large groups, with, for example, most of the northern spine road being composed of type 3 houses in timber with a gable and all of the 4 and 5 bedroomed detached homes being located at the edges of the site.  It is possible to change house type, roof form or materials within a block or a terrace to add interest and create landmarks in subtle ways.  It is possible to mix house sizes and types in groups, streets and terraces to add variety and visual interest.  Indeed “Secured By Design” recommends this approach.
· The materials for the canopies, the panels infilling the windows are not given.

· Barge boards and box fascias are shown on all house types.  These are not traditional details in this area and, particularly when painted white or of white UPVC, can be very prominent in the landscape and the gabled fronted terraces are likely to be particularly discordant.  

· There is insufficient detail provided with the application on fenestration to understand what the windows, doors and canopies will look like.  As the windows are to be triple glazed timber, they may well be chunky, which is not what is indicated in the elevational drawings. Given that the character of the elevations is derived largely from these elements, it is vital to have full information, cross sections etc to ensure high quality and detailing.

2.3.2
Type 1

This generic elevational treatment, explained to us as being derived from a Poundbury building, is the most welcoming and domestic in character of all the house types.  

· The solid to void relationship is well balanced, the repetitive pattern of openings is pleasing and the elevation relieved through the mix of materials.

· The rendered surrounds to ground floor doors and windows on a brick or stone façade is a modern interpretation of local building traditions and, in that, is interesting and appropriate. The rendered upper floors gives the intended horizontal emphasis, but no explanation as to the design rationale behind this is provided in relation to context.  

· This house type is predominantly featured in brick with a linear roof form, with the exception of the 4 bed detached types which are all in stone and render, and the two semi detached dwellings 67 and 68, which have gabled roofs.  We have no drawings of this combination of house type number 1 and this roof form.   This should be provided.

· We had previously asked whether the use of brick as the material surrounding the openings and the background material being render, as is seen locally, could be explored, as this would assist in anchoring the development in its context.

· The garage to the 5 bedroomed house has a double drive through enabling the storage of boats, caravans etc behind the building line, which would be welcomed.
2.3.3
Type 3

· This house type appears rather regimented particularly when used in terraces. The pattern of floor to ceiling openings is rather severe and unrelieved. 

· In some house types, 3 of the 4 windows on the front elevation have to be partially obscured because they are fouled by kitchen, WC, and bathroom fittings, leaving only the bedroom with a floor to ceiling window to the street and the loss of privacy that would result is questionable. In the 4 bedroomed social Type 3 a floor to ceiling ground floor window lights an airing cupboard and the whole of the window has to be obscured. In the 2 bedroomed house a window is totally blocked up on the rear elevation.  It seems that the internal floor plan has been generated seperately form the elevational treatment.  It is not explained why the elevational treatment takes supremacy over the sensible lighting of the building.  Should not form follow function?  

· It is not clear whether the 2nd floor, which has clerestory lighting, is habitable space as there do not appear to be any 2nd floor plans of the 4 bedroomed social terrace type 3. Neither is it clear why the end terrace 3 bedroomed type 3 house, which has a clerestory inserted, has 2/3 of the clerestory obscure glazed.

 2.3.4
Type 5

· The elevations of this house type create, overall, an impression very similar to the Type 3 repetitive pattern, but with higher cills and a different pattern of glazing bars.  I am not convinced that this will be sufficient to add visual interest to the scheme overall.  

· Many of the comments above made on the Type 3 houses also apply to this one.

· There remain some inconsistencies between plans and elevations on this house type.

· On the 4 bed private detached type 5 house it is not clear what the indicated panel to the right of the front door is, as it does not light a room and appears only to be decorative.

· The 5 bedroomed detached gable fronted type 5 house, which was composed of two gables of differential width and height, has now had these two roofs connected by a subsidiary roof with ridgeline to the frontage, but this does little to improve the unbalanced appearance of the dwelling.  

