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1.0	 INTRODUCTION

	 Role of the Design and Access Statement

1.1	 This Design and Access Statement, prepared 
by David Lock Associates, supports an outline 
planning application for up to 75 residential 
dwellings, submitted to Cherwell District 
Council. 

 
1.2	 This document has been prepared in 

accordance with the requirements of Article 8 
of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 
(as amended). 

1.3	 Section 4.2 of this Statement provides detailed 
information on the design principles for the 
development proposals consistent with local 
validation requirements for Cherwell District 
Council and national guidance as set out in the 
National Planning Practice Guidance (Paragraph 
016, Reference ID 14-016-20140306). 

1.4	 In accordance with those statutory 
requirements, this Design and Access 
Statement articulates the principles underlying 
the design of the proposals, including how 
those principles have been informed by the 
physical and policy context for the development.  
The document also explains the approach 
taken in providing appropriate access to the 
application site in accordance with the statutory 
requirements.

	 �North West Bicester Supplementary Planning 
Document

1.5	 The North West Bicester Supplementary 
Planning Document (SPD) (2016) provides 
the context within which the proposals will 
be implemented, as a site within the strategic 
allocation at North West Bicester.

	 Proposal Outline

1.6	 The proposal for the site is for development 
comprising up to 75 residential dwellings of 
which 30% of the dwellings are to be affordable.  
Associated with this will be open space 
provision (including a play area); an area of 
informal native tree planting; allotments; informal 
car park provision for the Church of St Laurence 
and the allotments; vehicular and pedestrian 
access off Charlotte Avenue; pedestrian and 
cycle routes; and associated works.

1.7	 SGR (Bicester 1) Limited (SGR1) (the “Applicant”) 
is committed to ensuring that the layout will 
fit sympathetically and harmoniously into 
its surroundings.  Design guidelines for the 
proposed development are set out in Section 
7.0 of this Statement which seek to ensure the 
design and layout of the buildings fits in with the 
local vernacular and context.
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2.0 	 ASSESSMENT OF CONTEXT

2.1	 SITE LOCATION AND CONTEXT

2.1.1	 The Application Site (hereafter referred to as 
the Site) lies directly to the west of Home Farm 
within the North West Bicester eco-town, and is 
approximately 1.6 miles north-west of Bicester, 
10.9 miles south-west of Buckingham and 17.0 
miles north-east of Oxford.

2.1.2	 The site is accessible to the national motorway 
network and lies about 5.0 miles north-east of 
the M40 (Junction 9).

2.1.3	 To the north of the site is the B4100 Banbury 
Road which links directly to Bicester and 
onwards to the M40, via the A41, and also 
provides vehicular access to the site.

Fig 1.1 - Location Plan
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2.2	 SITE DESCRIPTION

2.2.1	 The site comprises uncultivated agricultural land 
and measures approximately 5.1 hectares (12.6 
acres) in area.  Currently access to the site is 
gained off the B4100 to the north-eastern part 
of the site, via a six-bar gate.

2.2.2	 The site slopes from north to south falling from 
95m AOD to 80m AOD.

2.2.3	 The Site is bounded by the B4100 Banbury 
Road, the Home Farm access road and a 
mature hedgeline to the north.  To the east 
is Home Farm.  New residential dwellings as 
part of the exemplar scheme are currently 
under construction to the north-western and 
south-western boundary.  The mature treeline 
continues along the western/north-western 
edge of the site. 

2.3	 SOCIO ECONOMIC CONTEXT
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2.3.1	 Within Bicester and the wider environment of 
the site there are a number of local facilities 
including shops, schools, nurseries, food 
outlets, restaurants, post office and a Parish 
Hall.  

2.3.2	 The North West Bicester eco-town is itself 
envisaged to provide the following facilities:

•	 Secondary School and Primary Schools

•	 Health facilities – GPs surgery

•	 Community Halls

•	 Places of worship

•	 Sports centre

•	 Retail Uses

Employment

2.3.3	 Located approximately 1.6 miles away is the 
town of Bicester, providing opportunities for 
employment within the community, in addition to 
those to be provided within North West Bicester 
itself.

2.3.4	 Within easy walking and cycling distance there 
are also employment opportunities in and 
around the site, including local shops, schools 
and existing businesses.  Other opportunities 
for employment are located further afield in 
Buckingham, Oxford, and Bicester, all of which 
can be accessed with the local transport 
facilities by bus.
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2.4	 COMMUNITY LINKS

Strategic and Local Highway Network

2.4.1	 North West Bicester is situated to the north 
of the A41 which links Aylesbury, Bicester to 
Aylesbury.  The A41 also gives direct access to 
further afield; entry to the M40 is gained from 
A41 at junction 9.

2.4.2	 To the north of the site is the B4100 Banbury 
Road which gives access to the smaller 
settlements of Baynards Green and Caversfield.

2.4.3	 An assessment of the local highway network 
and of the potential impact of traffic has been 
undertaken, looking at the B4100 Banbury Road 
and Charlotte Avenue in particular. 

2.4.4	 Charlotte Avenue is a primary road through 
the North West Bicester eco-town, providing 
connectivity to distributor roads which provide 
access to residential dwellings.

2.4.5	 Beyond the site, the assessment work to date 
indicates that the additional traffic generated by 
development will not have a significant impact 
on the existing junctions in the area. 

