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Application 14/01384/OUT – Outline Application – development to provide up to 2600 residential dwellings, commercial floorspace, social and community facilities and land to accommodate one energy centre, one new primary school and the extension of the primary school permitted pursuant to 10/01780/HYBRID. Such development to include provision of strategic landscape, provision of new vehicular, cycle and pedestrian access routes, infrastructure, ancillary engineering and other operations. 

1. Introduction/Background
Outline permission is sought for the development of land to the north west of Bicester, covering an area of 154.82 hectares, north west of Lords Lane and north east of the railway line. The site forms part of the NW Bicester Eco-Town, the vision for which is set out in a high-level masterplan dated 29th May 2014. The intent of the NW Bicester Eco-Town is to establish a new, mixed use and sustainable community designed to achieve high standards of sustainability and energy efficiency in line with the Planning Policy Statement: Eco-Towns 2009 (PPS1 Supplement).
Planning permission was granted in July 2012 (LPA reference 10/01780/HYBRID) for the NW Bicester Exemplar in the northern part of the Eco-Town area. The Exemplar will comprise 393 new homes, land for a new primary school as well as local facilities such as shops and a nursery along with the eco-business centre. Development on the Exemplar commenced April 2014. 

This application is referred to as ‘Application 1’ and is submitted alongside a further application for outline planning permission for new homes and facilities on land to the south west of the railway and north-west of Howes Lane (‘Application 2’). A third application for full planning permission for a strategic road link and infrastructure is being prepared by the applicant in consultation with Oxfordshire County Council. 

2. Site/Context

The site is currently primarily agricultural land bounded to the south-east by the A4095 Lords Lane and to the south-west by the railway line. The north-west boundary is to an open field beyond which is the village of Bucknell and to the north-east the site abuts the boundary with the consented Exemplar development beyond which is the B4100 Banbury Road. The Bucknell Road passes through the site in the south-west. Two existing farms are located within the site area as described above. Both farms are to be retained and are excluded from the application red line boundary. 

3. Policy/Guidance

The application is accompanied by a Design and Access Statement which provides a summary of the masterplanning context, public consultation, design evolution and design response. CDC contributed to the production of the masterplan brief and is in the process of preparing a supplementary planning document for NW Bicester. 

The site is identified in the emerging Local Plan – Policy Bicester 1 – and regard is had to Planning Policy Statement: Eco-Towns 2009 (PPS1 Supplement).
4. Design Assessment

I have reviewed the submitted Design and Access Statement (DAS), Framework Plan and other relevant information and make the following comments: 
General Comments

· While the DAS includes considerable statement of intent in respect to the delivery of high quality urban design, little of this is reflected on the resulting Framework Plan;
· Clearer distinction between what details of the DAS form part of the application and what is shown as indicative/illustrative is required;

· The Framework Plan is of an insufficient scale and detail to provide any level of certainty of outcome and is a poor reflection of the level of analysis and thought that has clearly been undertaken. As a minimum, the framework plan should show an indicative street and block structure in order to demonstrate that the strategic, primary and secondary streets are appropriately located to enable the intended connected street network, optimum block sizes and urban densities to be achieved;

· The connection between urban densities (net and gross) and the viability and vitality of local centres and public transport facilities is not clearly articulated in the DAS or on the Framework Plan. Given the decline of many centres and high streets in established areas, robust quantitative evidence is required to demonstrate how the centre(s) will be supported;
Site and Context

· The redline boundary excludes parcels of land including Hankwell Farm and Lords Farm. No details of the interface between the application site and these sites are included in the application with residential and other land uses just abutting the boundaries. This creates some awkward development parcels (especially around Lords Farm) and a potentially abrupt transition between land uses. The secondary road shown to the north of Hawkwell Farm passes through the site boundary and it is unclear whether it is to be delivered or not as part of this application.
Movement and Layout

· A strong sense of overall structure and legibility is currently lacking from the Framework Plan. While it is understood that the layout is landscape led, it must also become a clearly legible and efficient urban environment. The balance between existing landscape features and urban efficiency is not clearly articulated on the Framework Plan;