2.3.5
The “Enriched” types

The concept of inviting other architectural practices to contribute to the design is welcomed and an approach we would wish to encourage for the key buildings on the site.  The process of identifying individual plots within an established layout and effectively retrofitting is unusual.  In some cases the plots chosen are not necessarily prominent ones to enable the buildings to be landmark features and in other cases the revised footprint is not shown on the layout.  The Enriched house types have in the main more variety and visual interest, as is their intended purpose, albeit some types are rather visually discordant.

2.3.6
“Enriched” type 1

· There seems to be generally more co-ordination between floor plans and window types in this house type and the balance of solid to void is better.

· The splayed terraces at plots 265 - 268 and 141 -143 feel rather uncomfortable given the roof form and the juxtaposition of different planes might feel even more uncomfortable when viewed in 3D.

· The 3 bed social terrace has an interesting gable but the 2nd floor seems an expensive construction for limited useable space.  

· It would be helpful if the revised DAS, when it is received, explained the design rationale behind the mix of materials.

· Plots 102 - 106 and 135 -140 form an interesting group with the shared central open space. However the aspect from plots 106 and 107 is poor looking out to a garage only 2.5m from the south facing living room window.  It seems strange that this couple of houses was not positioned further east, in place of the garage block, so they had a southerly aspect over the shared space. 

· The 5 bedroomed house is particularly interesting, but there only seems to be one of these on the whole site, in a position where it does not contribute a great deal.  The building schedule lists it as being render but there is an almost equal amount of another material, which has the appearance of timber, but this shoud be specified.

· This house type has the potential to offer a flexible range of accommodation (although no ground floor study) and it would be appropriate to illustrate how flexible internal partitions could create alternative floor plans. 

2.3.7
“Enriched” Type 2

Plots 135 - 140: There are some aspects of this design that are not clear from the submitted drawings:

· What the roof vent  is that is shown on the front (shallow) pitched roof when it does not appear on the floor plans

· Why it is shown on the elevations of all the houses, but only on the plans of the end terraces.  

· The notation dos not appear to match the elevations.
· The bathroom window is virtually full length and may foul the bath.

· The huge NE facing first floor picture window to the bedroom on one end of the  terrace may result in loss of privacy to the bedroom.

E2 2 and 3 bed private asymmetrical gable

· If these are designed to act as a foil to the repetitive character of most of the terraced houses then this is achieved.  Located at prominent locations along the spine road, they do not have restful appearance, with asymmetrical gables to the road, differential ridge heights and non repetitive window patterns.  

· The use of 2 tone buff brick will need to be explained in the revised DAS.

E2 5 bedroomed detached house

· This house type appears to be a bespoke design, rather than enhancing a floor plan seen elsewhere.  It has a number of interesting features, including a home office that can be independently accessed; ground floor accommodation that offers some versatility and very generous bedroom / office over the garage that could alternatively be used as a living room.  

· Te desirability of having to walk through the garage to access the utility room  is questionable and also whether the dimensions of the utility room are workable should be checked.  

· The position shown for the insertion of a lift indicates that some kitchen units would need removing, which, given the size of the floor plan, seems rather unnecessary.

· The elevational treatment is complex and highly contemporary and given the statements about “materiality” and market intelligence favouring traditional design, the design rationale should be explained in the DAS.

· There are only 2 of these on the site and their location is relatively buried in the layout.






2.3.8
Flats

There are no private flats and so the appearance of the flats is particularly important to achieve the tenure blind policy.

The elevations submitted with the application have a particularly institutional appearance with a monolithic scale and repetitive fenestration that does not reflect the floor plans

In the revised elevations submitted on 28 January an attempt has been made to break up the scale and massing, with a reduction in the depth of the 2nd floor windows, which is more architecturally correct. 
· Materials are given as brick and render but it is not clear where.

· The step down in the ridge is not good practice.

· It is not clear whether there is a step down in the roof plane as there is no shadow line drawn.

· The elevational treatment is still rather severe even though the massing has been broken up slightly.

 However these are a work in progress, comments have been provided and revised elevations are awaited.

2.3.9
Bungalows

· It is not clear why the bungalows are the only dwellings proposed with hipped roofs.  

· As these are all affordable units this approach works contrary to the Council’s policy of tenure blind provision.  

