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OUTLINE - Up to 200 residential units, access, amenity space and associated works.
This application is for 200 houses and a local shop and hall.  The proposals have been reviewed based on the information set out within the Design and Access Statement.  This document sets out the design principles and approach for the development proposals.  One of the major considerations of this scheme has been how the proposals sit with the site context.

The site lies to the north of Bicester, west of the settlement of Caversfield.  The area is currently agricultural, with level grassland used for an equestrian centre.  The area is rural in character, with a small number of houses grouped in places along the west side of Fringford Road.  RAF Bicester Conservation Area lies to the east of Fringford Road.  The land has not been considered within the Local Plan as an area for future development.  Furthermore it is identified as part of a green buffer for Bicester in the latest draft of the Local Plan (Focused changes March 2013).
Site Setting / Context
A major concern that the Council has about this development proposal is the context within which it sits.  The area has a rural character and while there is a group of four houses to the southeast of the site boundary, this side of Fringford Road has had no substantial development.  The geometry of the site and the way it sits within the landscape will therefore clearly have an impact on the rural character and setting of this area.
· The land is predominantly flat grassed pasture which is used by a local equestrian centre.
· The site is bound by a hedgerow along its east and south boundary.  Mature woodland defined part of the north and west boundary.
· There are a number of heritage issues that need to be considered with the development proposals, including the setting of the conservation area to RAF Bicester to the east and the setting of Caversfield House, Home Farm and the Chapel.
Site Layout
The principles applied to the site layout would provide an appropriate starting point for design if this was an infill site within one of the market towns, however in this context where any development will have a clear impact on the rural character of the area the design approach is considered inappropriate.
· While reference is made to high, medium and low density development, it is not clear what is meant by this as no density range is given.  A review of the plans shows a very even density plan with very little variation.  This has led to crisp edges to the site, which will read very strongly in the landscape. 
· As the layout is not a reserved matter, I have to express my concern that in this location it will have an undue impact on the character of the existing settlement and its landscape context.

· The existing landscape structure is being retained.  It is proposed that gaps in the landscape will be filled and the concept of landscape buffers have been raised, which will potentially provide a dense landscaped edge, which while screening parts of development will also change the character of the landscape structure.
Design Detail
· Reference has been made to using materials and details for different character areas which respond to the existing vernacular architecture.  There are a number of concerns we have about some of the details and materials. 

· Consideration has been given to Designing Out Crime, though a lot of this will be dependent on the detail design of the site and individual dwellings.
Conclusions

· The design for this site cannot be separated from the way that it sits within its setting.  Therefore, while a number of principles that the scheme promotes would be appropriate in another setting, they are not appropriate here.
· I therefore recommend that this application is refused.
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	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.  




