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Outline - Application 14/01738/OUT- Development of 48 houses, access, open space and landscaping.
1. Introduction/Background
The application has been submitted without the benefit of pre-application advice, and proposes a significant amount of additional development in the village. 
2. Site/Context
The site is located on the eastern fringe of Hook Norton, to the north of Station Road and is currently in agricultural use. The western boundary of the site currently defines the edge of the built up limits of the village. To the south of Station Road, directly opposite the proposed development site, a scheme of 28 dwellings is currently being built-out representing a relatively large amount of growth already in this area of the village. 
3. Policy/Guidance
National Planning Policy Framework 2012: 

The NPPF sets out the importance of good design as a key aspect of sustainable development, and considers that good design is indivisible from good planning. 

Paragraph 58 sets out that planning decisions should aim to ensure that developments:

1. Function well and add to overall quality of the area;

2. Establish a strong sense of place;

3. Optimise the potential of site and support local facilities;

4. Provide an appropriate mix of uses;

5. Respond to local character and history, and reflect the identity of local surroundings and materials;

6. Provide safe and accessible environments; and be
7. Visually attractive.  

Paragraph 59-61 sets out that it is appropriate for planning decisions to seek to guide the overall scale, density, massing, height, landscape, layout, materials and access of new development in relation to neighbouring buildings and the local area. Planning decisions should also seek to promote or reinforce local distinctiveness and address the connections between people and places and seek the integration of new development into the natural, built and historic environment.

In accordance with paragraph 63 and 64 outstanding/innovative design that shows an appropriate response to its context shall be supported and development that fails to take the opportunities available for improving the character and quality of an area and the way it functions shall be refused.  

Saved Policies from the Adopted Cherwell Local Plan:

Policy C27: Developments in villages are to respect the settlement pattern to protect and enhance the character of the village.

Policy C28: Relates to the layout, design and external appearance of new development to ensure an appropriate/ sympathetic response to its context.

Policy C30: Relates to the design of new residential development to ensure it is compatible with the appearance, character, layout, scale and density of existing dwellings in the vicinity. 

Cherwell Local Plan - Submission, January 2014
ESD16: ‘The Character of the Built and Historic Environment’ sets out the requirements to ensure that new development seeks to respect and enhance the historic environment and secure high quality urban design by respecting traditional development patterns and reflecting local distinctiveness.  
Countryside Design Summary SPG (1998)

Although relatively outdated this document still provides a good baseline analysis of the character of Cherwell District; its countryside, its settlements, its buildings and the way in which they relate to one another. It is considered this document should be consulted in conjunction with the Hook Norton Conservation Area Appraisal as part of an analysis of local character. 

4. Design Assessment

The application is accompanied by a Design Code/Design & Access Statement prepared by Anderson Orr Architects. I have undertaken a peer review of this document as follows:
Site Analysis:
· There is no evidence as to why this site has been identified, and given that it is not allocated in the Local Plan and was a rejected site in the SHLAA (2014), why it is suitable for residential development of this scale. An analysis of how the villages’ settlement pattern has developed and where growth has occurred, together with an analysis of the impact of development on the landscape is required to justify the principle of development on this site and establish how the scheme can achieve local distinctiveness.

· The document contains a limited analysis of the site and its constraints. I would expect to see greater information on the opportunities and constraints that the site presents to more clearly inform an appropriate, contextual design response. 

· The approach to boundaries is particularly important as significant level changes exist to the south and west of the site which require careful consideration in the development approach. 

· The analysis of the local architecture and character is limited, providing only a description and lacks graphic support or indication of what cues should be applied to the site, and where. 

· The visual impact analysis fails to take into account the effect of development from the public footpaths and long views from the north, as well as the relationship with development opposite to the south of Station Road. 

· The ‘Site Conceptual Development’ shows only the arrangement of a cul-de-sac road, with no indication of how this option has emerged, or how it relates to the sites opportunities and constraints. 