· It reduces the roof area available for PVs

· Poor visual integration with adjacent development

· It results, in the case of the detached units, in a particularly unattractive and unappealing house type.

3
Assessment against policy

3.1
Local distinctiveness / appropriate to context

PPS1 paragraph 34:

Design which is inappropriate in its context…. should not be accepted.

PPS1 Paragraph 36: 

LPAs should …set key objectives that ensure that ……. developments respond to their local context and create or reinforce local distinctiveness …… and  …. are visually attractive as a result of good architecture and appropriate landscaping.

PPS1 paragraph 38: 

It is proper to seek to promote or reinforce local distinctiveness particularly where this is supported by clear plan policies or SPDs on design.

PPS1 Eco Town Supplement Policy ET 15 Landscape and Historic Environment

Planning applications for eco-towns should demonstrate that they have adequately considered the implications for the local landscape and historic environment.  This evidence, in particular that gained for landscape character assessments and historic landscape characterisation should be used to ensure that development complements and enhances the existing landscape character.  

PPS 3 Paragraph 13: 

Design which is inappropriate in its context…. should not be accepted.

PPS 3 Paragraph 16: 

Matters to consider when assessing design quality include the extent to which the proposed development:

· 
creates or enhances a distinctive character that relates well to the surroundings and supports a sense of local pride and civic identity.

PPS3 Paragraph 48: 

LPAs should facilitate good design by identifying the distinctive features that define the character of a particular local area.
CLG Eco Town Prospectus Paragraph 16: 

Good design is about more than looks; well designed places also work well.  If they look good and work well, they will be popular and flourish, and so prove sustainable.  As national planning policies …indicates, place making is about reinforcing local distinctiveness.  We will encourage the highest quality …….. Government will work …..  to stimulate new architectural thinking …. On how to achieve a strong vision and identity in a range of new illustrative settlement types, while relating effectively to local character and reference.

Adopted Cherwell Local Plan 1996 policy C28

Control will be exercised over all new development …. To ensure that the standard of layout, design and external appearance, including the choice of external finish materials, are sympathetic to the character of the urban or rural context of that development.
Non Statutory Cherwell Local Plan 2011 Policy D3 Local Distinctiveness
Proposals for development that reflects or interprets the locally distinctive character of the site and its context, will be permitted provided that they:

(i) respect the site’s landform and natural features 

(ii) are well integrated into the landscape setting

(iii) reflect the traditional pattern of  the arrangement of street blocks, plots and their buildings and spaces…….
(iv) relate well to the local palette of building and surfacing materials,

(v) relate well to the local architectural styles and the local palette of elements of construction, elevational detailing, windows and doors

(vi) respect the scale, proportion, massing and height of adjoining buildings and the street scene 

(vii) do not interfere with valued views, vistas and landmarks.

The layout creates its own grid, which is quite rigid, and this does not reflect the traditional pattern of street blocks, plots and buildings and spaces in the area, which generally have more continuity of enclosure, sequential spaces and sinuous building lines. The local palette of building materials is quite distinctive and has been only partially allowed to influence the appearance of the dwellings, which also includes buff brick and timber.  Surfacing materials are not known.
The palette of elements of construction, elevational detailing, windows and doors is not derived from local architectural styles.  Given the very contemporary elevational treatment, the untraditional roof profiles, the buff brick and the timber proposed for elevations and the particularly regimented approach to layout, the design does not appear appropriate to its context.

It is the role of the DAS to explain the design rationale behind the proposal and how this has been informed by an analysis of context etc.  There is little in the submitted DAS to explain these matters.  The design does not reinforce local distinctiveness and, without an explanation as to the design rationale behind the proposals, we cannot conclude that the design is appropriate to its context.

Eco Bicester – One Shared Vision

Exacting Eco Standards for new development

· Use of local and sustainably sourced materials

The means of construction of the dwellings is not known and it is not known from where the range of materials is to be sourced.  It is understood that the pellets for the district heating will not be locally sourced.  From this information it is not known that the materials will be local and sustainably sourced.