 

Public Transport

2.4.6	 Bus service provision within the area offers a 
number of services providing access to the 
surrounding area.  As part of the Exemplar 
development, bus stops are provided along 
Charlotte Avenue which is within walking 
distance to the site. The design and function 
of Charlotte Avenue incorporates bus priority 
by way of a bus-gate immediately north of the 
access to the application site, at this point the 
carriageway narrows to 4m limiting 2-way flow 
to buses only   

2.4.7	� Below are the routes of these services.

SERVICE ROUTE

8 Middle Barton <> Bicester

X5 Cambridge <> Oxford

S5 Arncott <> Oxford

26 Kingsmere Centre <> Bicester

25A Oxford <> Bicester

21 Chesterton <> Highfield

E1 Elmsbrook <> Bicester

18 Buckingham <> Bicester
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2.5	 LANDSCAPE ASSESSMENT

2.5.1	 The application site comprises uncultivated 
agricultural land.  It has a hedgerow with trees 
on the northern/north-western boundary of the 
site, and the topography of the site slopes from 
north to south down to a small brook.

2.5.2	 An appraisal of the trees and hedgerows 
accompanies the application (within the Tree 
Survey).  The proposed residential development 
would retain existing trees and hedgerows along 
the boundaries of the site, where possible, with 
new green space, street trees and planting to 
provide an attractive setting to the built form.  
New development would be seen within a 
largely residential context and a lower density 
of development at the edge of the residential 
area would provide a soft transition to the open 
space. 

2.5.3	 Development would not cause any significant 
adverse landscape or visual impact and the 
site is capable of accommodating residential 
development.  A high quality development would 
provide a positive design contribution to the 
landscape. 

 

2.6	 ECOLOGY

2.6.1	 PBA carried out an Ecological Appraisal to 
assess the context for the design presented 
by the existing site ecology and put forward 
recommendations to protect and enhance it. 

2.6.2	 An extended Phase 1 Habitat Survey was 
undertaken in 2010 during which some 
suitable habitats for foraging and commuting 
bats, badgers, nesting birds, reptiles and 
invertebrates were identified.  However, the site 
is considered to be of low intrinsic ecological 
value.

2.6.3	 The aims of the studies were to:

•	 Characterise all of the habitats present 		
within the study area.

•	 Compile species lists for all natural and 	
semi-natural habitats in and around the area 
of the proposed development.

•	 Assess species distribution and diversity.

•	 Identify relevant habitats in terms of local, 
regional and national context.

•	 Identify areas, if any, of ecological interest 
and make recommendations to minimise 
the potential impacts of site operations and 
where feasible, to consider opportunities for 
additional habitat creation. 

2.6.4	 The main findings of the appraisal can be 
summarised as follows:

•	 There would be no significant loss of habitat.

•	 The biodiversity of the site can be enhanced 
by providing for new tree and hedge planting. 

•	 Habitats known to support important bird 
assemblages or species were absent within 
the site.

•	 A significant opportunity for habitat 
enhancement can be achieved through the 
inclusion of wetland features (SuDS) within 
the proposals.



11

Outline Planning Application

2.6.5	 New tree and hedgerow planting as part of 
the development proposals will realise a net increase 
in habitats on site post development.  New wetland 
features will realise significant enhancements and will be 
planted with a range of native aquatic species.  On-site 
public open space provision will include species-rich 
grassland mix to improve the ecological value of the 
retained areas of grassland.
2.6.6	 A copy of the Ecological Assessment has been 
submitted as part of the application.

2.7	 TREE SURVEY

2.7.1	 The application proposals have also been 
informed by a comprehensive tree survey 
carried out in accordance with BS5837 
standards.  The principle of the design has been 
to retain the trees of value wherever practical.  
Trees have been categorised as trees or tree 
groups of High Quality (A), Moderate Quality 
(B) or Low Quality (C).  There is one Category 
A tree and a number of Category B trees 
along the boundaries of the site which will be 
retained and integrated as part of the proposed 
development.  The landscape proposals for the 
site will include significant new planting.
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3.0	 DESIGN PARAMETERS

3.1	 CONSTRAINTS AND OPPORTUNITIES

3.1.1	 The site constraints and opportunities have 
been identified as follows:-

•	 Adjacent housing development under 
construction

•	 Existing Listed buildings neighbouring the 
site

•	 Identified need for allotments

•	 Existing hedges and trees along boundaries 
of the site

•	 New vehicle and pedestrian access from 
Charlotte Avenue

•	 South-eastern edge of the site within Flood 
Zone 3 

•	 Adjacent Home Farm business complex

•	 New storm water drainage system to include 
infiltration

•	 New public open space

•	 Need for affordable housing

3.1.2	 The site and development constraints have 
been used in creating the site proposals which 
show a positive relationship with the existing 
built environment and landscape by:

•	 Maintaining and/or supplementing hedges 
and trees along boundaries to integrate 
development and landscape. 

•	 Providing streets and connections that 
support movement by foot and cycle.

•	 Configuring the layout to respect the setting 
of local heritage assets.

•	 Providing generously for provision of open 
space incorporating Sustainable Urban 
Drainage and enhanced ecological value.

•	 Creating a high quality landscaped setting 
for the development.