· The primary road corridor through the residential area is very convoluted. This detracts from any sense of legibility and appears quite inefficient as a primary movement corridor serving cars, buses and commuter walking and cycling. It is understood that the alignment is dictated by the need to achieve every house within 400m of a bus stop. A balance therefore needs to be struck between achieving this numerical target and ensuring a clearly legible and efficient urban structure. It would be inappropriate, in my view, to add to all journey time in order to be within 400m of the most outer lying and low density residential areas. Direct and efficient walking connections to these outer lying areas could overcome the slightly longer distance; 
· It is impossible to assess the merits of the secondary road corridors as these are only shown as disconnected spurs. A full movement network diagram is required for the purposes of assessment, even if this is indicative at this stage. As currently shown – the secondary roads could serve any configuration of connected or disconnected streets.

· A network of connected streets should be at the heart of the layout principles and not be overly compromised by strict adherence to historic field boundaries. Such boundaries may appear quite arbitrary in a fully urbanised area if they do not support an efficient and logical urban structure.

· There is a confusing pattern of roads shown in the south-west corner around the centre and at the intersection with the strategic road. A more detailed plan is required showing how this area will function;

· The DAS expresses support for multi-modal corridors and segregated pedestrian/ cycle routes. Both have a role to play, but for commuter and essential routes, mixed modal corridors will ensure higher levels of activity and surveillance during different times of the day and night than segregated corridors.

Local Centre
· Efficient use of the immediate 400-450m walkable catchment of the local centre is crucial to its long-term viability and vitality and is the best opportunity for higher density residential development. This opportunity is undermined by a proliferation of large footprint non-residential land uses within this immediate catchment including Lords Farm, Hawkwell Farm, School and playing fields, Bure Stream parklands, community farm and allotments. Gross residential densities within the immediate catchment are therefore likely to be quite low. Have alternative locations for the centre been considered and tested? It is recommended that detailed viability assessment of the proposed centre is undertaken based on expected residential yields set out in the Framework Plan and having regard to existing precedent examples;
· A block masterplan of the local centre is required showing the full extent of the centre and how it relates to the school, community facilities and employment units;

· The sketch layout of the centre on p83 of the DAS shows extra care housing in blocks with courtyards opening up to the stream. Unfortunately the stream is located on the north-side of the blocks and the proposed courtyards will be largely shaded from the sun. The illustration of the centre on p84 is unrelated to the sketch layout on p83.
Character, scale density and heights
· Limited information is submitted in respect of character;

· The three basic density and building height types are broadly acceptable although minimum heights in higher density areas should be raised from the blanket 4m across all types to require min 2 storey buildings;
· As above, higher density development is likely to be required to support the proposed local centre and public transport services;

· No objection to basic street type sections.

Housing layout
· I would question the principle that ‘the housing layout is based upon the existing framework of green spaces and hedges’ if this is pursued to the detriment of an efficient and effective urban structure and layout;
· Typical housing layout studies are generally supported albeit little innovation is shown that reflects the wide ranging precedent images shown. 
Parking
· A standard approach to car parking is proposed with standard levels of private on-plot parking plus garages. This makes no attempt to support modal shift at the individual dwelling level and reinforces the convenience and dominance of the private car. Despite this, p102 states that ‘parking and road layout will serve to limit private vehicle use’?
· A range of alternative parking strategies are available that would genuinely support modal shift and free up valuable space around homes for more efficient use of land such as undesignated on-street parking (max flexibility/ min cost/ competition for spaces/ strong UK precedents) and communal car parks (e.g. Vauban/ allocated spaces/ car free streets) etc.
· Bicycle parking to the front of properties would enhance its visual presence and make cycling more convenient for short journeys. 
5. Conclusion 
Having reviewed the Design and Access Statement and Framework Plan, I consider that insufficient information on matters of urban design is provided to support an outline application of this scale. A more detailed Framework Plan is required, and at an appropriate scale, showing a full network of streets and blocks in order to assess whether the land uses, strategic and primary streets are appropriately located. I have some concerns in respect of the alignment of the primary street. Further information in support of the local centre is also required to demonstrate its likely viability and greater innovation is sought in respect of housing layout and parking allocations. 
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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.  