3.2
High Quality Inclusive Design  

PPS1 paragraph 34:

LPAs should plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces.

PPS1  paragraph 35: 

High quality and inclusive design should create well mixed and integrated development which avoid segregation and have well planned public spaces that bring people together and provide opportunities for physical activity and recreation.

PPS1 paragraph 37: 

In planning for the achievement of high quality and inclusive design. LPAs should have regard to By Design-Urban Design in the Planning System, By Design- better Places to Live; Safer Places – the Planning System and Crime Prevention; Planning and Access for Disabled People – a Good Practice Guide.

PPS 1 Climate Change Supplement Paragraph 42: 

In their consideration of the environmental performance of the proposed development, LPAs shoud expect development to 

· Deliver high quality local environment

CLG Eco Town Prospectus ll) Design
· A commitment to high standards of architecture and urban design throughout the development, across all housing tenures and buildings including commercial and community buildings ands extending to the quality of the streets, public realm, parks and open spaces, consistent with planning policy.

Eco Bicester – One Shared Vision

Exacting Eco Standards for new development

· Seek new buildings which incorporate high quality, contemporary design.

Non Statutory Cherwell Local Plan 2011 Policy D1 Urban Design


Proposals for development will be permitted, subject to compatibility with other policies in the plan, provided that they demonstrate:

(i) local distinctiveness in built development and landscape

(ii) continuity and enclosure, where consistent with local character, through building lines that front onto and clearly define the public realm 

(iii) public spaces and routes that are attractive, safe and uncluttered

(iv) permeability through ease of movement for pedestrians, particularly disabled people, and cyclists in preference to vehicles 

(v) legibility through recognisable routes, junctions and landmarks to help people find their way around

(vi) adaptability through building types that enables their use for different purposes over time

(vii) diversity through inclusion of a mix of compatible land uses. 

Non Statutory Cherwell Local Plan 2011 Policy D4 The quality of architecture 

The District Council will require high quality contemporary architecture that expresses its use and importance and possesses visual interest.

Non Statutory Cherwell Local Plan 2011 Policy D9 Energy efficient design

In assessing development proposals the council will seek to ensure that energy efficiency design principles are incorporated by means of:

(i) minimising energy loss through appropriate urban form, siting of buildings and soft landscaping 

(ii) maximising natural (passive) solar heating, natural lighting, and natural ventilation by means of appropriate layout and orientation

(iii) minimising energy consumption by means of building design

(iv) ensuring that the aesthetic implications of the green technology proposed are appropriate to the particular context of the proposals

(v) ensuring that all residential development, including flats, has access to some private or semi private outdoor space 

(vi) providing adequate accommodation for waste separation and recycling facilities.

The architecture of the housing relies very heavily on very similar floor plans with repetitive pattern of openings and three elevational treatments.  The effect is repetitive with a risk of monotony and many dwellings and terraces are visually unappealing, particularly the affordable bungalows and flats.  The gabled elevations, particularly those with differential widths and heights or asymmetrical pitches or extended roofs, create a discordant image. Some of the “enriched” house types are visually stimulating but have little in common with their neighbours.  This does not appear to constitute high quality design. The house types are grouped into enclaves, with streets composed of single house types. This does not constitute inclusive design that creates well mixed and integrated development which avoids segregation.  Although the 2 and 3 bedroomed houses are tenure blind, the affordable bungalows and flats are distinctively different by virtue of their scale and appearance and thus their design could not be described as inclusive.  There is a rigidity of building line, a lack of variety,  a lack of change of scale,  a lack of public spaces within the housing areas, a lack of landmarks, lack of successful corner buildings, etc and the resultant places do not create high quality streets, open space, public realm or places to inspire and delight.

The layout does not offer continuity and enclosure, consistent with local character, because the perimeter blocks are too small.  The distorted grid layout has high permeability but movement for pedestrians and cyclists and legibility through recognisable routes is not clear due to the repetitive layout and a lack of landmarks to help people find their way around.  All dwellings outside the High Street centre are designed for residential use without opportunities for other uses, even working at home for most, included, and no expressed adaptability through building types that enables their use for different purposes over time.
The development is designed to meet Code 5 but the layout of the street grids does not maximise solar gain through layout and orientation of buildings.  The PV panels on the gable fronted terraces results in asymmetrical pitches and the requirement to lift the PV panels above the shadow line to increase their efficiency results in an aggressive roofscape.