· The main vehicular access to the site is shown at a point where significant levels change exists between Station Road and the site. It is unclear how this responds to the site constraints.  
Design Component:

Applied Design Principles:

· No specific design principles have been set out to guide the design approach. This combined with a limited consideration to the site constraints has led to a scheme which does not maximise the opportunities of the site. 
· There is no graphic support to show the development, testing and application of these ‘principles’.

Amount:

· There is no indication of how the mix of housing (size and type: terraced/semi/detached) is to be allocated around the site to establish quality open space, public realm and varying character. 

Layout:

· While the final configuration of streets and development is a matter for Reserved Matters planning application, I would expect that a clear framework for development is set out alongside an explanation of the design principles. In the absence of this being clearly set out in the Design and Access Statement, the peer review must be on the indicative site layout submitted. 

· The proposed plans do not provide a framework that can support a high quality public realm or ‘place making’ approach to the site. 
· The density and massing appears very even across the scheme with predominantly on-plot parking. This promotes a very sub-urban response that is not in-keeping with the character of the village.  
· Views and vistas are left unresolved with garages terminating several views. The site entrance is weak. 

· The access to the pedestrian route to the east is unclear where it juts off a turning head/ parking space.    

· The main route through the site seems land-hungry with substantial landscaped front gardens, with relatively small back gardens.

· Reference was made to orientation driven by achieving solar gain, which is not evident from the plan. 

· The LAP may benefit from being more centrally located, or visible from the main access road.

· There is a need to consider potential overlooking into rear gardens from public footpaths to the west and north boundaries.

Scale:

· It is unclear where these ‘character cues’ have come from and how they are appropriate to the site and surrounding context.

· The relationship with Station Road and the west boundary require more consideration, especially scale and development form, due to significant level changes. 

Landscape:

· Information setting out the existing landscape features; what is being retained and removed and how these elements could be integrated within the scheme is not explained. 
· How the landscape appraisal has influenced the design response is not clear. What are the cues for the looser nature of the layout on the eastern and southern boundaries?

· There appears to be little consideration of the impact of development on views into the site, particularly from the public right of way to the north of the site.

· The document makes reference to ‘more tightly knit streets’ being characterised by harder landscaping; this is not evident from the plan. 

Appearance:

· Without the benefit of an analysis of the local vernacular it is unclear how the scheme will enhance this, or produce a locally distinctive response. 
· Scheme would benefit from an analysis of traditional house types and the configurations and locations they are used in to introduce variety and character to the scheme. 

Sustainability:

· While promoted as a sustainable site, there is concern over the reliance on private cars and bringing additional traffic to small scale routes and congestion within the village. 

· No Code level is specified or parameters against which to measure the proposed sustainability of dwellings.  

· There is little evidence from the plan that the development has been organised to maximised solar gain.  

Access:

· I remain unconvinced by access to the site where significant levels change between road and site exist. 
· The scheme should consider additional connections to the footpaths north and west of the site.
5. Conclusion 
The Design and Access Statement does not demonstrate an appropriate level of analysis, particularly relating to its landscape setting, village context and specific site constraints. The design principles are not developed from a thorough understanding of the context and as such fail to provide a development framework that can support the design of a high quality development that respects traditional development patterns and reflect local distinctiveness.

I would expect to see much more detailed analysis of the context and well-related design principles on a site in a sensitive edge-of-village location. 

6. Recommendations/Conditions

It is recommended that the application has significant design issues and should be refused for the following reasons in accordance with NPPF Para 64* and Local Plan Policies C27, C28, C30 and Submission Local Plan Policy ESD16

1. The scheme does not establish a development framework which can establish a strong sense of place, or respond to the local character of the village.

2. The site does not demonstrate an appropriate extension of the settlement pattern and does not integrate with the village.

3. The proposals fail to develop well-related design principles which relate to the character, layout and appearance of the village.

*NPPF Para 64 states that permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions.  
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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.  