•	 Providing affordable housing within the 
proposal.

•	 Providing for allotments.

•	 Adopting a design approach that will sit 
sympathetically and harmoniously within the 
North West Bicester eco-town, adopting the 
development requirements set out in the 
North West Bicester SPD where possible.

•	 Creating a safe and secure layout.
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Fig 3.1 - Constraints and Opportunities
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3.2	 LOCAL CHARACTER

3.2.1	 Due to the site’s location within the North 
West Bicester neighbourhood, the proposed 
development will largely take design cues from 
the vision for North West Bicester set out in the 
SPD (2016) as to locally appropriate patterns of 
layout and design.

3.2.2	 The SPD states that ‘proposed development 
should be sensitive to the existing landscape 
and townscape character whilst creating a 
unique image for the eco-town.  Development 
proposals should demonstrate a morphology 
and urban form that responds to the site’s 
topography, ecology, natural features and 
landscape character as well as responding to 
local patterns of development’ (para 5.16).

3.2.3	 The residential properties under construction 
immediately surrounding the proposed 
development to the north-west and south-
west are generally laid out in a suburban 
form.  They are primarily two storeys in height 
and constructed in stone and render under a 
tiled pitched roof.  The majority of properties 
are either detached or semi-detached units.  
Nearly all of the properties have enclosed front 
gardens with parking generally either located to 
the front or the side of the building.  

3.2.4	 There are two heritage assets immediately 
neighbouring the site comprising the Church 
of St Laurence (Grade II* Listed) to the 
north-east of the site, and Home Farmhouse 
(Grade II Listed) to the east of the site.  Parts 
of the Church of St Laurence date back to 
the 10th/11th Century with additions made 
in the 12th and 13th Century, and restored 
and partly rebuilt in 1874, and is constructed 
from limestone with slate and concrete roof 
tiles.  The Home Farmhouse is an early to 
mid-17th Century 2-storey farmhouse which 
was extended in the 18th/19th Century, and is 
constructed from limestone and a tile roof.

3.2.5	 The setting of these heritage assets will 
be respected, and their significance better 
revealed through the layout of the proposed 
development, particularly in relation to the 
Church of St Laurence (see Section 4.6).
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Exemplar site housing St.Laurence Church  
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3.3	 PLANNING POLICY AND GUIDANCE

3.3.1	� In developing the design of the proposal regard 
has been given to national and local policy and 
guidance including:

•	 �“The National Planning Policy Framework” 
(2012)

•	 “Planning Practice Guidance”

•	 �“Manual for Streets 1 and 2” (2007 and 2010)

•	 “Car Parking: What Works Where” (2007)

•	 “Urban Design Compendium” (2007)

•	 “Secured by Design Principles” (2004)

•	 �“Cherwell Local Plan (Part 1)” (2015, re-
adopted 2016)

•	 �“Cherwell Local Plan (Part 2) Issues 
Consultation” (2016)

•	 �“North West Bicester Supplementary 
Planning Document” (2016)

•	 �“Cherwell Design Guide Supplementary 
Planning Document” (2017)

•	 �“Developer Contributions Supplementary 
Planning Document 2nd Consultation Draft” 
(2017)

•	 �Oxfordshire County Council “Residential 
Road Design Guide” (2015)

•	 �Oxfordshire County Council “Parking 
Standards for new residential developments” 
(2011)

•	 �“Oxfordshire Walking Design Standards” 
(2017)

•	 �“Oxfordshire Cycling Design Standards” 
(2017)

3.3.2	 The application submission comprises a 
Planning Statement which looks at the proposed 
development in context with national and local 
policies.

3.3.3	 The following section provides a summary 
of the policy guidance relevant to the design 
of the development and the identification of 
appropriate uses on the site. 

National Planning Policy

3.3.4	 At the heart of the National Planning Policy 
Framework (NPPF) is the presumption in 
favour of sustainable development.  This 
means approving proposals that accord within 
the Development Plan without delay.  The 
NPPF requires planning authorities to ‘boost 
significantly’ the supply of housing (including 
affordable housing) (para. 47) and stresses 
the importance of delivering a wide choice 
of high quality homes (para. 50) which meets 
local needs, delivered through high quality and 
inclusive design.

3.3.5	 The NPPF expects development to facilitate 
social interaction and to create healthy and 
inclusive communities (para 69), and seeks 
to ensure the delivery of community and 
recreational facilities, through an integrated 
approach to development, in terms of the 
location of housing, economic uses and 
community facilities (para 70).

3.3.6	 The Planning Practice Guidance (PPG), provides 
further information on design in the planning 
process. ID 26-006-20140306 of the PPG 
states:

	� “Design impacts on how people interact 
with places. Although design is only part of 
the planning process it can affect a range of 
economic, social and environmental objectives 
beyond the requirement for good design in 
its own right. Planning policies and decisions 
should seek to ensure the physical environment 
supports these objectives.” 

	 The following issues should be considered:

•	 �local character (including landscape setting);

•	 safe, connected and efficient streets;

•	 �a network of greenspaces (including parks) 
and public places;

•	 crime prevention; 

•	 security measures;

•	 access and inclusion;

•	 efficient use of natural resources; and

•	 cohesive & vibrant neighbourhoods.”
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3.3.7	 The PPG identifies that local heritage resources 
should be used to give shape to a development 
and integrate heritage assets into the wider 
area, and to reinforce and sustain local 
distinctiveness (ID 26-008-20140306).

