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Sent: 20 February 2015 14:50
To: Public Access DC Comments
Subject: Comments for Planning Application 14/02004/HYBRID

Planning Application comments have been made. A summary of the comments is provided below.
Comments were submitted at 2:49 PM on 20 Feb 2015 from Miss Susan McGlynn.
	Application Summary

	Address:
	Land South Of Perdiswell Farm Shipton Road Shipton On Cherwell 

	Proposal:
	OUTLINE:- Up to 1500 dwellings, including affordable housing and up to a 150 unit care village (C2) with associated publicly accessible ancillary facilities; site for a new primary school; up to 930sqm of retail space; up to 7,500sqm locally led employment (B1/B2/B8) including link and ride; site for a football association step 5 football facility with publicly accessible ancillary facilities; public open space, associated infrastructure, engineering and ancillary works, (all matters reserved except for means of access to the development); and Full Planning:- development of Phase 1 at the south western corner of the site for the erection of 29 residential dwellings (29 or the 1500 described above) with associated open space, parking and landscaping; with vehicular access provided from Upper Campsfield Road (A4095), Shipton Road and Oxford Road (A44) 

	Case Officer:
	Bob Duxbury 

	Click for further information



	Customer Details

	Name:
	Miss Susan McGlynn

	Email:
	

	Address:
	6 Browns Lane, Woodstock OX20 1ST



	Comments Details

	Commenter Type:
	General Public

	Stance:
	Customer objects to the Planning Application

	Reasons for comment:
	

	Comments:
	I object to this proposal because of the scale of the development and the very poor quality of the masterplan design. The design is that of an ‘anywhere’ housing estate and takes no inspiration from the distinctive urban structure and form of Woodstock. I am commenting as a resident and as an urban design consultant. I am a Design Council Cabe Built Environment Expert and have worked for many public and private sector clients in the assessment of masterplans. The scale and significance of the hybrid application is such that Cherwell and West Oxfordshire District Councils should request that it is presented to either Cabe’s national Design Review Panel or to one regional Panels for comment before the application is determined. Historic street pattern, layout and movement structure. The site is a significant and sensitive one that marks entry to or exit from the town of Woodstock. The potential impact of any new development must be considered in relation to the distinctive features that define the characteristics of the town of Woodstock and its green setting. Woodstock is a late 12th century planned town. Whilst no buildings remain from this earliest period, the town’s key characteristics are its fine-grained ‘deformed’ grid of streets, its burgage plot pattern and buildings forming more or less continuous frontages to streets and public spaces . This urban structure defines the grain of the historic centre of Woodstock and has remained largely unchanged since the town’s foundation and extension in the 13th and 14th centuries. By contrast, the lower density mid- to late- 20th century extensions to Woodstock have adopted a suburban, highways-led pattern of access roads and culs-de sac typical of residential layouts from the 1960s onwards. These standardised layouts can be seen anywhere and everywhere and significantly erode local character and distinctiveness. Unfortunately, it is this pattern that the development proposals perpetuate. The masterplan as illustrated avoids making connections to Woodstock’s main radial route, the A44, and instead takes its primary access from the B4095. It cannot be part of Woodstock when it is not connected to Woodstock’s primary movement routes. The design does not show a legible network of streets and bears no relation to Woodstock’s distinctive street patterns, nor does it meet the current national highways design guidance in Manual for Streets 1 and 2. The layout is based on a ‘loops off access road’ approach that is unlikely to deliver the “safe, connected and efficient streets” advocated in Planning Practice Guidance (26:006). The design is inward looking with very few connections across the ‘red line’ of the site boundary and none taken ‘edge to edge’ across the site. Woodstock East appears as a separate community, surrounded by landscape buffers. The layout illustrated cannot generate the physical and social integration necessary to create a successful extension to the existing town and needs fundamental redesign. Scale of development. This needs to be proportionate to the existing town, currently about 1300 homes. Woodstock East proposes up to 1300 homes plus a ‘150 unit care village’ to be delivered over 15 years. This is referred to in the Design and Access Statement as a “new quarter” but would more than double the size of Woodstock. This level of growth is unacceptable in a single, peripheral location. The layout is so disconnected from Woodstock’s existing urban structure that it would never function as an ‘emergent’, organic expansion of the town. Sustainable movement The applicants make much of the ’sustainable’ label for this development. However, this is not evidenced at the most fundamental level of sustainable design – the establishment of direct, legible and convenient routes – either within the development or externally to nearby routes and facilities. National policy of the NPPF (para 61) and PPG Design (020) emphasise the importance of clear and direct movement routes in achieving the physical and social integration essential for successful places. As a hybrid application, there is little detailed information available. However, the Movement Parameter Plan does not indicate that the PPG guidance has been followed in designing the layout. It is essential therefore that the significant points of connection, via Hedge End/Flemings Road to the north -west and direct access south to the Oxford Road/A44, are drawn across the red line of the site boundary directly into and across the site to provide a clear, direct and legible structure for pedestrian movement. The critical factor for new development is integration and there is little evidence that the current proposals can deliver both the physical and social integration necessary to make this a successful extension to Woodstock. This is not a subjective aspect of design. It’s about the long-lasing ‘deep’ structure of a development and the way that it connects and relates to the existing town. The frequency and legibility of connection can be measured and compared in an objective way and is fundamental to the long -term quality and performance of a place. In summary, the outline master plan shows an out-dated planning approach of zoned land uses and a very poorly designed layout that takes little account of location, landscape or the character and shape of the existing town. These concerns are borne out by the detailed application. This first development phase connects very poorly with existing and other proposed development immediately to the west, north and east, does not provide for active frontages to the primary route and does not even achieve adequate internal connection, proposing a layout with no less than 4 dead end streets for only 29 dwellings. This cannot be fixed at later design stages and I urge Cherwell and West Oxfordshire to reject this application. 





