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FULL.  Erection of 69 dwellings with associated car parking, infrastructure and landscaping, provision of public open space, play areas and flood attenuation
This proposal is for the first phase of development for Bovis Homes.  The application will relate to the Show home complex of nine units which has was submitted earlier this year.  The development will form the first significant new development for Heyford Park and will build out the south western area of the Camp Road and Core Housing West Character areas.  The layout and design process has run alongside the development of the Design Codes and informal advice has been given on the plans and house types at the bi weekly meetings at Heyford, alongside formal written pre application advice.  On the back of these comments the design has evolved and a number of changes have been made. 
The comments set out below have been based upon a review of the plans and elevations submitted to the Council as part of the Full Application for the site.  These have been reviewed alongside drawing D961 which was submitted as part of the Free School Application to the Council.   
Site Setting

The site forms part of the former RAF Upper Heyford proposals.  The earlier outline application for the site set out the strategy for development in the area.  Extensive discussions have been had with the developer through the development of the Design Codes, to establish a layout approach and architectural vocabulary for the site which will reinforce and enhance the sites heritage value.  
· The site is in a prominent location and will form a gateway as you enter the area from the west and form part of the setting for Camp Road.
· The Free School proposals sit to the south and west of the site and further information is required to explain how the proposals relate to this area.  This relates in particular to the relationship between the boundary treatment of this area and the movement network through it.
· The SUDS corridor is located to the east of the proposals.

· To the southeast of the site is a Local Equipped Area of Play.

· The site has a gentle gradient and slopes down from a high point at Camp Road to a low point at the southern boundary of the site.
Masterplan Layout
The proposals incorporate two Character Areas that have been set out in the design codes: Camp Road and Core Housing Area East.  There is also a special condition code that covers the SUDS corridor.
· Overall, I am comfortable with the layout onto Camp Road.  The buildings are organised in pairs with a consistent building line and sit together well.  I do however have some concern about the manoeuvring space and how that can be improved (dealt with in movement section)
· Adjacent to the SUDS corridor the final two buildings step back to accommodate existing trees.

· In the Core Housing area I am generally happy with the layout as presented.  The objective in this area is to establish a simple design approach to the site, with consistent building lines, eaves and ridge lines.

· There are a number of areas where the fenestration on gable ends needs to be improved if the layout is to be considered acceptable (I have referenced the applicable house types below). 
· The acceptability of some of the edges depends on the nature of the relationship with the Free School area and the boundaries to this site.  It will be important to set out how development will relate to this.
· Reviewing the potential pedestrian movement through the area to the Free School, it might be appropriate for the footpath to extend into this site at the south west corner of the site.  I would be concerned if there was a connection through the parking courtyard.

· The configuration of the southernmost units has been considered.  In this location we would be comfortable accepting a rear parking solution, but only if the surveillance to the parking area could be improved.

· The SUDS corridor is a special condition area, which promotes a less formal approach to design than other areas of the core housing area.  In this location the buildings do not have a clear building line and are less formal.  This principle has been established in the codes and followed through in the layout, which we are comfortable with.
Housing Design
Extensive discussions have been had during the development of the design codes and the pre app advice on this site about the architectural form and detail of this area.  As the site is located within the RAF Upper Heyford Conservation Area it is critical that the development reinforces and enhances the character of this area.  Many of the residential buildings across the site were built in the early 20th century and have a character that can be best described as a simple / paired back Arts and Crafts character.  Greater detail on this can be found in the Design Codes.
P404.  
· The house has a simple structure which builds on the Arts and Crafts structure and detail that is found elsewhere in the site.  
· The house is simply organised, which gives it an ordered internal and external structure.  The windows provide a balance to the front façade and are well detailed with stone headers and cills.  
· Internally the house is simply organised with a good relationship between rooms and appropriate day lighting.

· The house type has been designed to be either brick or render.
P502.  
· This is a five bedroom house with a clear structural form.  
· The windows are well balanced on the front façade with simple details such as stone cills.  
· A working chimney has been proposed, which helps articulate the gable ends. 
· Internally the house is well organised and should produce a light living environment.
P507

· This is a large five bedroom property.

· The main form from the building comes from the gables on the front façade.