Local Planning Policy

Cherwell Local Plan (Part 1)
 
3.3.8	 The  Part 1 Cherwell Local Plan was adopted 

in 2015 and re-adopted in December 2016 to 
amend the wording of Policy Bicester 13: Gavray 
Drive.

3.3.9	 Policy BSC 4 of the Local Plan refers to the 
following broad mix of homes.  The proposal will 
be policy compliant in respect to housing mix.

1-bed 2-bed 3-bed 4-bed

Market 5% 25% 45% 25%

Affordable 25-30% 30-35% 30-35% 5-10%

All dwellings 15% 30% 40% 15%

3.3.10	 Policy BSC 10 requires the provision of 
open space as part of new development 
commensurate to the need generated by the 
proposals.  Policy BSC 11 sets out the following 
open space standards:

3.3.11	 An area of open space is proposed to the 
eastern part of the site for use by future 
residents for informal recreation.  A play 
area proposed immediately south of the 
residential area.  This green space will 
provide an appropriate setting to the 
adjacent heritage assets. A Sustainable 
Urban Drainage (SuDS) feature will be 
incorporated into this space in the lowest 
part of the site.  In addition to an area 
for allotments to the northern corner of 
the site and a community orchard to the 
north-eastern edge of the site in the form 
of a green corridor adjacent Banbury 
Road. 

 

Type of provision Quantitative Standard
(ha/1,000)

Accessibility 
Standard

Minimum size of 
provision

Threshold for on-site 
provision

General green space 
(parks and gardens/
natural semi-natural/
amenity green space)

2.4 ha (urban dwellers)
2.74 ha (rural/urban 
edge dwellers)

400m (amenity 
open space)
1,200m (other)

200 sqm 10 urban dwellings
6 rural/urban edge 
dwellings

Play space – LAPs and 
LEAPs

0.78 ha 400m LAP – 100 sqm 
activity zone; 400 
sqm including buffer

LEAP – 400 sqm 
activity zone; 3,600 
sqm including buffer

10 dwellings for a LAP

50 dwellings for a 
LEAP and LAP

Outdoor sports 
provision

1.13 ha 800m (football, 
rugby, cricket)
1,200m (Tennis 
courts)
12km (bowling 
greens, golf 
courses)

0.12 ha 65 dwellings

Allotments 0.37 ha 800m 0.2 ha 275 dwellings
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3.3.12	 Policy ESD 3 states that all residential 
development will be expected to 
incorporate sustainable design and 
construction technology to achieve zero 
carbon development.  Policy ESD 7 states 
that all development will be required to 
use sustainable drainage systems (SuDS) 
for the management of surface water run-
off.

3.3.13	 The proposals have been designed to accord 
with the sustainability and energy efficiency 
aspirations of the Council where deliverable, 
including the provision of SuDS.

3.3.14	 Policy ESD 10 seeks a net gain in biodiversity by 
protecting and enhancing existing features such 
as trees as part of proposals.

3.3.15	 The proposed development would retain 
existing trees and hedgerows along the 
boundaries of the site, where possible, with new 
green space, street trees and planting to provide 
an attractive setting to the built form.  

3.3.16	 Policy ESD 15 requires new development to 
complement and enhance the character of its 
context through sensitive siting, layout and 
high-quality design.  New development should:

•	 Deliver safe, attractive, durable, adaptable 
and healthy places and spaces.

•	 Conserve and enhance heritage assets.

•	 Be designed to integrate with existing streets 
and public spaces.

•	 Be compatible with up to date urban design 
principles.

•	 Incorporate energy efficient design and 
sustainable construction techniques.

•	 Integrate and enhance green infrastructure.

3.3.17	 The proposals will be designed to provide a 
considered response to the layout, to achieve a 
context-specific design response, which follows 
best practice urban design and sustainable 
design principles.

3.3.18	 Policy Bicester 1 is the site-specific policy to 
deliver the North West Bicester Eco-Town and 
sets out requirements for its delivery.  These can 
be summarised as follows:

•	 Provision of 40% of the total gross site area 
as green space, to include sports pitches, 
parks and recreation areas, play spaces, 
allotments and SuDS.

•	 High quality exemplary development and 
design standards including zero carbon 
development.

•	 Careful consideration of open space and 
structural planting around the site to achieve 
an overall improvement in the landscape and 
visual impact of the site.

•	 No development in areas of flood risk and 
provision of sustainable drainage.

•	 A layout that respects the heritage assets 
outside the site.

3.3.19	 The proposals will accord with Policy 
	 Bicester 1.

Cherwell Local Plan (Part 2)
 
3.3.20	 The Issues Consultation version of the 

Cherwell Local Plan (Part 2) was published in 
January 2016.  Once adopted the Local Plan 
Part 2 will conform and build upon the general 
development strategy of Cherwell Local Plan 
Part 1. 

	 Plan Part 2 will conform and build upon the 
general development strategy of Cherwell Local 
Plan Part 1. 
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Supplementary Planning Policy and Guidance

North West Bicester SPD 

3.3.21	� The North West Bicester Supplementary 
Planning Document (SPD) was published in 
2016.  The SPD expands upon Policy Bicester 1 
of the Local Plan Part 1.  The SPD sets out the 
key development principles and requirements 
for the site – a summary of which is provided 
below.