PPS 3 Paragraph 17: 

Particularly where family housing is proposed, it will be important to ensure that the needs of children are taken into account and that there is good provision of recreational areas, including private gardens, play areas and informal play space.  These should be well designed, safe, secure and stimulating areas with safe pedestrian access.

The housing layout is inefficient, with a high proportion of highway to dwellings. Despite the resultant relatively low density, the size of private gardens attached to the terraced houses is small and some of the gardens of the affordable homes will be dominated by cycle and bin stores and their sheds. The inefficient layout compromises the amount of green space, which is largely restricted to the edges of the site and the water courses.  Here SUDs, balancing ponds, play areas, footpath-cycleways etc compete for the available green space. The NEAP between the High Street and the water course is compromised by size and slope.  The LEAP on the “village green” by the school is in effect located on a roundabout and is also compromised by SUDs. The LEAP is not adequately overlooked to ensure casual supervision. To meet the Council’s play standards, play provision within the Home Zones will need to be demonstrated, but this information has not been provided. Sports provision is to be provided off site.  From the information so far submitted it is not possible to say that the needs of children with respect to private gardens, recreational areas, play areas and informal play space are adequately met.

Adopted Cherwell Local Plan 1996 policy C30

Design Control will be exercised to ensure:

· That new housing development …..provides standards of amenity and privacy  acceptable to the LPA.

The size of some private gardens results in some dwellings having a very small area of private amenity space, some north facing.  The layout does not include shared amenity space within the housing areas. Type 3 and 5 house types, including the bungalows, have floor to ceiling windows in bathrooms and bedrooms on the front elevation where the privacy of occupants might be compromised.  

PPS1 Eco Town Supplement ET20 Master planning

All eco town applications should include an overall master plan…….  LPAs should consider the use of design codes……

CLG Eco Town Prospectus ll) Design
· A high quality master plan which addresses the complex issues of design at a large scale including the consideration of the wider landscape and urban form.

The master plan for the whole site is in preparation.  It is not clear that the detailed design of this layout has been considered in relation to the interface with subsequent adjacent phases. As the aspiration for the non residential elements on the High Street is very specific in terms of height, elevational treatment, order, symmetry etc and is to be delivered by different developers at different times, a design code will be needed to ensure consistency.

3.3
Density / efficiency of layout

PPS 1 paragraph 27 (vii): 

LPAs should seek to promote the more efficient use of land through higher density, mixed use development.

PPS 1 Climate Change Supplement Paragraph 42: 

In their consideration of the environmental performance of the proposed development, LPAs should expect development to 

· Take account of land form, layout, building orientation, massing and landscaping to minimise energy consumption …… to minimise carbon dioxide emissions through giving careful consideration to how all aspects of development form, together with the proposed density and mix of development, support opportunities for decentralised and renewable or low carbon energy supply.
PPS 3 Paragraph 16: 

Matters to consider when assessing design quality include the extent to which the proposed development:

· ……is well laid out so that all the space is used efficiently, is safe, accessible and user friendly

PPS 3 Paragraph 50: 

If done well, imaginative design and layout of new development can lead to a more efficient use of land without compromising the quality of the local environment.

PPS 1 Eco Town Supplement  Policy ET Transport

ET11.1: Filtered permeability

ET11.2: Good design principles, drawing from manual For Streets, Building For Life and community travel planning principles
The layout of the housing is inefficient, with small perimeter blocks and a high proportion of road to dwelling.  This results in a relatively low density development, which is inefficient in terms of district heating and encouraging measures such as the provision of a viable public transport service, car clubs etc to encourage modal shift. The pattern of field boundaries has been followed in the layout of streets such that the orientation of buildings does not maximise solar gain.  The reliance of PVs as a significant source of electricity has required a high proportion of gable fronted terraces and the pitches of some are asymmetrical and others need to be extended to ensure sufficient solar gain.  Not only does this produce a visually discordant street scene but it also conflicts with policy requirements for locally distinctive development.
PPS 1 Eco Town Supplement  Policy ET 14 Green Infrastructure

ET 14.1  40% allocated to green space, of which at least half should be public and consist of a network of well managed, high quality green / open spaces which are linked to the open countryside…….