· Two projecting bays also form part of the front façade and detract from the simplicity of the building.
· Internally the building is well organised and will provide an attractive family home.

· This building is render and is located along the SUDS corridor.
· Greater consideration is required of the gable end as seen from the public realm.

C525.  

· This building has a clear structural form.  The windows are well balanced on the front façade with simple details such as stone cills.  

· The main façade is well balanced.

· Internally the house is well organised and should produce a light living environment.

· The porch detail is over complicated and detracts from the main façade, this would be better as a simple single plane structure.

P401.  
· This is a narrow fronted house type that has a similar design approach to the larger dwellings on the main frontage.  
· The building form is more comfortable in this location than the show home site as it is sitting in a semi detached configuration or a short terrace.  
P302A.  
· This is a small house type, with a narrow frontage.  
· Internally it is tightly organised, but typical for a house of this kind.  
· I have no objection to the overall form, which is very simple with a ridged roof and simple brick detailing.  
· The windows however do little to activate the façade.  This could be improved by increasing the height of the windows on the ground floor.
P506 (1955)
· This is a large five bedroom property, which appears modest from the front façade, but is deep plan.

· The front façade is articulated by two ground floor projecting bay windows.  These features feel a little too small for the building and are likely to benefit from being made a little wider.

· The internal layout of the dwelling is simple and logical.
P505 (1977)
· This building is a wide fronted five bedroom unit.

· The form of the building is broadly acceptable with the projecting gable providing focus to the front façade.

· Improvements should be made to the fenestration and detail.  In particular, improvements should be made to the window proportions which would gain from having greater scale, especially on the ground floor elevation.
· The Porch detail detracts from the front façade and is too complicated.  The overall form of the building would be improved through removing the porch or having either a small and simple detail.
S241.  AFFORDABLE
· This is a simple two bedroom narrow fronted house type.
· The layout is simple and appropriate.

· Slightly more generous windows could improve the feel of the front façade.

· There are a number of locations where the gable end will need to be improved if the layout is to be acceptable.  This especially applies to the southern parking courtyard area.
· There appears to be little difference between the S241 and S241G, other than a change in the roof line.  I would recommend that this change in roofline does not in any way enhance the character of the area.

S351.  AFFORDABLE 
· This is a small narrow fronted three bedroom house type.  
· Internally it is tightly organised, and bedroom two is tight for the level of occupation.
· I have no objection to the overall form, which is very simple with a ridge roof and simple brick detailing.  
· The windows however do little to activate the façade.  This should be improved by increasing the height of the windows on the ground floor.
S461. AFFORDABLE

· This is a four bedroom house.  The proportions of this house feel slightly awkward, due to the width of the property in relation to its height.
· Improved fenestration would improve the character of the façade.

Materials and Details
· The Council is happy to accept slate tiles (as approved for the show homes) on Camp Road and Rivensdale along the SUDS Corridor.  We need to view samples and have further details of size and colour of the Peat Brown and Slate Grey Russell Galloway tiles before we could deem these as acceptable.  
Street Design and Parking
The development relates to Camp Road and a number of new routes including a tertiary route, shared surface community streets and lanes.  The structure and detail of these routes will be important to in establishing the character of the area.
· The tertiary street to the west of the development parcel does not adhere to the design code.  There should be a footpath on either side of the street of 1.8m and areas give over to landscape and verges.  This is particularly important in this area as this road will form the main pedestrian route to the Heyford Free School Sports Campus.
· The radii for the tertiary streets should also be 4m, but appears to have been drawn at 5 - 5.5m.

· There is excessive hard standing in front of dwellings along Camp Road and the manoeuvring space should be rationalised and shared between dwellings.  Despite my comments on this at pre-application stage, these areas have increased rather than being rationalised.  This approach is not acceptable!
Conclusions

· I am comfortable with the overall structure and general organisation of the scheme.
· There are a few points of detail which need to be addressed including some changes to the house types. 
· It would be useful to understand how the edges of development relate to the proposals to the free schools.  This is especially important in relation to whether the Free School site is open; its boundary treatment and movement connections into this area.
· The parking configuration along Camp Road needs to be resolved.
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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.  