•	 To be in accordance with the SPD 
masterplan;

•	 To achieve zero carbon emissions and to 
incorporate sustainable design;

•	 To incorporate SuDS;

•	 To provide additional sustainability, 
economic or wellbeing benefits;

•	 To provide 30% affordable housing;

•	 To provide for a range of house types and 
tenures;

•	 To use energy efficient materials as part of 
the building fabric;

•	 To optimise the site’s potential for solar 
energy gain; 

•	 To meet lifetime homes minimum space 
standards;

•	 To provide gardens and areas for local food 
production;

•	 To carefully consider and sensitively 
respond to the setting of Listed buildings 
and important views of buildings such as the 
Church of St Laurence;

•	 To provide 40% green space;

•	 To provide a net biodiversity gain; and

•	 To adhere to best practive urban design 
principles to achieve a legible street 
hierarchy with active frontages which creates 
new views and vistas to help people find their 
way around.

Cherwell Design Guide Supplementary Planning 
Document 

3.3.22	 A draft Cherwell Design Guide SPD was 
published in 2017.  The purpose of the SPD is to 
support the delivery of high quality homes and 
places across the District.

3.3.23	 New development in Cherwell should:

•	 Establish a positive built edge to the 
development;

•	 Design out crime through the creation of 
perimeter blocks; and

•	 Be easy to navigate by creating a series of 
memorable spaces and views.
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3.4	 PRE-APPLICATION CONSULTATION

3.4.1	� A pre-application meeting with Cherwell District 
Council took place on 9th January 2018.  At this 
pre-application meeting (ref: 17/00363/PREAPP) 
the preliminary proposals were discussed.

3.4.2	� A pre-application response letter was provided 
following the meeting which set out a number of 
comments about the initial proposals presented 
at the meeting.  The key comments and the 
associated design response can be summarised 
as follows.

��Approach to residential development edge
	 Comment:
	 Justification for the proposed residential 

edge boundary and, and proposed boundary 
treatment is required. 

	 Design response:
3.4.3	 The North West Bicester Masterplan indicatively 

shows the site as having an area of proposed 
housing in the western part of the site, with an 
area of green space to its north-eastern and 
south-eastern boundaries.  The SPD Masterplan 
is not clear on the precise location of the 
boundary between green infrastructure and 
residential development.

3.4.4	 Development Requirement 9 of the North West 
Bicester SPD explicitly requires the provision 
of 40% of the total gross site area to comprise 
green space of which at least half will be publicly 
accessible and include a range of open space 
typologies.

3.4.5	 In developing the design proposals for the site, 
the provision of at least 40% of the site as open 
space has been maintained.  In this respect, the 
Parameter Plans provide in the region of 56% of 
the site as open space.  

3.4.6	 Open space provision on the site 
largely comprises amenity open space 
for informal leisure and recreation, 
landscaping and sustainable drainage.  An 
area of equipped play is accommodated 
within the area immediately south of the 
residential area.  An area of allotments 
are proposed to the northern corner of 
the site.  The proposals are therefore 

compliant with Development Requirement 
9 of the SPD.  

3.4.7	 The development layout has also been 
configured to respect the setting of local 
heritage assets at Home Farm and the Church 
of St Laurence, with the vista of the Church 
informing the disposition of the residential 
avenue within the site.  Specialist heritage 
advise (CgMS) has identified: 

	� ‘Whilst development will be brought slightly 
closer to Home Farmhouse (Grade II listed) than 
is shown in the North West Bicester Masterplan, 
the slight encroachment will not have any 
increased impact on the listed building, with 
impact remaining less than substantial in nature, 
and at the lower end of this spectrum’.

3.4.8	 A lower density of development is proposed 
at the edge of the residential area to provide 
a soft transition to the open space. Lower 
density housing in this location would comprise 
detached properties of up to 2 stories in height, 
providing ‘gap’ views between dwellings.  The 
streets will comprise low key private drives 
(without footpaths) which will be defined by a 
mix of low-level hedges to blend in the existing 
hedgerows and strategic tree planting as part 
of a more naturalistic landscape at the edge.  
The approach to boundary treatment is set 
out in Section 7.0 (Design Guidelines) of this 
Statement.  

3.4.9	 The Illustrative Master Plan provides a different 
block arrangement to the indicative SPD 
Masterplan, by extending the development line 
marginally to the southern part of the residential 
area, to maximise the number of dwellings 
with south-facing glazing.  This accords with 
Development Requirement 4 of the SPD which 
seeks to optimise the potential for passive 
solar gain.  This approach also enables a lower 
density of development at the edge of the 
residential area to provide a soft transition to the 
open space.



21

Outline Planning Application

Housing mix and affordable housing
	 Comment:
	 In respect to a suitable mix for market housing, 

Policy BSC4 should be the starting point.

	 In respect to affordable housing, 30% of the 
dwellings proposed are required to be provided 
as affordable housing in accordance with Policy 
Bicester 1 and BSC3 of the Cherwell Local Plan.  
The indicative mix for affordable housing should 
provide for 70% affordable rent and 30% shared 
ownership.