44.92% of the whole exemplar site is to be Green Infrastructure and 37.69% of the exemplar site is to be public Green Infrastructure, but this largely comprises hedgerow buffers (27.72% of total GI and 33.04% of public GI) and water course corridors of high biodiversity value (18% of total GI and 21.47% of public GI), where development is not possible.  The buffers are linear features, mainly around the edges of the site and, although they incorporate some amenity planting and allotments, are of little value to the whole community because of their peripheral location. The water course corridor is required to accommodate a range of potentially conflicting uses, which could compromise biodiversity and existing vegetation.  There are no amenity green spaces within the net housing areas and this is a loss to residential amenity and successful place making. A further 21.26% of the total GI (25.22% of the public GI) is due to come from the Home Zones but information on this has not been provided. 

3.4
Car parking
PPS 1 Climate Change Supplement Paragraph 42: 

In their consideration of the environmental performance of the proposed development, LPAs should expect development to 

· Create and secure opportunities for sustainable transport in line with PPG13 including through……..an appropriate approach to the provision and management of car parking.
PPS 3 Paragraph 16: 

Matters to consider when assessing design quality include the extent to which the proposed development:

· takes a design led approach to the provision of car parking space, that is well integrated with a high quality public realm and streets that are pedestrian, cycle and vehicle friendly

PPS 3 Paragraph 51: 

LPAs should, with stakeholders and communities, develop residential parking policies for their areas, taking account of expected levels of car ownership, the importance of promoting good design and the need to use land efficiently.
Oxfordshire County Council and the District Councils across the County have worked together to develop residential parking standards, taking account of empirical evidence about actual levels of car ownership in recent housing developments in the County.  The standards reflect the research findings that car ownership varies with location, tenure and size of dwelling and that the amount of parking spaces required decreases the higher the proportion of unallocated spaces. The approach taken in the layout to car parking is to provide on plot parking accessed from the front for private 4 and 5 bedroomed houses and parking in rear courts for most of the terraced affordable and private 2 and 3 bedroomed houses.  The parking provision proposed is higher than the local standards. All dwellings are provided with a garage, but the dimensions of these are intended to ensure they do not count towards parking provision so additional parking spaces are also provided. All spaces appear to be allocated, although there might be the intention to enable visitor parking within Home Zones; it is not possible to ascertain this from the information provided. This is not a design led approach and it contributes to the inefficiencies of the layout and the relatively low density.  It is unlikely to discourage the use of the private car in favour of public transport, walking or cycling and so is unlikely to contribute to modal shift. This is not innovative, nor is it well integrated in high quality public realm.  The concept of the Home Zones could produce streets that are pedestrian, cycle and vehicle friendly but the lack of detail provided means it is not possible to make this statement on the basis of the information provided to date.
3.5
Design and Access Statement
PPS 1 Climate Change Supplement Paragraph 41: 

Where possible, LPAs should make use of Design and Access Statements to obtain from applicants the information necessary to show how their proposed development will contribute to the Key Objectives set out in this PPS and relevant RSS and DPD policies consistent with this PPS.

CLG Guidance on information requirements and validation paragraph 103

DASs enable LPAs to better understand the analysis which has underpinned the design and how it has lead to the development of the scheme.  This helps negotiations and decision making and should lead to an improvement in the quality, sustainability and inclusiveness of the development.

CLG Guidance on information requirements and validation paragraph 105

DASs.. should therefore demonstrate how climate change mitigation …. And adaptation measures….. have been considered in the design of the proposal.

The DAS submitted with the application was lacking in many respects and additional subject areas were requested to enable the application to be registered.  A contents list for a further,  fully revised DAS was agreed and the revised document is awaited.