	 Design response:
3.4.10	� The proposals respond to the indicative housing 

mix as follows, on the basis of the illustrative 
master plan accommodating 75 units:

Unit size Market 
units

Affordable 
units

Total 
units

1-bed flat 3 units 2 units 5 

2-bed flat 4 units 0 units 26

2-bed house 9 units 13 units

3-bed house 26 units 7 units 33

4-bed house 10 units 1 unit 11

Total 52 units 23 units 75 units

3.4.11	 The 1-bed affordable units could be provided 
as drive under units that give access to parking 
courtyards.  Due to the percentage requirement 
of bungalows being less than one unit, the 2-bed 
bungalow requirement is included with the 
2-bed house percentage, providing one units.

3.4.12	 The proposals will be policy compliant with 
respect to affordable housing.

	

Sustainability
	 Comment:
	 The proposal will be required to mitigate against 

future climate change scenarios such as 
daylight/overheating considerations including 
orientation of the dwellings.

	 Design response:
3.4.13	 As set out in Section 5.0 of this Statement, 

sustainability is a key design aspiration of the 
illustrative master plan.  The development has 
been designed to accord with the sustainability 
and energy efficiency aspirations of the Council 
where deliverable.  This includes maximising 
the orientation of dwellings within the layout to 
maximise the number of dwellings with south-
facing glazing to benefit from passive solar 
gain.  Further information is provided in the 
Sustainability Statement, enclosed as part of 
the application.

Promoting healthy lifestyles
	 Comment:
	 The development would need to contribute 

towards promoting healthy lifestyles, supporting 
local services and providing no less than 40% of 
the site as Green Infrastructure.

	 Design response:
3.4.14	 The proposals provide for at least 40% green 

space on-site, comprising informal open space, 
play provision, allotments and a community 
orchard promoting the active healthy lifestyles 
of local residents.   The area to be provided as 
open space is set out in the Parameter Plans 
which are submitted for formal approval as part 
of this application. 
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Transport
	 Comment:
	 Sustainable modes of transport/ measures 

to promote sustainable transport options are 
encouraged in line with the principles set out 
within the NW Bicester SPD. 

	 Design response:
3.4.15	 The proposals provide for a network of routes 

and spaces allowing for use by pedestrians, 
cyclists and vehicles, with that order of priority.  
This movement network incorporates both 
formal and informal pedestrian and cycle routes 
which connect into the surrounding North West 
Bicester area.  Further information is provided in 
the Transport Assessment and Draft Travel Plan 
enclosed as part of this application.  

Community use of the Church of St Laurence
	 Comment:
	 The Church of St Laurence (grade II* listed) have 

ambitions to promote the wider community use 
of the Church for new residents at North West 
Bicester, including securing the provision of a 
small area for car parking on this site, open to 
church parishioners (and potentially a dual use 
for parking for allotment holders). 

	 Design response:
3.4.16	 A small area of informal car parking adjacent to 

the allotments has been incorporated into the 
layout of the proposals, for use by both church 
parishioners and the users of the allotments. 

Design and layout
Gateway to the site
	 Comment:
	 The entrance vista and arrangement of 

dwellings at that point will need careful 
consideration in terms of how this forms 
a gateway to the site and the scale and 
relationship with its surroundings. 

 
	 Design response:
3.4.17	 At the entrance to the site, dwellings will front 

an area of open space to provide a soft gateway 
to the site.  Buildings at the gateway to the site 
(and along the residential avenue) will be 2½ to 3 
storeys in height to help define the open space 
and the entrance vista.  This will provide an 
appropriate transition into this part of the North 
West Bicester site, reflecting the storey heights 
of neighbouring residential development.  

Design code/guidance
	 Comment:
	 In relation to design coding/guidance, given 

that this is a relatively small site the design and 
access statement could be expanded to contain 
matters that will apply in the future including 
design principles.

	 Design response:
3.4.18	 This Design and Access Statement incorporates 

a section (Section 7.0) on ‘Design Guidelines’ 
which builds upon the broad principles set 
out in earlier parts of the Design and Access 
Statement that will be addressed by the detailed 
design and planning processes.
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3.5	 SUMMARY

3.5.1	 Sections 2 and 3 of the Design and Access 
Statement describes the physical, economic, 
social and planning policy context for the 
development proposals for the site.  The context 
has provided clear guidance for the design of 
the development as a whole, and the proposed 
use.

3.5.2	 The need to accommodate new housing 
development in the area and the North West 
Bicester eco-town allocation guides the choice 
of uses (residential and open space) on the 
site.  It is apparent from the context of the site 
that it is suitable for development for residential 
and open space purposes.  The wider North 
West Bicester eco-town will provide for a range 
of facilities and services including improved 
public transport services which will connect to 
Bicester.  There are local employment sources 
nearby, and residential development on the site 
will further support these local services and 
facilities.

3.5.3	 Residential development as part of the North 
West Bicester eco-town is located to the south-
west and north-west of the site; residential use 
is therefore considered to be consistent with the 
immediate site context and therefore entirely 
appropriate.

3.5.4	 Policy aspirations at national and local level 
have led to the development of proposals that 
deliver high standards of sustainable design 
which maximise the opportunity for walking and 
cycling and is situated in a location accessible 
by public transport.

3.5.5	 The identification of Listed buildings adjacent 
to the site has required the configuration of the 
residential layout to respond appropriately to 
these heritage assets.  The design addresses 
each. 

3.5.6	 Local character has been assessed and will 
form the basis for the design of Reserved 
Matters proposals, drawing out the use of 
locally appropriate and high-quality materials.  
Whether in terms of materials, set backs, 
general appearance, good examples of 
elements that contribute to the local character 
will be embraced in the proposal.    The Design 
Guidelines at Section 7.0 of this Statement 
provide further detail on how the detailed 
design will be informed by the local character 
and sustainability aspirations for North West 
Bicester.
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4.0	 DESIGN

4.1	 AMOUNT

4.1.1	 The principle adopted is to provide a number 
of houses that accord with the desire and 
expectation for a range of dwelling types, and 
with the character of the area.

4.1.2	 The site has been designed to accommodate up 
to 75 new homes.

4.1.3	 Other than residential streets, the 
other uses are open space including an 
equipped area of play, allotments, an 
area of informal native tree planting and 
informal car parking for the church and 
allotments.
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Fig 4.1 - Land Use Parameter Plan
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4.2	 KEY DESIGN PRINCIPLES

4.2.1	� In designing the final proposal, a number of key 
design principles consistent with the design 
context ensure that the final scheme would 
provide an environment appropriate to the 
application site and the surrounding area.  These 
include: 

These include:

•	 Creation of a high quality sustainable 
development incorporating a mix of house 
sizes, comprising 1- to 4-bed homes, 
including 30% affordable housing to meet 
local needs.

•	 A well-designed development of up to 75 
homes.

•	 New housing well connected to wider North 
West Bicester eco-town facilities.

•	 Provision of informal car parking for the 
church and allotments.

•	 Pedestrian and cycle connectivity with the 
surrounding North West Bicester areas.

•	 Residential layout configured to respect the 
setting of local heritage assets.

•	 New green open space, incorporating 
Sustainable Urban Drainage and enhanced 
ecological value.

•	 A high quality landscaped setting for the 
development. 
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Fig 4.2 - Illustrative Master Plan
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4.3	 LAYOUT

4.3.1	 A sense of place is established through 
the creation of a network of green spaces 
with new walking and cycling routes 
which provide an attractive outlook for 
residential dwellings.  An area of multi-
functional open space has been provided 
to the eastern part of the site.  A children’s 
play area is proposed immediately south 
of the residential area, which is visible 
and a safe environment for children to 
play.  The provision of Public Open Space 
meets the requirements of Cherwell 
District Council’s open space provision 
and Development Requirement 9 of the 
North West Bicester SPD.

4.3.2	 The development layout has also been 
configured to respect the setting of local 
heritage assets at Home Farmhouse and 
the Church of St Laurence, with the vista of 
the church informing the disposition of the 
residential avenue within the site (see also 
Section 3.4 of this Statement).

4.3.3	 At the reserved matters stage, the internal roads 
will be designed to inform, and through the use 
of materials, reduce car speeds to a minimum.  
The layout facilitates pedestrian and cycle 
movement, and accessibility.

4.4	 SCALE

4.4.1	 The principle adopted in relation to scale is to 
ensure that development sits within the local 
setting and landscape and its scale is in keeping 
with the character of development at North 
West Bicester.

4.4.2	 Most of the surrounding buildings in the area 
are residential and two storeys. Residential 
densities are proposed to be comparable to the 
residential area surrounding the site and to allow 
a minimum of 1-, 2-, 3-, and 4-bed dwellings at 
an average density of 35 dwellings per hectare.

4.4.3	 A lower density of development is proposed 
at the edge of the residential area to provide 
a soft transition to the open space. Lower 
density housing in this location would comprise 
detached properties of 2 stories in height, 
providing ‘gap’ views between dwellings.  The 
streets will comprise low key private drives 
(without footpaths) which will be defined by a 
mix of low-level hedges to blend in the existing 
hedgerows and strategic tree planting.  

4.4.4	 There is the potential for 2½ / 3 storey dwellings 
at the end of the residential avenue adjacent the 
area of open space to frame the street and the 
vista towards the church.
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Fig 4.3 - Built Form & Storey Heights Parameter Plan
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4.5	 LANDSCAPE & OPEN SPACE

4.5.1	 The key principles in relation to landscaping 
are that both the hard and soft landscaping be 
designed to help define the boundary between 
the public and private realm and to raise the 
quality of development.  In this way accessibility 
and legibility is to be enhanced and the 
relationship with the surrounding area defined.

4.5.2	 In developing the design proposals for the site, 
the provision of at least 40% of the site as green 
space has been maintained, in accordance with 
Development Requirement 9 of the North West 
Bicester SPD.  The Parameter Plans provides in 
the region of 56% of the site as green space.  

4.5.3	 Open space provision on the site largely 
comprises amenity open space for informal 
leisure and recreation, landscaping and 
sustainable drainage.  

4.5.4	 The calculations for open space provision are 
based on Policy BSC 11 of the Cherwell Local 
Plan (2016) and assume that 75 new dwellings 
will generate an indicative on-site population of 
187, yielding the below requirements. 

Requirement per 
1,000 population

Total requirement 
for the proposals

Proposed Provision

General green spaces 

(parks and gardens/ natural and 
semi-natural/ amenity green 
space)

2.74 ha 0.51 ha 2.53 ha

Play space

(LAPs and LEAPs) 0.78 ha 0.15 ha 0.16 ha

Outdoor sports provision 1.13 ha 0.21 ha Financial contributions towards 
off-site provision, subject to 
viability.

Allotments 0.37 ha 0.07 ha 0.10 ha

TOTAL: 0.73 ha* 

(*excluding outdoor sports 
provision)

2.79 ha

Allotments/Informal Native Tree Planting

4.5.5	 An area of allotments (around 1,000 sqm in size) 
is incorporated into the layout to the northern 
corner of the site.  An area of informal native 
tree planting is proposed to the north-eastern 
edge of the site in the form of a green corridor 
adjacent Banbury Road.  A small area of informal 
car parking is accommodated immediately 
adjacent to the allotments, for use by both 
church parishioners and users of the allotments.  
This provides a tangible benefit to residents 
of North West Bicester and helps promote the 
wider community use of the Church.

4.5.6	 Pedestrian access to the allotments is provided 
by a new footpath through the informal open 
space, promoting sustainable forms of travel 
for local residents.  Vehicular access will be 
provided via the existing Home Farm access off 
Banbury Road.
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	 Sustainable Drainage

4.5.7	 The proposed landscape framework also 
incorporates Sustainable urban Drainage 
systems (SuDS) as shown on the Land Use 
Parameter Plan which shows the indicative 
location of an attenuation area within open 
space on-site.  This area will be mainly dry other 
than in storm events and can be used as open 
space at most times of the year.

4.5.8	 The proposed landscape framework also 
incorporates Sustainable Drainage systems 
(SuDS) as shown on the Land Use Parameter 
Plan which shows the indicative location of an 
attenuation area within open space on-site.  

4.5.9	 As well as providing a drainage function they 
also form a part of the biodiversity strategy.  
The SuDS features will be designed so that they 
maximise opportunities for habitat creation 
and wildlife.  This will include the introduction 
of appropriate grassland e.g. wetland mixes, 
the use of native aquatic and marginal planting 
and some native broadleaved tree and shrub 
planting.  Detailed design of this area will come 
forward at the reserved matters stage.

4.5.10	 The key landscape principles are to:

•	 Establish a high-quality landscape to soften 
the new built development and connect 
spaces. 

•	 Exploiting the topography as a basis for 
SuDS, which will be incorporated within the 
proposed landscape framework to control 
the rate of surface water run-off. 

•	 Encourage the enhancement of biodiversity 
value within the area through the provision 
of suitable species and the creation of 
wildflower meadow grassland.

•	 Design for ease of maintenance; the soft 
landscaping would be managed to ensure 
the long term beneficial impact for wildlife 
and ecological habitats.
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4.6	 APPROACH TO HERITAGE ASSETS

4.6.1	 In designing the proposals, careful consideration 
has been given to the existing heritage assets in 
close proximity to the site.

4.6.2	 The proposed development layout will be 
sensitive to the settings of the local heritage 
assets of the Grade II Listed Home Farmhouse 
and the Grade II* Listed Church of St Laurence.

4.6.3	 The provision of open space to the eastern and 
southern parts of the site will ensure that Home 
Farmhouse and the church are provided with an 
appropriate setting, set back from residential 
development and the main vehicular point 
of access to the site.  This also provides an 
attractive outlook for residential properties.

4.6.4	 The vista of the church has informed the 
disposition of the residential avenue within 
the site, with dwellings along the boulevard 
designed to frame this vista.

4.7	 CRIME PREVENTION

4.7.1	 The promotion of a well-designed development 
should in itself deter crime.  The development 
will reflect best practice crime prevention 
principles.  Streets and spaces would be 
designed to be overlooked by development to 
promote a sense of safety and reduce the fear 
of crime.

4.7.2	 Vehicular access from Charlotte Avenue and 
the adjacent open space would be overlooked 
by residential properties resulting in a high 
level of natural surveillance.  Residential streets 
and green spaces would also have a high level 
of natural surveillance from active residential 
frontages.

4.7.3	 The effective long-term management and 
maintenance of any new development is key to 
deterring anti-social behaviour as identified in 
the principles above.  Roads will be designed 
to be adopted and the management and 
maintenance of infrastructure, open spaces 
and sustainable drainage systems will allow for 
future adoption.  Alternatively, the governance 
of open space may be transferred to a 
management trust(s) which will be responsible 
for owning and managing these spaces in 
perpetuity.  These options will be discussed 
further with the relevant stakeholders as the 
Planning process advances.
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4.8	 BIN STORAGE

4.8.1	 Bin storage will be provided on-plot for dwellings 
in accordance with the requirements of Cherwell 
District Council.  Detached and semi-detached 
homes will store bins in their rear gardens.  
Terraced homes within courtyards may have 
designated areas for small groups of homes to 
store bins; these areas will be screened within 
the courtyards to maintain an attractive and tidy 
environment.  In all cases it will be possible to 
achieve direct access between the bin storage 
area and the kerbside without going through the 
house.

Rear outdoor storage with ginnel access to 

property front

Methods for shielding bin storage




